
Note:  Anyone wishing to speak at any Planning Commission meeting is encouraged to do so.  If you wish to speak, 
please rise and, after you have been recognized by the Chair, give your name and complete address for the record.  
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. 

 

  
  
 
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).   
 

ASHLAND PLANNING COMMISSION 
REGULAR MEETING 

SEPTEMBER 13, 2011 
AGENDA 

 
 
 
I.  CALL TO ORDER 
 
 
II. ANNOUNCEMENTS 
 
 
III. CONSENT AGENDA 

A. Approval of Minutes 
 1.   August 9, 2011 Regular Meeting 
 2. August 23, 2011 Special Meeting 
 3. August 23, 2011 Study Session 
 
 

IV. PUBLIC FORUM 
 
 
V. TYPE III PUBLIC HEARINGS 

A.   PLANNING ACTION: #2011-01001      
APPLICANT:  City of Ashland 
DESCRIPTION: Application for approval of an ordinance amending the City of Ashland 
Comprehensive Plan to adopt the Buildable Lands Inventory (2011) as a supporting 
technical document to be included in the Comprehensive Plan Appendix entitled 
“Technical Reports and Supporting Documents”. 
 

 
VI. DISCUSSION ITEMS 

A. Pedestrian Places Proposed Code Amendments. 
[Continued discussion from 8/23 Study Session] 
 

B. Revisions to the Development Standards for Wireless Communication Facilities. 
[Continued discussion from 8/23 Study Session] 
 

 
VII. UPDATE   

A. Grant Application for Unified Land Use Ordinance. 
 
 
VIII. ADJOURNMENT   
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ASHLAND PLANNING COMMISSION 

REGULAR MEETING 
MINUTES 

August 9, 2011 
 

CALL TO ORDER 
Chair Pam Marsh called the meeting to order at 7:00 p.m. in the Civic Center Council Chambers, 1175 East Main Street.  
 

Commissioners Present:  Staff Present: 
Larry Blake  
Michael Dawkins 
Pam Marsh 
Debbie Miller  
Melanie Mindlin 

 Bill Molnar, Community Development Director 
Derek Severson, Associate Planner 
April Lucas, Administrative Supervisor 
 

   
Absent Members:  Council Liaison: 
None  Russ Silbiger, absent 

 
ANNOUNCEMENTS  
Commissioner Marsh announced tonight is Larry Blake’s last night and thanked him for his service on the Planning Commission.  
 
Community Development Director Bill Molnar noted the Mayor is recommending the appointment of Eric Heesacker and Mick 
Church to the Planning Commission and this will be voted on by the Council at their August 16 meeting. He also announced at the 
last Council meeting the draft Historic Design Standards updates were presented and the Council voted for staff and the Planning 
Commission to move forward with the code amendments to implement those changes.  
 
CONSENT AGENDA 
A. Approval of Minutes. 

1. July 12, 2011 Regular Meeting. 
 
Commissioner Dawkins/Miller m/s to approve the Consent Agenda. Voice Vote: all AYES. [Commissioner Mindlin abstained] 
 
PUBLIC FORUM 
Jim Fong/759 Leonard St/Commented on the cell tower decision that was made last fall and explained he has met with staff on 
how to codify the Council’s decision in the municipal code. Mr. Fong commented on how other communities handle the placement 
of cell towers and recommended the City create a fair and balanced process for applicants and residents alike. He requested this 
issue be looked at by the Commission and adopted with the next “housekeeping” ordinance prior to the one year anniversary of the 
Council’s decision.  
 
Rod Newton/1196 Timberline Terrace/Commented on the cell tower decision and how to incorporate new language into the 
municipal code that would address future telecommunication applications. Mr. Newton explained they have researched the cell 
tower laws of other communities and found that some require a deposit fee from the applicant that is used to hire professionals who 
can provide a third party review of the applicant’s technical materials. He stated this type of provision works well for other cities and 
believes it would be valuable for Ashland to have something like this in place.  
 
Mr. Molnar noted staff has been compiling a list on minor language changes that need to be incorporated into the municipal code, 
and codifying Council’s decision on the cell tower appeal has been added to that list of “housekeeping” measures. He stated as part 
of the Pedestrian Places code amendments, there are some small changes to the Site Design chapter, and stated they could 
include these amendments in the Pedestrian Places package when it comes forward.  Mr. Molnar stated he does not expect 
codifying the Council’s decision to be controversial; however the deposit element is something new and will need to be further 
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discussed. He stated staff will bring this issue back before the Commission at an upcoming meeting and they can decide whether it 
is appropriate to move forward with this incorporated into the Pedestrian Places amendments or separate it out.  
 
Comment was made that there is nothing wrong with codifying the Council’s decision in the code, however there needs to be a 
much larger discussion at the Council level on how the city wants to handle the placement of telecommunication facilities and 
whether to adopt some type of fee for independent review of application materials. Additional comment was made that the 
Commission does not have the authority to adopt new fees, and any sort of deposit as recommended would need to be approved 
by the Council.  
 
TYPE II PUBLIC HEARINGS 
A. PLANNING ACTION: #2011-00738       

SUBJECT PROPERTY:  1405 Tolman Creek Road  
APPLICANT:  Malibar Group, LLC 
DESCRIPTION: A request for Outline and Final Plan approval for an eight-lot Performance Standards Subdivision to 
be developed in three phases for the vacant property located at 1405 Tolman Creek Road.  The application also 
includes requests for a Variance to reduce the number of on-street parking spaces by fifty percent in order to 
preserve a large (60-inch diameter) maple tree; an Exception to Street Standards to not install sidewalks along a 
portion of the new street; and a Physical & Environmental Constraints Review Permit to allow utility installation within 
the Hamilton Creek floodplain along Tolman Creek Road. COMPREHENSIVE PLAN DESIGNATION: Single Family 
Residential; ZONING: R-1-7.5; ASSESSOR’S MAP #: 39 1E 23 BA; TAX LOT: 308 and 501 

Commissioner Marsh noted this action was continued from the July meeting and read aloud the procedures for land use hearings.   
 
Ex Parte Contact 
No ex parte contact was reported by any of the commissioners. Commissioner Mindlin stated she has reviewed the packet 
materials, watched the July meeting video, and conducted a site visit. She stated she feels able and prepared to act on this item. 
Commission Blake stated he did some Google mapping of the site; and Commissioner Marsh conducted a site visit. 
 
Staff Report 
Associate Planner Derek Severson provided a brief overview of this action. He noted the public hearing was held at the July 
meeting but due to a request to leave the record open the Commission was unable to deliberate. Mr. Severson stated the packet 
contains the materials that were submitted while the record remained open and recommended the Commission address the 
following outstanding issues in their deliberation: 

• Trees and tree protection 
• Pedestrian Easement from Apple Way 
• Sidewalk exception to accommodate sidewalks on the north side only 
• Variance to reduce the on-street parking 

 
Questions of Staff 
Mr. Severson clarified several elements of the application, including the recommended conditions put forward by the applicants. He 
explained if it is not possible to relocate the pedestrian path as indicated on the plans, the applicants would create the connection 
along the existing easement that crosses the creek. In regards to the sidewalk exception, he stated staff is supportive of the 
exception but believes a continuous connection from Tolman Creek to Apple Way needs to be provided. Mr. Severson also 
commented on the on-street parking variance. He stated the applicants are very close to meeting the parking requirements and 
staff is recommending they present a revised site plan that accommodates the required number of spaces. He also clarified once 
constructed this would be a public street and staff does not believe the on-street parking will create a conflict when the adjacent lot 
develops.  
 
Deliberations & Decisions 
The Commission discussed the treatment of the trees, the variance to the on-street parking requirement, and the sidewalk 
installation. Support was voiced for a sidewalk on the north side and having a pedestrian easement that connects this development 
to Apple Way. Comment was made that the proposed route for the pedestrian path was preferred, but if negotiations fall through the 
original location will suffice. The Commission deliberated on the parking element and whether to grant the variance to the on-street 
parking requirements. Several comments were made voicing support for the applicants to meet the requirements and not granting 
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the variance. Upon further deliberation, suggestion was made for the applicant to accommodate the parking requirement as each 
phase is completed and general support was voiced for this.  
 
Commissioners Mindlin/Dawkins m/s to approve the Outline and Final Plan for the performance standards subdivision; to 
incorporate the applicant’s revised language for Conditions #3c, #3g and #6e; to eliminate the language regarding removal 
of the loop; to meet the parking requirements as the development is phased (each space to be within 200 ft as required); 
and to grant the exception to the street standards to not require sidewalks on both sides of the street. Roll Call Vote: 
Commissioners Blake, Dawkins, Miller, Mindlin and Marsh, YES. Motion passed 5-0. 
 
OTHER BUSINESS 
A. TSP Joint Meeting Follow-Up Discussion 
Commissioner Marsh asked if any of the commissioners wanted to share any follow up comments from the last joint TSP study 
session.  
 
Commissioner Dawkins commented on the placement of sidewalks and stated sometimes having a sidewalk on just one side of the 
street makes a lot of sense, and cited the sidewalk on Strawberry Lane as an example of where a sidewalk should not have been 
placed. Suggestion was made for the Commission to discuss the sidewalk regulations at the next Commission Retreat. Mr. Molnar 
agreed that this is worth discussing and commented on the basis for these regulations.  
 
ADJOURNMENT 
Meeting adjourned at 9:10 p.m. 
 
Respectfully submitted, 
April Lucas, Administrative Supervisor 
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ASHLAND PLANNING COMMISSION 

SPECIAL MEETING 
MINUTES 

August 23, 2011 
 

CALL TO ORDER 
Chair Pam Marsh called the meeting to order at 7:00 p.m. in the Civic Center Council Chambers, 1175 East Main Street.  
 

Commissioners Present:  Staff Present: 
Michael Dawkins 
Eric Heesacker 
Pam Marsh 
Debbie Miller  

 Maria Harris, Planning Manager 
Brandon Goldman, Senior Planner 
April Lucas, Administrative Supervisor 
 

   
Absent Members:  Council Liaison: 
Mick Church 
Melanie Mindlin 

 Russ Silbiger, absent 

 
Commissioner Marsh introduced Eric Heesacker and welcomed him to the Planning Commission.  
 
UNFINISHED BUSINESS 
A. Approval of Findings for PA-2011-00738, 1405 Tolman Creek Lane.  
The Commission briefly discussed whether it was permissible to adopt the Findings with only three voting members. Commissioner 
Marsh commented that the Commission had five voting members at the time the application was approved, and therefore it is her 
understanding that a quorum of three is needed to adopt the findings.  
 
Ex Parte Contact: No ex parte contact was reported.  
 
Commissioners Miller/Dawkins m/s to approve the Findings for Planning Action #2011-00738. Voice Vote: Commissioners 
Dawkins, Miller and Marsh, YES. Motion passed 3-0.  
 
 
ADJOURNMENT 
Special Meeting adjourned at 7:10 p.m. 
 
Respectfully submitted, 
April Lucas, Administrative Supervisor 
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ASHLAND PLANNING COMMISSION 

STUDY SESSION  
MINUTES 

August 23, 2011 
 

CALL TO ORDER 
Chair Pam Marsh called the meeting to order at 7:10 p.m. in the Civic Center Council Chambers, 1175 East Main Street.  
 

Commissioners Present:  Staff Present: 
Michael Dawkins 
Eric Heesacker 
Pam Marsh 
Debbie Miller  

 Maria Harris, Planning Manager 
Brandon Goldman, Senior Planner 
April Lucas, Administrative Supervisor 
 

   
Absent Members:  Council Liaison: 
Mick Church 
Melanie Mindlin 

 Russ Silbiger, absent 

 
DISCUSSION ITEMS 
A. Pedestrian Places Proposed Code Amendments.  
Planning Manager Maria Harris provided a brief background of the Pedestrian Places project and explained new code language has 
been drafted to address the five key recommendations that came out of the final Pedestrian Places report. She noted the five 
recommendations were to: 1) increase the allowable floor area ratio (FAR), 2) establish a maximum building setback, 3) establish a 
minimum building height, 4) revise the landscaped area requirements, and 5) reduce the parking standards. In addition, some 
“housekeeping” updates are included in the amendment package, including language to codify the Council’s decision regarding 
telecommunication facilities. Ms. Harris reviewed the proposed code amendments for AMC sections 18.72, 18.92, 18.68, 18.108, 
the Ashland Site Design & Use Standards, and the Ashland Street Standards. She also provided a review of the proposed new 
chapter titled 18.56 Overlay Zones. 
 
PUBLIC INPUT  
Colin Swales/143 Eighth Street/Noted Southern Oregon University’s plans to construct dorms on the north side of Siskiyou Blvd. 
and commented on providing adequate crossings and pedestrian areas for students. He recommended public art installation be a 
requirement for new buildings in the detail review zone, and also voiced support for solar photovoltaic parking lot shading. 
Regarding arterial setbacks, Mr. Swales suggested mini-plazas be incorporated to avoid a continuous facade of buildings.  
 
Cate Hartzell/892 Garden Way/Questioned what was driving this process and expressed concern with the proposed change to 
AMC 18.72.090 regarding administrative variances to the Site Design and Use Standards. She stated that while creative ideas are 
good, property owners need to be given some assurance of what might be developed. Ms. Hartzell also recommended examples 
be provided that show what a development might look like under the current code, and what it could look like under the revised 
standards.   
 
Jay Harland/4497 Brownridge Terrace, Medford/Stated he is speaking on behalf of Rogue Federal Credit Union and agreed with 
the concerns raised by the previous speaker in regards to the variance issue. Mr. Harland recommended the Commission 
incorporate a provision for floor area ratios to be dealt with on a project basis, instead of lot by lot. He also spoke to the setback 
issue and stated a 5 foot setback is really tight; and questioned if utility easements might create problems with a setback this 
narrow.  
 
Chris Hearn/515 East Main Street/Stated he is speaking on behalf of IPCO and the Brombacher family. Mr. Hearn stated the initial 
Pedestrian Places plan showed a road through his client’s property, and while he did not see this on the current version of the plan, 
asked if this would come up again. He stated the Brombacher’s property is zoned E-1 and encouraged the Commission to promote 
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this area and not overly regulate it. He also raised issue with delivery vehicles that serve the E-1 businesses and questioned if they 
should be increasing pedestrians in these areas.  
 
Ms. Harris commented on the road issue and clarified there was a circulation plan that showed various street connections, including 
one on the Brombacher’s property. She stated staff has met with Mr. Brombacher and Mr. Hearn and are recommended they delay 
the adoption of these circulation maps until the TSP Plan is complete. Senior Planner Brandon Goldman commented that this 
connection issue is much bigger than the Pedestrian Places project, and noted this issue also came up with the Interchange Area 
Management Plan.   
 
Zach Brombacher/1370 Tolman Creek Dr/Stated he has been here for 40 years and resents that the City wants to provide a 
connection through his property to benefit someone else. He stated it is the City’s fault for not acquiring the right connects to 
Washington Street and this should have been considered before it was annexed. Mr. Brombacher stated he has plans to do more 
things and bring more jobs to Ashland, and every square foot of his property is needed.  
 
COMMISSION DISCUSSION 
Commissioner Marsh recommended they frame their discussion by addressing each issue one at a time.  
 
Floor Area Ratio – It was clarified the proposed language would increase the minimum FAR from .35 to .50, and delete the 
maximum FAR. Several comments were made voicing support for the proposed increase to .50. 
 
Maximum Setbacks – Comment was made voicing support for a slightly deeper setback; perhaps 10 ft instead of 5 ft. Ms. Harris 
commented on the issue raised during public testimony regarding utility easements and stated she does not anticipate this being a 
problem. She added the proposed change would keep buildings from being pushed too far back, unless the extra space is used for 
plaza and outdoor seating areas. Staff was asked to take another look at the utility easement issue and make sure this is not 
problematic.  
 
Green Parking – Ms. Harris clarified this requirement would apply to all parking areas with more than 7 spaces. Several 
commissioners expressed interest in solar panels to create shade and generate power. It was questioned if there is anything in the 
code that would prohibit this, and whether there are ways they can encourage this type of treatment. Comment was made 
questioning if enough tree shade can be generated in 5 years to meet the requirement; and whether 10 years might be more 
appropriate.  
 
Residential Overlay Zone – Ms. Harris clarified staff used Eugene’s code as a basis, and stated if is a common approach in land 
use codes to have one chapter that addresses all of the overlay zones within a community. Commissioner Marsh asked if anyone 
was opposed to a residential overlay, and asked if staff had modeled this to ensure it would work. Comment was made questioning 
why schools were proposed to be excluded in this zone. Ms. Harris clarified this recommendation had come from the consultant; 
however staff is not recommending any change in uses.  
 
Administrative Variance – Ms. Harris clarified this recommendation came from the Siegel Report and allows applicants to receive a 
variance without proving demonstrable difficultly so long as it results in a design that equally or better achieves the purpose of the 
Site Design & Use Standards. Comment was made questioning if they should exclude Type I’s (staff decisions) from this revision. 
Statement was made that this change would broaden the discretion of staff and the Planning Commission, and a public hearing 
should be required. Ms. Harris explained the code is a living document and if the new language does not achieve the desired result 
they can always change it back. Comment was made voicing support for the concept of more creative designs, however the 
downside is reduced predictability.   
 
Wireless Cell Phone Towers – Ms. Harris provided an overview of why this code change is recommended. She explained last fall 
the City Council held an appeal hearing on the Planning Commission’s decision of the AT&T application, and in their ruling made an 
interpretation of AMC 18.72.180.D.2 to mean a stepped hierarchy of the list of preferred designs. She stated based on that 
decision, and because we are in the process of revising this same chapter, it seemed appropriate to include the Council’s 
interpretation at this time.  
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James Fong/759 Leonard/Commented briefly on solar parking shading and recommended they contact a local associate. Mr. 
Fong also spoke to the cell tower decision and codifying the Council’s decision in the land use code. He stated he has met with City 
staff regarding this and warned they are nearing the one year anniversary of the decision date. Mr. Fong stated they initially 
discussed this element coming forward with the next “housekeeping” ordinance, but since that was delayed they are now asking 
this get codified with the other changes they are considering for this chapter. He added AT&T will be able to come back and 
resubmit an application after the year is up and urged the Commission to adopt this language. He also commented on determining 
“feasibility”, and recommended the City require applicants to provide a fee that the City could use to hire consultants to perform an 
independent analysis.  
 
Comment was made questioning if staff and the Council had considered adding this fee. Ms. Harris explained staff is looking into 
this and felt at a minimum we needed to get the Council’s interpretation into the ordinance since we are nearing the year 
anniversary. She stated in the mean time staff will be looking into the suggestion to charge an independent analysis fee. She added 
this is more of a policy decision and the City’s Finance and Legal departments will need to be consulted to flush out how this fee 
would be collected and returned.   
 
Cate Hartzell/892 Garden Way/Voiced her appreciation for getting the Council’s decision into the code as quickly as possible, 
however she would like to see the fee adopted as well. Ms. Hartzell stated the current proposal is bare bones and would like to 
have a larger discussion as a community about how they want to handle these types of applications.  
 
Staff clarified that a fee for independent review would need to be charged up front, and if any money remains after the analysis is 
complete it would be returned to the applicant. Commissioner Marsh voiced her opinion that the Commission should define their 
role as narrowly as the wording in front of them, and stated the Commission does not have the authority to enact new fees. No 
objections were voiced to the code amendments as presented, and it was agreed that the public hearing on the code changes 
would be held on October 11, 2011. Comment was made that the addition of a fee should be researched by staff and brought 
before the City Council for discussion.  
 
B. North Normal Avenue Neighborhood Grant 
Senior Planner Brandon Goldman announced the City of Ashland has received a grant for the Normal Street project. He stated the 
City Council voted to move forward and gave their direction for an Intergovernmental Agreement. Mr. Goldman stated the next 
steps will be drafting the project scope and selecting a consultant, and staff expects this project to start at the beginning of the year.  
 
C. Buildable Lands Inventory Update 
Senior Planner Brandon Goldman provided a brief presentation on the Buildable Lands Inventory Update. He reviewed the purpose, 
land availability, demographics and land supply figures.   
 
Colin Swales/143 Eighth Street/Voiced concern that partially vacant land is not accounted for and hopes this can be updated. Mr. 
Swales stated there is a huge amount of acreage that is available and if they are seriously about infill the City should consider 
rezoning. He stated he would like to see more emphasis placed on infill and not annexing.  
 
ADJOURNMENT 
Meeting adjourned at 10:15 p.m. 
 
Respectfully submitted, 
April Lucas, Administrative Supervisor 













































































 

Memo 

 
DATE:  August 17, 2011  
 
TO:  Ashland Planning Commission   
 
FROM: Maria Harris, Planning Manager  
 
RE:  Pedestrian Places Overlay Zone and Ordinance Revisions 
  Chapter 18.72 Development Standards for Wireless Communication Facilities Revisions 
 
 
Questions: 
1.  Does the Planning Commission have questions or comments on the Pedestrian Places Overlay Zone and 
ordinance revisions? 
 
2.  Does the Planning Commission have questions or comments on the revised Development Standards for 
Wireless Communication Facilities in Chapter 18.72? 
 
Background: 
The final Pedestrian Places report included a review of the Ashland Land Use Ordinance (ALUO), and 
determined the zoning and design standards to be largely supportive of creating pedestrian places in terms of 
transit-supportive densities and pedestrian-oriented design standards (consultant’s report attached).  The 
consultant team did recommend creating an overlay zone for pedestrian places, and fine-tuning the Ashland Land 
Use Ordinance (ALUO) for this overlay zone to further support the development of small walkable nodes that 
provide concentrations of housing and businesses grouped in a way to encourage more walking, cycling and 
transit use.  The report and recommendations were presented to the Planning Commission on March 29, 2011, and 
the Planning Commission indicated agreement with working toward implementation of the recommended 
revisions.  The attached packet includes revisions to a variety of chapters of the ALUO addressing the 
recommended ordinance revisions.   
 
Pedestrian Places Overlay Zone 
The attached map delineates a Pedestrian Places Overlay Zone corresponding to the three study areas, and the 
packet includes a draft Chapter 18.56 Overlay Zones.  The recommendations included developing an overlay as a 
tool to implement standards that supplement the base zoning district and encourage development of small 
walkable nodes.  For example, the draft Pedestrian Places Overlay Zone ordinance allows neighborhood-scale 
commercial uses in residential zones.  The current regulations do not allow small commercial uses in residential 
zones such as in the N. Mountain Ave./E. Main St. study area.  The overlay boundaries are based on areas within 
a five-minute walk which are designated as Detail Site Review Zone in the Walker Ave./Ashland St. and Tolman 
Creek Rd./Ashland St. study areas, and a core area around the intersection for the N. Mountain Ave./E. Main St. 
study area. 
 
Pedestrian Places Code Revisions 
The recommendations included revisions to five key areas:  1) increased allowable floor area ratio (FAR), 2) 
maximum building setbacks, 3) minimum building height, 4) revised landscaped area requirements and 5) 
reduced parking standards.  Additionally, staff identified pedestrian and vehicular circulation through sites, 
particularly parking areas, as an area that needs improvement.   
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In addition to the new Overlay Zones chapter, the packet includes amendments to implement the Pedestrian 
Places Project recommendations to six sections of the ALUO including Chapter 18.72 Site Design Review, the 
Site Design and Use Standards, Ashland Street Standards, Chapter 18.92 Off-Street Parking, Chapter 18.68 
General Regulations, and Chapter 18.108 Procedures.  Additionally, there are some housekeeping items included 
in the attached revisions that are not related to the Pedestrian Places Project.  A summary of the draft revisions 
follows.  
 
Note:   Revisions to the ordinance chapters are designated as follows.  Deleted copy is shown in strikeout, and 
new language and text moved from other chapters is shown in underline text.  Text moved within the same 
chapter is shown in double strikeout and double underline text.   
 
It would be most beneficial to staff to receive feedback from the Planning Commission regarding the substance of 
the proposed revisions, rather than on small edits.  Items like cross references, numbering and wording will be 
revised and reviewed prior to the public hearing.   
 
Chapter 18.72 Site Design Review 

• The addition of mixed-use buildings in residential zoning districts within the Pedestrian Places Overlay as 
a development that requires Site Design Review. 

• Administrative Variance from Site Design and Use Standards section revised according to 
recommendations in 2006 Siegel Land Use Ordinance Review. 

• Development Standards for Wireless Communication Facilities – see discussion below. 
 
Site Design and Use Standards  

• Floor Area Ratio (FAR) minimum increased from .35 to .50, and maximum FAR deleted.  Additionally, 
language added allowing a shadow plan that shows how the site will eventually reach the required 
minimum FAR.  

 
FAR is the gross floor area of all buildings on a lot divided by the total lot area, and is a measure of the 
intensity of the site being developed.  This proposed change requires a higher threshold for minimum 
building size in the interest of efficient land use and providing a greater concentration of uses in the 
overlay to support walking, bicycling and transit use.   
     
It is helpful to look at the FAR in the context of some existing buildings in Ashland.  At the lower end of 
the spectrum, the buildings in Washington Street Professional Plaza (medical and professional offices) on 
Washington St. just south of Ashland Street are for the most part developed at approximately .35 FAR.  In 
the middle range, the  buildings at the dead end of Clear Creek Drive are approximately .65 FAR, and the 
two-story mixed use buildings on the north side of A St. are approximately .80 to .90 FAR.  The buildings 
with the highest floor area ratio are in the downtown, and this reflects a historic development patter of 
covering the entire land area of the parcel with building footprint and not using the lot area for surface 
parking spaces.  For example, the FAR for some of the new buildings downtown are 1.36 FAR for 11 
First St., 1.8 FAR for 180 Lithia Way and 2.3 FAR for 150 Lithia Way.  Except in the downtown where 
off-street parking is provide on shared lots rather than on individual parcels, the FAR of individual 
developments will not exceed a FAR of 1.0 because of the height limitations that are in place in 
Ashland’s zoning districts and the requirements to use some land area to provide off-street parking areas.    

• Reducing the allowed maximum setback from the public sidewalk from 20 feet to five feet, unless the 
area is for plazas or eating areas. 

• Green Surface Parking – The requirements for designing green surface parking originally included in the 
Croman Mill District area moved to the Parking Lot Landscaping and Screening Standards section, so 
that all developments subject to Site Review are required to install green surface parking. 
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Ashland Street Standards 

• Footnote 1 of Table 1 expanded to include existing language regarding the use of landscaped parkrows in 
commercial areas without on-street parking or when the over design concept (e.g. bioswales).   
 

Chapter 18.92 Off-Street Parking 
Note:  Two copies of this chapter provided – one copy showing the edits, and another clean copy with 
the edits incorporated.  Both versions are identical, but the clean copy is provided because it is more 
readable. 

• Parking Management Strategies – the former “Credit for On-Street Automobile Parking” section on 
credits expanded to include a variety of credits for automobile parking, some of which were included in 
the Croman Mill District and some which were recommended by the consultant.  By moving it to Chapter 
18.92, the credits would be available for all types of new development. 

• Housekeeping – sections moved within chapter to make the flow of the chapter more logical.  For 
example, the number of Disabled Person Parking Places is moved up to after the general requirements for 
number of spaces required, and the previous Compact Car Parking section is moved to the Parking Lot 
Design section. 

• Pedestrian Access and Circulation – Existing standards on pedestrian access and circulation from Detail 
Site Review Zone and Croman Mill District reworked and moved to a new section of the Off-Street 
Parking chapter.   

 
Chapter 18.68 General Regulations 

• Arterial Street Setback Requirements – The arterial setback requirement is deleted from the ordinance.  
The Pedestrian Places Project report identified the requirements of 18.68.050 as “are not supportive of the 
desired qualities of this or any other pedestrian place.”   
 

Chapter 18.108 Procedures 
• The addition of mixed-use buildings in residential zoning districts within the Pedestrian Places Overlay is 

added to the list of Type I procedures subject to the Site Design Review Standards of Chapter 18.72. 
• Housekeeping  - The same Type I Procedure section is revised to be consistent with Chapter 18.72 for 

development that requires Site Review.  For example, in the 2007/2008 ALUO revisions, installation of 
mechanical equipment was included as something that needed Site Review approval in Chapter 18.72, but 
it was inadvertently left out of the Chapter 18.108 in the list of items subject to the Site Design and Use 
Standards. 

 
Development Standards for Wireless Communication Facilities 
Proposed revisions to the Development Standards for Wireless Communication Facilities in Chapter 18.72 are 
included based on the November 2, 2010 decision of City Council on the appeal of the application for Site 
Review and Conditional Use Permit approval to install rooftop wireless communication facilities at 1644 Ashland 
Street by Goodman Networks, Inc. for AT& T Wireless, LLC (PA 2009-01244).  The findings are attached for 
reference. 
 
In terms of the existing development standards, the Council found the  Preferred Designs section in 18.72.180.C.2 
to be ambiguous, and interpreted the section to be intended  to be a stepped hierarchy in which an application 
must demonstrate the first collocation standard is not feasible before moving on to the next design option.  The 
Council went on to define feasible, and said that a demonstration of feasibility requires a substantial showing that 
a design option is not feasible, rather than an applicant simply saying it would be difficult to make use of an 
alternative.  Finally, the Council found that a collocation study must demonstrate the applicant made a reasonable 
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effort to locate other potential collocation sites that meet the applicant’s service objections and clearly identify 
why those sites are also not feasible. 
 
Based on the Council’s interpretation of the Development Standards for Wireless Communication, the Section 
18.72.180.D.2 is revised to clarify the requirement of a stepped hierarchy for the list of preferred designs.  Also, a 
definition of feasibility is added to this section, and the requirements of a collocation study are revised to be more 
specific. 
 
The appellants of the AT& T application have requested that code revisions also include a fee increase for 
applications for wireless communication facilities so that a portion of the fee can be used by the City for expert 
review of an  application.   This would allow the City to use the deposit to acquire expert review by professionals 
specializing in telecommunications facilities or law.  The approach was developed since most cities lack the 
technical expertise on wireless communication facility technology.  Staff is in the process of researching this item. 
 
Next Steps: 
The public hearings for the draft overlay zone and ordinance revisions are tentatively scheduled for the October 
11, 2011 Planning Commission meeting, and November 1, 2011 City Council meeting. 
 
Attachments: 
Draft Pedestrian Place Overlay Zone Map 
Chapter 18.56 Overlay Zones 
Chapter 18.72 Site Design Review 
Site Design and Use Standards 
Street Standards 
Chapter 18.92 Parking, Access and Circulation - 2 versions one showing edits, one clean copy) 
Chapter 18.68 General Regulations 
Chapter 18.108 Procedures 
OTAK March 21, 2011 memo, Zoning and Land Use Ordinance Review and Recommendations  
City Council Findings, 1644 Ashland St., PA 2009-01244, November 2, 2010 
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CHAPTER 18.56 

Overlay Zones 

SECTIONS: 

18.56.010 Purpose. 
18.56.020 Applicability of Other Sections of the Land Use Ordinance. 
18.56.030 A-1 Airport Overlay. 
18.56.040 Pedestrian Place Overlay. 
18.56.050 Residential Overlay. 
 
 
SECTION 18.56.010  Purpose. 
Overlay zones are intended to provide special regulations and standards that supplement the 
base zoning district and standards.  
 
SECTION 18.56.020  Applicability of Other Sections of the Land Use Ordinance. 
Development located within an overlay zone are required to meet all other applicable sections of 
the Land Use Ordinance, except as otherwise provided in this Chapter. 
 
SECTION 18.56.030  A-1 Airport Overlay Zone. 
A. Purpose. This overlay zone is intended to be applied to properties which lie within close 
proximity to the Ashland Airport where aircraft are likely to be flying at relatively low elevations. 
Further, the zone is intended to prevent the establishment of airspace obstructions in such 
areas through height restrictions and other land use controls. Application of the zone does not 
alter the requirements of the parent zone except as specifically provided herein. The overlay 
zone is shown on the Zoning Map. 
 
B. A-1 Overlay Zone.   

1. Permitted uses shall not include residential uses unless approved under the procedure 
outlined for conditional uses. 

2. Maximum height of structures, trees or other airspace obstructions shall be twenty (20) 
feet. 

3. All planning actions will require, as a condition or approval, that the applicant sign an 
agreement with the City agreeing that airport noise is likely to increase in the future and 
that they waive all rights to complain about airport noise. 

 
C. General Provisions.  

1. The City may top any tree which is in excess of those maximum heights listed in Section 
18.60.020, or locate appropriate lights or markers on those trees as a warning to the 
operators of aircraft. 

2. No use shall be made of land or water within any of this zone in such a manner as to 
create electrical interference with navigational signals or radio communication between 
airport and aircraft, make it difficult for pilots to distinguish between airport lights and 
others, result in glare in the eyes of pilots using the airport, impair visibility in the vicinity 
of the airport, or otherwise create a hazard which may in any way endanger the landing, 
takeoff, or maneuvering of aircraft using the airport.  

 
 

Comment [h1]: Ch. 18.60 deleted and moved to 
this chapter.  Wording is unchanged. 



SECTION 18.56.040 PP Pedestrian Place Overlay Zone. 
A. Purpose of Pedestrian Place Overlay Zone. The Pedestrian Place Overlay Zone is 

intended to direct and encourage development of small walkable nodes that provide 
concentrations of gathering places, housing, businesses and pedestrian amenities situated 
and designed in a way to encourage more walking, bicycling and transit use. 

 
B. Applicability.   

1. Location. The Pedestrian Place Overlay Zone applies to all property where PP is 
indicated on the Ashland Zoning Map.   

2. Planning Actions. The Pedestrian Place Overlay Zone requirements apply to proposed 
development located in the Pedestrian Place Overlay Zone that requires a planning 
application approval, and involves development of new structures or additions other than 
single-family homes or accessory uses on individual lots. 

3. Other Sections of the Land Use Ordinance. The provisions of the Pedestrian Place 
Overlay Zone supplement those of the applicable base zoning district and applicable 
Chapter 18 requirements. Where the provisions of this Chapter conflict with comparable 
standards described in any other ordinance or regulation, the provisions of the 
Pedestrian Place Overlay shall apply. 

 
C. Conformance with Pedestrian Place Plan. Circulation including streets and 

pedestrian/bicycle access ways, and future street improvements must be consistent with the 
Pedestrian Place Plans adopted by Ordinance No. ###. Concept plans (i.e. site plan and 
development summary) and building illustrations are for the purpose of providing an 
example of development that conforms to the standards, and do not constitute independent 
approval criteria. 
 

D. Special Permitted Uses in Residential Zoning Districts within Pedestrian Place 
Overlay. In addition to the permitted uses in the base residential zoning district, the 
following uses and their accessory uses are permitted outright subject to the requirements of 
this section and the requirement of Chapter 18.72, Site Design and Use Standards.   
1. Special Permitted Uses. 

a. Professional, financial, business and medical offices, and personal service 
establishments. 

b. Stores, shops and offices supplying commodities or performing services. 
c. Restaurants. 

2. Limitations. 
a. The maximum gross floor area occupied by a special permitted use shall be 2,500 

square feet.  
b. Special permitted uses shall be allowed in a building or in a group of buildings 

including a mixture of businesses and housing. At least 50% of the total gross floor 
area of a building or of multiple buildings shall be designated for housing. 

c. The development shall meet the minimum housing density requirements of the base 
zoning district. 

 
E. Development Standards. In addition to the requirements of the base zoning district, the 

following standards shall apply. 
1. Building Setbacks. 

a. The maximum yard abutting a street is five feet, except to allow for areas occupied 
by outdoor restaurant seating area or a plaza. 

b. The arterial street setback requirements in Section 18.68.050 do not apply in the 
Pedestrian Place Overlay Zone. 

Comment [h2]: adopt this when Circulation 
Plans are adopted with TSP 

Comment [h3]: another option is to repeal the 
arterial setback from Ch. 18.68 



c. The solar access setback in Chapter 18.70 Solar Access applies only to those lots 
abutting a residential zone to the north. 

2. Mixed-Use Buildings in Residential Zones. Mixed-use buildings in a residential base 
zoning district require Site Review approval in accordance with Chapter 18.72, and are 
subject to the standards in Chapter 18.72, the Basic Site Review Standards for 
Commercial Development (section II-C-1), Parking Lot Landscaping and Screening 
Standards (section D) and Street Tree Standards (section E). 

3. Floor Area Ratio.  Developments shall have a minimum Floor Area Ratio (FAR) of .50.  
Plazas and pedestrian areas shall count as floor area for the purposes of meeting the 
minimum FAR. 

4. Compact Development. The site layout shall be compact, and enable future 
intensification of development and changes to land use over time.  The development 
shall:  1) achieve the required minimum Floor Area Ratio (FAR), or provide a shadow 
plan that demonstrates how development may be intensified over time to meet the 
required minimum FAR; and 2) utilize opportunities for shared parking. 

5. Plazas and Landscaping Ratio. Outdoor seating areas, plazas and other useable 
paved surfaces may be applied toward meeting the landscaping area requirements in 
Section18.72.110, but shall not constitute more than 50% of the required area. 

 
SECTION 18.40.050  R Residential Overlay. 
The Residential Overlay Zone applies to all property where R is indicated on the Ashland 
Zoning Map. The Residential Overlay Zone requirements are as follows. 
A. At least 65% of the total gross floor area of the ground floor, or at least 50% of the total lot 

area if there are multiple buildings shall be designated for permitted or special permitted 
uses, excluding residential. 

B. Residential densities shall not exceed 30 dwelling units per acre in the C-1 District, 60 
dwelling units per acre in the C-1-D District, and 15 dwelling units per acre in the E-1 
District. For the purpose of density calculations, units of less than 500 square feet of gross 
habitable floor area shall count as 0.75 of a unit. 

C. Residential uses shall be subject to the same setback, landscaping, and design standards 
as for permitted uses in the underlying C-1, C-1-D or E-1 District. 

D. Off-street parking shall not be required for residential uses in the C-1-D District. 
E. If the number of residential units exceeds 10, then at least 10% of the residential units shall 

be affordable for moderate income persons in accord with the standards established by 
resolution of the Ashland City Council through procedures contained in the resolution.  The 
number of units required to be affordable shall be rounded down to the nearest whole unit. 

 
Comment [h4]: Deleted from Ch. 18.32 C-1 and 
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CHAPTER 18.72 

SITE DESIGN REVIEW   

SECTIONS: 

18.72.010 Purpose and Intent. 
18.72.020 Definitions. 
18.72.030 Applicability. 
18.72.040 Approval Process. 
18.72.050 Detail Site Review Zone. 
18.72.055 Downtown Design Standards Zone. 
18.72.060 Plans Required. 
18.72.070 Criteria for Approval. 
18.72.080 Site Design Standards. 
18.72.090 Administrative Variance from Site Design and Use Standards. 
18.72.100 Power to Amend Plans.   
18.72.105 Expiration of Site Design Review Approval. 
18.72.110 Landscaping Standards. 
18.72.115 Recycling Requirements. 
18.72.120 Controlled Access. 
18.72.140 Light and Glare Performance Standards. 
18.72.150 Review by Conservation Coordinator. 
18.72.160 Landscaping Maintenance. 
18.72.170 Development Standards for Disc Antennas. 
18.72.180 Development Standards for Wireless Communication Facilities. 
 
 
SECTION 18.72.010  Purpose and Intent. 
The purpose and intent of this Chapter is to regulate the manner in which land in the City is 
used and developed, to reduce adverse effects on surrounding property owners and the general 
public, to create a business environment that is safe and comfortable, to further energy 
conservation efforts within the City, to enhance the environment for walking, cycling, and mass 
transit use, and ensure that high quality development is maintained throughout the City. 
 
 
SECTION 18.72.020  Definitions. 
The following terms are hereby defined as they apply to this chapter: 
 
A. Accessory Equipment - All appurtenances defined in wireless communication facilities, 

with the exception of the support structure and antennas. 
 
B. Antenna - The device used to capture an incoming or to transmit an outgoing radio-

frequency signal from wireless communication systems. Antennas include the following 
types: 
1. Omni-direction (whip) antenna - receives and transmits signals in a 360 degree pattern 
2. Directional or Parabolic (panel or disk) Antenna - receives and transmits signals in a 

directional pattern.  They are typically rectangular in shape. 
3. Microwave antennas - receives and transmits to link two telecommunication facilities 

together by line of sight.  They are typically circular or parabolic in shape and can be a 



grid or solid material. 
 
C. Collocation - The use of a single wireless communication facility by more than one wireless 

communications provider. 
 
D. Floor-Area Ratio (FAR) - The gross floor area of all buildings on a lot divided by the lot 

area. 
 
E. Infill - The development of more intensive land uses upon vacant or under-utilized sites. 
 
F. Pre-existing structures - Structures in existence prior to an application for a wireless 

communication facility installation.    
 
G. Primary Orientation - Direction of the front of the building with the main entrance to the 

public. 
 
H. Wireless Communication Facilities  - The site, structures, equipment and appurtenances 

used to transmit, receive, distribute, provide or offer wireless telecommunications services.  
This includes, but is not limited to antennas, poles, towers, cables, wires, conduits, ducts, 
pedestals, vaults, buildings, electronics and switching equipment. 

 
I.  Wireless Communications Systems - The sending and receiving of radio frequency 

transmissions and the connection or relaying of these signals to land lines and other 
sending and receiving stations, and including, but not limited to cellular radiotelephone, 
personal communications services (PCS), enhanced/specialized mobile radio, and 
commercial paging services, and any other technology which provides similar services. 

 
J. Wireless Communications Support Structure - A structure used to support wireless 

communications antennas and connecting appurtenances. The purpose of such structures 
is to elevate an antenna above the surrounding terrain or structures and may be attached to 
an existing building or other permanent structures or as a free-standing structure which may 
include, but are not limited to monopole support structures and lattice support structures, 
and may have supporting guyed wires and ground anchors.  
1. Monopole - A support structure which consists of a single pole sunk into the ground or 

attached to a foundation. 
2. Lattice Tower - A support structure which consists of a network of cross braces that 

forms a tower.  These types of structures are primarily used for taller towers and require 
a larger base than that of a monopole. 

3. Alternative Structure - Man-made structures that, by design, camouflage or conceal the 
presence of wireless communication facilities, such as clock towers, bell towers, church 
steeples, water towers, light poles and similar alternative-design mounting structures.  
(Ord 2802, S1 1997) 

 
 
SECTION 18.72.030  Applicability. 
Site design standards shall apply to all zones of the city as outlined below. 
 
A. Applicability. The following development is subject to Site Design Review: 

1. Commercial, Industrial, Non-Residential and Mixed uses: 
a. All new structures, additions or expansions in C-1, E-1, HC, CM and M-1 zones. 
b. All new non-residential structures or additions (e.g. public buildings, schools, 



churches, etc.). 
b.c. Mixed-use buildings containing commercial and residential uses in residential zoning 

districts within the Pedestrian Place Overlay Zone. 
c.d. Expansion of impervious surface area in excess of 10% of the area of the site or 

1,000 square feet, whichever is less. 
d.e. Expansion of parking lots, relocation of parking spaces on a site, or other 

changes which affect alters or affects circulation on adjacent property or a public 
right-of-way. 

e.f. Any change of occupancy from a less intensive to a more intensive occupancy, as 
defined in the City building code, or any change in use which requires a greater 
number of parking spaces. 

f.g. Any change in use of a lot from one general use category to another general use 
category, e.g., from residential to commercial, as defined b the zoning regulations of 
this Code. 

h. Any exterior change to a structure which requires a building permit, or includes the 
installation of Public Art, which and is listed on the National Register of Historic 
Places or to a contributing property within an Historic District on the National 
Register of Historic Places that requires a building permit, or includes the installation 
of Public Art. 

h.i. Mechanical equipment not otherwise exempt from site design review per Section 
18.72.030(B). 

j. Installation of wireless communication facilities in accordance with Section 
18.72.180.B. 

2. Residential uses: 
a. Two or more residential units on a single lot. 
b. Construction of attached single-family housing (e.g. town homes, condominiums, row 

houses, etc.) in all zoning districts. 
c. Residential development when off-street parking or landscaping, in conjunction with 

an approved Performance Standards Subdivision required by ordinance and not 
located within the boundaries of the individual unit parcel (e.g. shared parking). 

d. Any exterior change to a structure which requires a building permit or includes the 
installation of Public Art, and is individually listed on the National Register of Historic 
Places that requires a building permit, or includes the installation of Public Art. 

e. Mechanical equipment not otherwise exempt from site design review per Section 
18.72.030(B). 

e.f. Installation of wireless communication facilities in accordance with Section 
18.72.180.B. 

 
B. Exemptions. The following development is exempt from Site Design Review application and 

procedure requirements provided that the development complies with applicable standards 
as set forth by this Chapter. 

 1. Detached single family dwellings and associated accessory structures and uses. 
 2. Land divisions regulated by the following chapters:  Partitioning (18.76), Subdivisions 

 (18.80), Manufactured Housing (18.84) and Performance Standards (18.88). 
 3. The following mechanical equipment: 

a. Private, non-commercial radio and television antennas not exceeding a height of 
seventy (70) feet above grade or thirty (30) feet above an existing structure, 
whichever height is greater and provided no part of such antenna shall be within the 
yards required by this Title. A building permit shall be required for any antenna mast, 
or tower over fifty (50) feet above grade or thirty (30) feet above an existing structure 
when the same is constructed on the roof of the structure. 
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b. Not more than three (3) parabolic disc antennas, each under one (1) meter in 
diameter, on any one lot or dwelling unit.  

c. Roof-mounted solar collection devices in all zoning districts, with the exception of 
Employment and Commercial zoned properties located within designated historic 
districts.  The devices shall comply with solar setback standards described in 18.70 
and height requirements of the respective zoning district. 

d. Installation of mechanical equipment not exempted by (a, b, c) above or (e) below, 
and which is not visible from a public right-of-way or adjacent residentially zoned 
property and consistent with other provisions of this Title, including solar access, 
noise, and setback requirements of Section 18.68.140(c). 

e. Routine maintenance and replacement of existing mechanical equipment in all 
zones. (Ord 2951, amended, 07/01/2008) 

 
 
SECTION 18.72.040  Approval Process. 
Development subject to site design review shall be reviewed in accordance with the procedures 
set forth in Chapter 18.108. (Ord 2951, amended, 07/01/2008) 
 
 
SECTION 18.72.050 Detail Site Review Zone. 
A. The Detail Site Review Zone is that area defined in the Site Design Standards adopted 

pursuant to Section 18.72.080. 
 
B. Any development in the Detail Site Review Zone as defined in the Site Review Standards 

adopted pursuant to this chapterChapter, which exceeds 10,000 square feet or is longer 
than 100 feet in length or width, shall be reviewed according to the Type 2 procedure. 

 
C. Outside the Downtown Design Standards Zone, new buildings or expansions of existing 

buildings in the Detail Site Review Zone shall conform to the following standards: 
1.  Buildings sharing a common wall or having walls touching at or above grade shall be 

considered as one building. 
2. Buildings shall not exceed a building footprint area of 45,000 square feet as measured 

outside the exterior walls and including all interior courtyards. For the purpose of this 
section an interior courtyard means a space bounded on three or more sides by walls 
but not a roof. 

3. Buildings shall not exceed a gross floor area of 45,000 square feet, including all interior 
floor space, roof top parking, and outdoor retail and storage areas, with the following 
exception: 
Automobile parking areas located within the building footprint and in the basement shall 
not count toward the total gross floor area.  

4. Buildings shall not exceed a combined contiguous building length of 300 feet. 
 Inside the Downtown Design Standards Zone, new buildings or expansions of existing 
 buildings shall not exceed a building footprint area of 45,000 sq. ft. or a gross floor area 
 of 45,000 sq. ft., including roof top parking, with the following exception: 
   Automobile parking areas located within the building footprint and in the basement shall 
    not count toward the total gross floor area. (Ord 2951, amended, 07/01/2008; Ord 2900, amended, 09/16/2003) 
 
 
SECTION 18.72.055  Downtown Design Standards Zone. 
A.  The Downtown Design Standards Zone is that area defined in the Site Design and Use 



Standards Section VI, adopted pursuant to Section 18.72.080. 
 
B.  Development in the Downtown Design Standards Zone shall be subject to the Downtown 

Design Standards. (Ord 2825 S2, 1998) 
 
 
SECTION 18.72.060  Plans Required. 
The following submittals shall be required in order to determine the project's compliance with 
this Chapterchapter: 
 
A site plan containing the following: 
 
A.   Project name. 
B. Vicinity map. 
C. Scale (the scale shall be at least one (1) inch equals fifty (50) feet or larger.) The Staff 

Advisor may authorize different scales and plan sheet sizes for projects, provided the plans 
provide sufficient information to clearly identify and evaluate the application request. 

D. North arrow. 
E. Date. 
F. Street names and locations of all existing and proposed streets within or on the boundary of 

the proposed development. 
G. Lot layout with dimensions for all lot lines. 
H. Zoning designations of the proposed development. 
I. Zoning designations adjacent to the proposed development. 
J. Location and use of all proposed and existing buildings, fences and structures within the 

proposed development. Indicate which buildings are to remain and which are to be 
removed. 

K. Location and size of all public utilities in and adjacent to the proposed development with the 
locations shown of: 

 1. Water lines and meter sizes. 
 2. Sewers, manholes and cleanouts. 
 3. Storm drainage and catch basins. 
 4. Opportunity-to-recycle site and solid waste receptacle, including proposed screening. 
L. The proposed location of: 
 1. Connection to the City water system. 
 2. Connection to the City sewer system. 
 3. Connection to the City electric utility system. 
 4. The proposed method of drainage of the site. 
M. Location of drainage ways or public utility easements in and adjacent to the proposed 

development. 
N. Location, size and use of all contemplated and existing public areas within the proposed 

development. 
O. All fire hydrants proposed to be located near the site and all fire hydrants proposed to be 

located within the site. 
P. A topographic map of the site at a contour interval of at least five (5) feet. 
Q. Location of all parking areas and all parking spaces, ingress and egress on the site, and on-

site circulation. 
R. Use designations for all areas not covered by building. 
S. Locations of all existing natural features including, but not limited to, any existing trees of a 

caliber greater than six inches diameter at breast height, except in forested areas, and any 



natural drainage ways or creeks existing on the site, and any outcroppings of rocks, 
boulders, etc.  Indicate any contemplated modifications to a natural feature. 

T. A landscape plan showing the location, type and variety, size and any other pertinent 
features of the proposed landscaping and plantings. At time of installation, such plans shall 
include a layout of irrigation facilities and ensure the plantings will continue to grow. 

U. The elevations and locations of all proposed signs for the development. 
V. For non-residential developments proposed on properties located in a Historic District, an 

exterior wall section, window section and drawings of architectural details (e.g. column 
width, cornice and base detail, relief and projection, etc.) drawn to a scale of three-fourths  
(3/4) of an inch  equals one (1) foot or larger. 

W. Exterior elevations of all buildings to be proposed on the site. Such plans shall indicate the 
material, color, texture, shape and other design features of the building, including all 
mechanical devices. Elevations shall be submitted drawn to scale of one inch equals ten 
feet or greater. 

X.  A written summary showing the following: 
 1. For commercial and industrial developments: 

a. The square footage contained in the area proposed to be developed. 
b. The percentage of the lot covered by structures. 
c. The percentage of the lot covered by other impervious surfaces. 
d. The total number of parking spaces. 
e. The total square footage of all landscaped areas. 

2. For residential developments: 
a. The total square footage in the development. 
b. The number of dwelling units in the development (include the units by the 

number of bedrooms in each unit, e.g., ten one-bedroom, 25 two-bedroom, etc). 
c. Percentage of lot coverage by: 

i. Structures. 
ii. Streets and roads. 
iii. Recreation areas. 
iv. Landscaping. 
v. Parking areas. 

3. For all developments, the following shall also be required: The method and type of 
energy proposed to be used for heating, cooling and lighting of the building, and the 
approximate annual amount of energy used per each source and the methods used to 
make the approximation. (Ord 2951, amended, 07/01/2008) 

 
 
SECTION 18.72.070  Criteria for Approval. 
The following criteria shall be used to approve or deny an application: 
 
A. All applicable City ordinances have been met or will be met by the proposed development. 
 
B. All requirements of the Site Review Chapter have been met or will be met. 
 
C. The development complies with the Site Design Standards adopted by the City Council for 

implementation of this Chapterchapter. 
D. That adequate capacity of City facilities for water, sewer, paved access to and through the 

development, electricity, urban storm drainage, and adequate transportation can and will be 
provided to and through the subject property. All improvements in the street right-of-way 
shall comply with the Street Standards in Chapter 18.88, Performance Standards Options.   
(Ord. 2655, 1991; Ord 2836 S6, 1999) 



 
 
SECTION 18.72.080  Site Design Standards. 
A. The Council may adopt standards by ordinance for site design and use. These standards 

may contain: 
1. Additional approval criteria for developments affected by this Chapterchapter. 
2. Information and recommendations regarding project and unit design and layout, 

landscaping, energy use and conservation, and other considerations regarding the site 
design. 

3. Interpretations of the intent and purpose of this Chapter chapter applied to specific 
examples. 

4. Other information or educational materials the Council deems advisable. 
 

B. Before the Council may adopt or amend the guidelines, a public hearing must be held by the 
Planning Commission and a recommendation and summary of the hearing forwarded to the 
Council for its consideration.   

 
C. The Site Design and Use Standards adopted by Ordinance No’s. 2690, 2800, 2825, 2900 

and 3031, shall be applied as follows: 
1.  The Multi-family Residential Development Standards in Section II.B shall be applied to 

the construction of attached single-family housing (e.g. town homes, condominiums, row 
houses, etc.). 

2.  The Commercial, Employment, and Industrial Development standards in Section II.C. 
shall be applied to non-residential development (e.g. public buildings, schools, etc.) 

 (Ord 2951, amended, 07/01/2008) 
 
 
 

SECTION 18.72.090  Administrative Variance from Site Design and Use Standards. 
An administrative variance to the requirements of this chapter may be granted with respect to 
the requirements of the Site Design Standards adopted under section Section 18.72.080 if, on 
the basis of the application, investigation and evidence submitted, all of the following 
circumstances are found to exist: 
 
A. There is a demonstrable difficulty in meeting the specific requirements of the Site Design 

Standards due to a unique or unusual aspect of the proposed use of a site; B. Aapproval of 
the variance will not substantially negatively impact adjacent properties; and C.
 Aapproval of the variance is consistent with the stated purpose of the Site Design and 
Use Chapter; and D. Tthe variance requested is the minimum variance which would 
alleviate the difficulty; or 

 
B. Approval of the variance will not substantially negatively impact adjacent properties; 
 
C. Approval of the variance is consistent with the stated purpose of the Site Design and Use 

Chapter; and  
 
D. The variance requested is the minimum variance which would alleviate the difficulty. 
 
B. There is no demonstrable difficulty in meeting the specific requirements, but granting the 

administrative variance will result in a design that equally or better achieves the stated 
purpose(s) of the Site Design and Use Standards. 



 
 
SECTION 18.72.100  Power to Amend Plans.   
When approving an application the Planning Commission or the Staff Advisor may include any 
or all of the following conditions if they find it necessary to meet the intent and purpose and the 
criteria for approval:  
 
A. Require the value of the landscaping to be above two percent, but not greater than five 

percent of the total project costs as determined from the building permit valuation. 
 
B. Require such modifications in the landscaping plan as will ensure proper screening and 

aesthetic appearance. 
 
C. Require plantings and ground cover to be predominant, not accessory, to other inorganic or 

dead organic ground cover. 
 
D. Require the retention of existing trees, rocks, water ponds or courses and other natural 

features. 
 
E. Require the retention and restoration of existing historically significant structures on the 

project site. 
 
F. Require the City Engineer's approval of a grading plan or drainage plan for a collection and 

transmission of drainage. 
 
G. Require the modification or revision of the design or remodeling of structures, signs, 

accessory buildings, etc., to be consistent with the Site Design Standards. 
 
H. Require the modification of the placement of any new structures, new accessory uses, 

parking and landscaping on the project site to buffer adjacent uses from the possible 
detrimental effects of the propose development. 

 
I. Restrict heights of new buildings or additions over 35 feet and increase setbacks up to 20 

feet. 
 
J. Require on-site fire hydrants with protective barricades. 
 
K. Require the type and placement or shielding of lights for outdoor circulation and parking. 
 
L. Require new developments to provide limited controlled access onto a major street by 

means of traffic signals, traffic controls and turning islands, landscaping, or any other means 
necessary to insure the viability, safety and integrity of the major street as a through 
corridor. 

 
M. Require pedestrian access, separate pedestrian paths, sidewalks and protection from 

weather in new developments. 
 
N. Require developments to provide access to improved City streets and, where possible, 

provide access to the lower order street rather than a major collector or arterial street.  
(Ord 2425 S2, 1987) 

 



 
SECTION 18.72.105  Expiration of Site Design Review Approval. 
Site design review approval granted under this Chapter chapter shall expire if no building permit 
or public improvement plan for the project has been approved by the City within twelve (12) 
months of site design review approval. (Ord 2951, added, 07/01/2008) 
 
 
 
SECTION 18.72.110 Landscaping Standards. 
A.  Area Required. The following areas shall be required to be landscaped in the following 
 zones: 
 

R-1  - 45% of total developed lot area 
R-2  - 35% of total developed lot area 
R-3  - 25% of total developed lot area 
C-1  - 15% of total developed lot area 
C-1-D - None, except parking areas and service stations shall meet the landscaping 

and 
screening standards in Section II.D. of the Site Design and Use Standards. 

E-1 - 15% of total developed lot area 
M-1 - 10% of total developed lot area 
CM-NC - 15% of total developed lot area 
CM-OE - 15% of total developed lot area 
CM-CI - 10% of total developed lot area 
CM-MU - 15% of total developed lot area 

     (Ord 2825 S3, 1998; Ord 3036, amended, 08/17/2010) 
 
B. Location. Landscaping shall be located so that it is visible from public right-of-way or 

provide buffering from adjacent uses.  Landscaping shall be distributed in those areas where 
it provides for visual and acoustical buffering, open space uses, shading and wind buffering, 
and aesthetic qualities. 

 
C. Irrigation.  All landscaping plans shall either be irrigated or shall be certified that they can 

be maintained and survive without artificial irrigation. If the plantings fail to survive, the 
property owner shall replace them. 

 
D. Parking Lots. Seven percent of all the parking lot area shall be landscaped. Such 

landscaping shall consist of the proper mixture of deciduous trees and shrubs so that all of 
the landscaped areas shall be covered within five years by a spreading evergreen ground 
cover or by shrubs and shaded by the trees. 

 
E. One street tree per 30 feet of frontage shall be required on all projects. 
 
 
SECTION 18.72.115   Recycling Requirements. 
All commercial and multi-family developments, requiring a site review as indicated in Section 
18.72.040, shall provide an opportunity-to-recycle site for use of the project occupants.  
  
A.  Commercial. Commercial developments having a solid waste receptacle shall provide a 



site of equal or greater size adjacent to or with access comparable to the solid waste 
receptacle to accommodate materials collected by the local solid waste franchisee under its 
on-route collection program for purposes of recycling. Both the opportunity-to-recycle site 
and the common solid waste receptacle shall be screened by fencing or landscaping such 
as to limit the view from adjacent properties or public rights-of-way. 

 
B. Multi-Family Residential. All newly constructed multi-family units, either as part of an 

existing development or as a new development, shall provide an opportunity-to-recycle site 
in accord with the following standards:  
1. Multi-family developments NOT sharing a common solid waste receptacle shall provide 

an individual curbside recycling container for each dwelling unit in the development. 
2. Multi-family developments sharing a common solid waste receptacle shall provide a site 

of equal or greater size adjacent to or with access comparable to the common solid 
waste receptacle to accommodate materials collected by the local solid waste franchisee 
under its residential on-route collection program for purposes of recycling.  Both the 
opportunity-to-recycle site and the common solid waste receptacle shall be screened by 
fencing or landscaping such as to limit the view from adjacent properties or public rights-
of-way. 

 
 
SECTION 18.72.120  Controlled access. 
A. Any partitioning or subdivision of property located in an R-2, R-3, C-1, E-1, CM or M-1 zone 

shall meet the controlled access standards set forth below. If applicable, cross access 
easements shall be required so that access to all properties created by the land division can 
be made from one or more points. 

 
B. Street and driveway access points in an R-2, R-3, C-1, E-1 or M-1 zone shall be limited to 

the following: 
1. Distance between driveways.   

On arterial streets - 100 feet;  
on collector streets - 75 feet;  
on residential streets - 50 feet. 

2. Distance from intersections.   
On arterial streets - 100 feet;  
on collector streets - 50 feet;  
on residential streets - 35 feet. 
 

C.   Street and driveway access points in the CM zone are subject to the requirements of the 
Croman Mill District Standards. (Ord 3036, added, 08/17/2010) 

 
D. Access Requirements for Multi-family Developments. 

1. All multi-family developments which will have automobile trip generation in excess of 250 
vehicle trips per day shall provide at least two driveway access points to the 
development. Trip generation shall be determined by the methods established by the 
Institute of Transportation Engineers. 

2. Creating an obstructed street, as defined in 18.88.020.G, is prohibited.    
(Ord 2951, amended, 07/01/2008) 

 
 
SECTION 18.72.140  Light and Glare Performance Standards. 



There shall be no direct illumination of any residential zone from a lighting standard in any other 
residential lot, C-1, E-1 or M-1, SO, CM or HC lot. (Ord 3034, amended, 08/17/10) 
 
 
SECTION 18.72.150  Review by Conservation Coordinator. 
A. Upon receiving an application for a Site Review, the Staff Advisor shall refer the application 

to the Conservation Coordinator for comment. 
B. Prior to final approval of a site plan, the Conservation Coordinator shall file an oral or written 

report to be entered into the record of the proceedings consisting of: 
1. An assessment of the energy use estimates by the applicant. 
2. An assessment of the applicant's energy use strategies. 
3. Recommendations to the applicant of cost-effective methods to further reduce energy 

consumption, if any exist. (Ord 2689, 1992) 
 
 
SECTION 18.72.160  Landscaping Maintenance. 
A. All landscaped areas must be maintained in a weed-free condition. 
 
B. All landscaped areas required by this Chapter chapter must be maintained according to the 

approved landscaping plans. (Ord. 2228, 1982) 
 
 
SECTION 18.72.170  Development Standards for Disc Antennas. 
A. Building Permit Required. All disc antennas shall be subject to review and approval of the 

building official where required by the Building Code. 
 
B. Development Standards. All disc antennas shall be located, designed, constructed, treated 

and maintained in accordance with the following standards: 
1. Antennas shall be installed and maintained in compliance with the requirements of the 

Building Code. 
2. Disc antennas exceeding one (1) meter in diameter shall not be permitted on the roof, 

except where there is no other location on the lot which provides access to receiving or 
transmitting signals. In no case shall any part of any antenna be located more than ten 
feet above the apex of the roof surface. Antennas mounted on the roof shall be located 
in the least visible location as viewed from adjacent right-of-ways, and residential 
structures in residential zones. 

3. No more than one disc antenna shall be permitted on each tract of land. 
4. Ground mounted disc antennas shall be erected or maintained to the rear of the main 

building, except in those instances when the subject property is cul-de-sac or corner lot 
where the side yard is larger than the rear yard, in which case the antenna may be 
located in the side yard. Antennas shall not be located in any required setback area. No 
portion of an antenna array shall extend beyond the property lines or into any front yard 
area.  Guy wires shall not be anchored within any front yard area but may be attached to 
the building. 

5. Antennas may be ground-mounted, free standing, or supported by guy wires, buildings, 
or other structures in compliance with the manufacturer's structural specifications.  
Ground-mounted antennas shall be any antenna with its base mounted directly in the 
ground, even if such antenna is supported or attached to the wall of a building. 

6. The antenna, including guy wires, supporting structures and accessory equipment, shall 
be located and designed so as to minimize the visual impact on surrounding properties 



and from public streets.  Antennas shall be screened through the addition of architectural 
features and/or landscaping that harmonize with the elements and characteristics of the 
property. The materials used in constructing the antenna shall not be unnecessarily 
bright, shiny, garish, or reflective. Whenever possible, disc antennas shall be 
constructed out of mesh material and painted a color that will blend with the background. 

7. Antennas shall meet all manufacturer's specifications. The mast or tower shall be non-
combustible. Corrosive hardware, such as brackets, turnbuckles, clips and similar type 
equipment if used, shall be protected by plating or otherwise to guard against corrosion. 

 8. Every antenna must be adequately grounded, for protection against a direct strike of 
lightning, with an adequate ground wire. Ground wires shall be of the type approved by 
the latest edition of the Electrical Code for grounding masts and lightning arrestors and 
shall be installed in a mechanical manner, with as few bends as possible, maintaining a 
clearance of at least two inches from combustible materials. Lightning arrestors shall be 
used that are approved as safe by the Underwriters' Laboratories, Inc., and both sides of 
the line must be adequately protected with proper arrestors to remove static charges 
accumulated on the line.  When lead-in conductors of polyethylene ribbon-type are used, 
lightning arrestors must be installed in each conductor.  When coaxial cable or shielded 
twin lead is used for lead-in, suitable protection may be provided without lightning 
arrestors by grounding the exterior metal sheath. 

 9. Antennas may contain no sign or graphic design as defined in the Ashland Sign Code, 
even if the sign is permitted on the property. (Ord 2951, amended, 07/01/2008) 

 
 
SECTION 18.72.180  Development Standards for Wireless Communication Facilities. 
A. Purpose and Intent. - The purpose of this section is to establish standards that regulate the 

placement, appearance and impact of wireless communication facilities, while providing 
residents with the ability to access and adequately utilize the services that these facilities 
support. 

 
 Because of the physical characteristics of wireless communication facilities, the impact 

imposed by these facilities affect not only the neighboring residents, but the community as a 
whole.   

 
 The standards are intended to ensure that the visual and aesthetic impacts of wireless 

communication facilities are mitigated to the greatest extent possible, especially in or near 
residential areas. 

 
DB. Applicability.  

 
1. All installation of wireless communication systems shall be subject to the requirements of 

this section in addition to all applicable Site Design and Use Standards, and are subject 
to the following approval process: 

 

Zoning Designations 
 

Attached to 
Existing  

Structures 

Alternative 
Structures 

 

Freestanding 
Support 

Structures 



Residential Zones(1) CUP1 & SR2 Prohibited Prohibited 

C-1 CUP & SR CUP & SR Prohibited 

C-1-D (Downtown)(2) CUP & SR Prohibited Prohibited 

C-1 - Freeway overlay Site 
ReviewSR 

Site 
ReviewSR CUP & SR 

E-1 Site 
ReviewSR 

Site 
ReviewSR CUP & SR 

M-1 Site 
ReviewSR 

Site 
ReviewSR CUP &SR 

SOU Site 
ReviewSR CUP &SR CUP &SR 

NM (North Mountain) Prohibited Prohibited Prohibited 

Historic District(2) CUP & SR Prohibited Prohibited 

A-1 (Airport Overlay) CUP &SR CUP & SR CUP & SR 

HC (Health Care) CUP &SR Prohibited Prohibited 

CM-NC CUP &SR CUP &SR CUP &SR 

CM-OE Site 
ReviewSR 

Site 
ReviewSR CUP & SR 

CM-CI Site 
ReviewSR 

Site 
ReviewSR CUP & SR 

CM-MU CUP &SR CUP &SR CUP &SR 

CM-OS Prohibited Prohibited Prohibited 
 
 

                                                      
1 CUP = Conditional Use Permit 
2 SR = Site Review 



2. Exemptions. Replacement of previously approved wireless communication facility 
components are permitted outright with an approved building permit, and are allowed 
without a Site Review or Conditional Use Permit as specified in the preceding 
subsection, provided that these actions:. 
a. Do not create an increase in the height of the facility more than ten feet; and 
b. Conforms with the conditions of the previously approved planning action; and 
b. Do not cause the facility to go out of conformance with the standards of Section 

18.72.180.E.1. 
 
BC. Submittals. - In addition to the submittals required in section Section 18.72.060, the 

following items shall be provided as part of the application for a wireless communication 
facility. 
1. A photo of each of the major components of a similar installation, including a photo 

montage of the overall facility as proposed. 
2. Exterior elevations of the proposed wireless communication facility (min 1"=10'). 
3. A set of manufacturers specifications of the support structure, antennas, and accessory 

buildings with a listing of materials being proposed including colors of the exterior 
materials. 

4. A site plan indicating all structures, land uses and zoning designation within 150 feet of 
the site boundaries, or 300 feet if the height of the structure is greater than 80 feet. 

5. A map showing existing wireless communication facility sites operated by the applicant 
within a 5 mile radius of the proposed site. 

6. A collocation feasibility study that adequately indicates collocation efforts were made 
and states the reasons collocation can or cannot occuraddressing the requirements of 
Section 18.72.180.D.2.a. 

7. A copy of the lease agreement for the proposed site showing that the agreement does 
not preclude collocation.  

8. Documentation detailing the general capacity of the tower in terms of the number and 
type of antennas it is designed to accommodate. 

9. Any other documentation the applicant feels is relevant to comply with the applicable 
design standards. 

10. Documentation that the applicant has held a local community meeting to inform 
members of the surrounding area of the proposed wireless communication facility.  
Documentation to include: 
a. a copy of the mailing list to properties within 300' of the proposed facility. 
b. a copy of the notice of community meeting, mailed one week prior to the meeting. 
c. a copy of the newspaper ad placed in a local paper one week prior to the meeting. 
d. a summary of issues raised during the meeting. 
 

CD. Design Standards. - All wireless communication facilities shall be located, designed, 
constructed, treated and maintained in accordance with the following standards: 
1. General Provisions  

a. All facilities shall be installed and maintained in compliance with the requirements of 
the Building Code.  At the time of building permit application, written statements from 
the Federal Aviation Administration (FAA), the Aeronautics Section of the Oregon 
Department of Transportation, and the Federal Communication Commission that the 
proposed wireless communication facility complies with regulations administered by 
that agency, or that the facility is exempt from regulation. 

b. All associated transmittal equipment must be housed in a building, above or below 
ground level, which must be designed and landscaped to achieve minimal visual 
impact with the surrounding environment. 



c. Wireless communication facilities shall be exempted from height limitations imposed 
in each zoning district.  

d. WCF Wireless communication facilities shall be installed at the minimum height and 
mass necessary for its intended use.  A submittal verifying the proposed height and 
mass shall be prepared by a licensed engineer. 

e. In residential zoning districts, wireless communication facilities are only allowed on 
existing structures greater than 45 feet in height. For the purposes of this section, 
existing structures shall include the replacement of existing pole, mast or tower 
structures (such as stadium light towers) for the combined purposes of their previous 
use and wireless communication facilities. 

f. In the Downtown Commercial zoning district (C-1-D), wireless communication 
facilities permitted on existing structures with a height greater than 50 feet.   

g. With the exception of the C-1-D zoning district as described above, wireless 
communication facilities are prohibited in the Historic Districts, as defined in the 
Comprehensive Plan. 

h. e. Lattice towers are prohibited as freestanding wireless communication support 
structures. 

ei. Signage for wireless communication facilities shall consist of a maximum of two non-
illuminated signs, with a maximum of two square feet each stating the name of the 
facility operator and a contact phone number. 

fk. Applicant is required to remove all equipment and structures from the site and return 
the site to its original condition, or condition as approved by the Staff Advisor, if the 
facility is abandoned for a period greater than six months. Removal and restoration 
must occur within 90 days of the end of the six month period. 

2. Preferred Designs. The following preferred designs are a stepped hierarchy, and the 
standards shall be applied in succession from subsection a to e, with the previous 
standard exhausted before moving to the following design alternative. For the purposes 
of this section, feasible is defined as capable of being done, executed or effected, and a 
demonstration of feasibility requires a substantial showing that a preferred design can or 
cannot be accomplished.  
a. Where possible, the use of existing WCF sites for new installations shall be 

encouraged.  Collocation of new facilities on existing facilities shall be the preferred 
option.Collocation. Where technically feasible, collocate new facilities on existing 
structures with wireless communication facilities in place or on existing towers to 
minimize the total number of towers throughout the city.   

 
The collocation feasibility study shall: 1) document that alternative  sites within a 
radius of ### feet have been considered and are technologically unfeasible or 
unavailable; 2) demonstrate that a reasonable effort was made to locate collocation 
sites that meet the applicant’s service coverage area needs; and  3) the reasons 
collocation can or cannot occur.   
 
The study must demonstrate that collocation is not feasible by showing that one or 
more of the following conditions exists before proceeding with the next available 
design option in Section 18.72.180.D.2.b. 
i.  a significant service gap in coverage area 
ii. sufficient height cannot be achieved by modifying existing structures or towers 
iii. structural support limitations 
iv. lack of available space 
v. collocation would result in electronic, electromagnetic, obstruction or other radio 

frequency interference. 

Comment [h5]: This language was a footnote to 
the original table in 18.72.180.B that appears to have 
been unintentionally deleted in the 2007. 



b. Attached to Existing Structure. If (a) above is not feasible, WCF wireless 
communication facilities shall be attached to pre-existing structures, when feasible. 

c. Alternative Structure. If (a) or (b) above are not feasible, alternative structures shall 
be used with design features that conceal, camouflage or mitigate the visual impacts 
created by the proposed WCFwireless communication facilities. 

d. Freestanding Support Structure. If (a), (b), or (c) listed above are not feasible, a 
monopole design shall be used with the attached antennas positioned in a vertical 
manner to lessens the visual impact compared to the antennas in a platform design. 
Platform designs shall be used only if it is shown that the use of an alternate 
attached antenna design is not feasible.   

e. Lattice towers are prohibited as freestanding wireless communication support 
structures. 

3. Landscaping. The following standards apply to all WCF wireless communication facilities 
with any primary or accessory equipment located on the ground and visible from a 
residential use or the public right-of-way.  
a. Vegetation and materials shall be selected and sited to produce a drought resistant 

landscaped area. 
b. The perimeter of the WCF wirelesss communication facilities shall be enclosed with 

a security fence or wall. Such barriers shall be landscaped in a manner that provides 
a natural sight obscuring screen around the barrier to a minimum height of six feet. 

c. The outer perimeter of the WCF wireless communication facilities shall have a 10 
foot landscaped buffer zone. 

d. The landscaped area shall be irrigated and maintained to provide for proper growth 
and health of the vegetation.   

e. One tree shall be required per 20 feet of the landscape buffer zone to provide a 
continuous canopy around the perimeter of the WCFwireless communication 
facilities. Each tree shall have a caliper of 2 inches, measured at breast height, at the 
time of planting. 

4. Visual Impacts 
a. Antennas, if attached to a pre-existing or alternative structure shall be integrated into 

the existing building architecturally and, to the greatest extent possible, shall not 
exceed the height of the pre-existing or alternative structure.  

b. Wireless communication facilities shall be located in the area of minimal visual 
impact within the site which will allow the facility to function consistent with its 
purpose.  

c. Antennas, if attached to a pre-existing or alternative structure shall have a non-
reflective finish and color that blends with the color and design of the structure to 
which it is attached. 

d. WCF, in any zone, must be set back from any residential zone a distance equal to 
twice its overall height.  The setback requirement may be reduced if, as determined 
by the Hearing Authority, it can be demonstrated through findings of fact that 
increased mitigation of visual impact can be achieved within of the setback area.  
Underground accessory equipment is not subject to the setback requirement. 

e. Exterior lighting for a WCF wireless communication facility is permitted only when 
required by a federal or state authority. 

f. All wireless communication support structures must have a non-reflective finish and 
color that will mitigate visual impact, unless otherwise required by other government 
agencies. 

g. Should it be deemed necessary by the Hearing Authority for the mitigation of visual 
impact of the WCFwireless communication facility, additional design measures may 
be required. These may include, but are not limited to: additional camouflage 



materials and designs, facades, specific colors and materials, masking, shielding 
techniques.  

5. Collocation standards 
a. Each addition of an antenna to an existing WCF requires a building permit, unless 

the additional antenna increases the height of the facility more than ten feet. 
b. Addition of antennas to an existing WCF that increases the overall height of the 

facility more than ten feet is subject to a site review. (Ord 2802, S3 1997) 
 

 D. All installation of wireless communication systems shall be subject to the requirements of 
this section in addition to all applicable Site Design and Use Standards and are subject to 
the following approval process: 

 

Zoning Designations 
 

Attached to 
Existing  

Structures 

Alternative 
Structures 

 

Freestanding 
Support 

Structures 

Residential Zones(1) CUP Prohibited Prohibited 

C-1 CUP CUP Prohibited 

C-1-D (Downtown)(2) CUP Prohibited Prohibited 

C-1 - Freeway overlay Site Review Site Review CUP 

E-1 Site Review Site Review CUP 

M-1 Site Review Site Review CUP 

SOU Site Review CUP CUP 

NM (North Mountain) Prohibited Prohibited Prohibited 

Historic District(2) CUP Prohibited Prohibited 

A-1 (Airport Overlay) CUP CUP CUP 

HC (Health Care) CUP Prohibited Prohibited 

CM-NC CUP CUP CUP 

CM-OE Site Review Site Review CUP 

CM-CI Site Review Site Review CUP 

CM-MU CUP CUP CUP 

CM-OS Prohibited Prohibited Prohibited 
(Ord 2951, amended, 07/01/2008; Ord 3036, amended, 08/17/10) 
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Table 1:  City of Ashland Street Design Standards 
 

 
 

 
 

 
 

 
WITHIN CURB-TO-CURB AREA    

 
TYPE OF STREET 

 
ADT 

 
R.O.W. 
WIDTH 

 
CURB-TO-

CURB 
PAVEMENT 

WIDTH 

 
MOTOR 

VEHICLE 
TRAVEL 
LANES 

MEDIAN 
AND/OR 
CENTER 

TURN LANE 

BIKE 
LANES 

 
 

on  
both 
sides 

PARK-
ING 

CURB 
 
 
 

on  
both 
sides 

PARK-
ROW 

 
 

on  
both 
sides 

SIDE-
WALKS 

 
 

on  
both 
sides 

 
2-Lane Boulevard 

 
8,000 

to 

 
61'-87' 

 
34' 

 
11' none 2 at 6' 

each 
in 8' 
bays 

6" 5'-8' 1 6'-10' 2 

 
3-Lane Boulevard 

 
30,000 

 
73'-99' 

 
46' 

 
11' 12' 2 at 6' 

each 
in 8' 
bays 

6" 5'-8' 1 6'-10' 2 

 
5-Lane Boulevard 

 
ADT 

 
95'-121' 

 
68' 

 
11' 12' 2 at 6' 

each 
in 8' 
bays 

6" 5'-8' 1 6'-10' 2 

 
2-Lane Avenue 

 
3,000 

to 

 
59'-86' 

 
32'-33' 

 
10'-10.5' none 2 at 6' 

each 
in 8' 
bays 

6" 5'-8' 1 6'-10' 2 

 
 
3-Lane Avenue 

 
10,000 
ADT 

 
 

70.5'-
97.5' 

 
 

43.5'-44.5' 

 
 

10'-10.5' 
 

11.5' 
 

2 at 6' 
each 

 
in 8' 
bays 

 
6" 

 
5'-8' 1 

 
6'-10' 2 

Neighborhood Collector, 
Residential 

 
1,500 

to 
 
 

 
 

 
 

 
NA 

 
NA 3 

 
 

 
 

 
 

 
 

 
No Parking 

 
5,000 

 
49'-51' 

 
22' 11'   none 6" 8' 5'-6' 

 
Parking One Side  

ADT 
 

50'-56' 
 

25'-27' 
 

9'-10' 
 
 

 
 one 7' 

lane 
 

6" 
 

7'-8' 
 

5'-6' 

 
Parking Both Sides  

 
 

57'-63' 
 

32'-34' 
 

9'-10' 
 
 

 
 two 7' 

lanes 
 

6" 
 

7'-8' 
 

5'-6' 

 
Neighborhood Collector, 

Commercial 
 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
Parallel Parking One Side  

 
 

55'-65' 
 

28' 
 

10' 
 
 

 
 one 8' 

lane 
 

6" 
 

5'-8' 1 
 

6'-10' 2 

 
Parallel Parking Both 
Sides 

 
 

 
63'-73' 

 
36' 

 
10' 

 
 

 
 two 8' 

lanes 
 

6" 
 

5'-8' 1 
 

6'-10' 2 

 
Diagonal Parking One Side  

 
 

65'-74' 
 

37' 
 

10' 
 
 

 
 one 17' 

lane 
 

6" 
 

5'-8' 1 
 

6'-10' 2 

 
Diagonal Parking Both 
Sides 

 
 

 
81'-91' 

 
54' 

 
10' 

 
 

 
 two 17' 

lanes 
 

6" 
 

5'-8' 1 
 

6'-10' 2 

 
Neighborhood Street, 

Residential 

 
less 
than 

 
 

 
 

 
 

 
NA 

 
NA 3 

 
 

 
 

 
 

 
 

 
Parking One Side  

1,500 
 

47'-51' 
 

22' 
 

15' Queuing 
 
 

 
 one 7'  

lane 
 

6" 
 

7'-8' 
 

5'-6' 

 
Parking Both Sides  

ADT 
 

50'-57' 
 

25'-28' 11'-14' 
Queuing 

 
 

 
 two 7' 

lanes 
 

6" 
 

7'-8' 
 

5'-6' 
 
Alley  

NA 
 

16' 

 
12' paved 

width, 2' strips 
on both sides 

 
NA 

 
NA 

 
NA 

 
none 

 
none 

 
none 

 
none 

 
Multi-Use Path  

NA 
 

10'-18' 

 
6'-10' paved 
width, 2'-4' 

strips on both 
sides 

NA 
 
 
 

 
NA 

 
NA 

 
none 

 
none 

 
none 

 
none 

 
1 7’ – 8’ landscape parkrow shall be installed in residential areas, a 5’ hardscape parkrow with tree wells shall be installed in commercial areas. Landscape 
parkrows may be appropriate in some commercial areas without on-street parking, or where the overall design concept for the street corridor includes a 
landscape parkrow.  The minimum width of a landscape parkrow in commercial areas shall be 7’.    
 
2 6' sidewalk shall be installed in residential areas, 8'-10' sidewalk shall be installed in commercial areas. A 10’ sidewalk shall be required on Boulevards (arterial) 
streets in the Downtown Design Standards Zone.  
 
3 Bike lanes are generally not needed on low volume (less than 3,000 ADT) and/or low travel speed (Less than 25mph) streets 

Comment [h1]: language added to table 
footnotes for consistency with existing language 
regarding parkrow requirements detailed in 
following pages for a Boulevard, Avenue and 
Commercial Neighborhood Collector. 
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4 All dimensions and ranges in the City of Ashland Street Design Standards represent minimum standards or ranges for the improvements shown. The approval 
authority may require a dimension within a specific range based upon intensity of land use, existing and projected traffic and pedestrian volumes or when 
supported through other applicable standards. The approval authority may approve dimensions and ranges greater than those shown when volunteered by the 
applicant. 

Street Design Standards 
A description of street design standards for each street classification follows.  For an abbreviated 
presentation of the street right-of-way standards, see Table 1.  All elements listed are required 
unless specifically noted.  All dimensions and ranges in the City of Ashland Street Design 
Standards represent minimum standard or ranges for the improvements shown.  The approval 
authority may require a dimension within a specified range based upon intensity of land use, 
existing and projected traffic and pedestrian volumes or when supported through other applicable 
approval standards.  The approval authority may approve dimensions and ranges greater than 
those shown when volunteered by the applicant. 
 
Approval Standards:  New and reconstructed streets shall conform to the following design   
        standards. 
 
Boulevard 
Boulevards are major thoroughfares filled with both human and vehicular activity.  Design 
should provide an environment where walking, bicycling, using transit and driving are equally 
convenient and should facilitate the boulevard’s use as a public space.  Design should start with 
the assumption that the busy nature of a boulevard is a positive factor and incorporate it to 
enhance the street scape and setting.  A 2-lane, 3-lane, or 5-lane configuration can be used 
depending on the number of trips generated by surrounding existing and future land uses.   
 
 
 Street Function:   Provide access to major urban activity centers and provide   
    connections to regional traffic ways such as Interstate 5.  Traffic  
    without a destination in Ashland should be encouraged to use  
    regional traffic ways and discouraged from using boulevards. 
 
 Connectivity: Connects neighborhoods to urban activity centers and to regional  
    traffic ways such as Interstate 5. 
 
 Average Daily 8,000 - 30,000 motor vehicle trips per day 
 Traffic:   
 
 Managed Speed:  25 mph - 35 mph 
 
 Right-of-Way •  61' - 87' for 2-Lane 
 Width:  •  73' - 99' for 3-Lane     
    •  95’ - 121' for 5-Lane 
 
 Curb-to-Curb •  34' for 2-Lane 
 Width:  •  46' for 3-Lane 
    •  68' for 5-Lane 
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 Motor Vehicle •  Two 11' travel lanes for 2-Lane 
 Travel Lanes: •  Two 11' travel lanes, one 12' median/center turn lane for 3-Lane 
    •  Four 11' travel lanes, one 12' median/center turn lane for 5-Lane 
         
 Bike Lanes:  Two 6' bike lanes, one on each side of the street moving in the  
    same direction as motor vehicle traffic  
 
  Parking:  In 8' - 9' bays 
 
 Curb and Gutter: Yes   6" vertical/barrier curb 
 
 Parkrow:  •  7' - 8' landscape parkrow shall be installed in residential areas.  
       Street trees shall be planted in the parkrow in accordance with  
       the Street Tree Standards in the Site Design and Use Standards. 
 
    •  5' hardscape parkrow shall be used in commercial areas with on- 
       street parking and where the street corridor has or will have a  
       hardscape parkrow in place.  Landscape parkrows may be  
       appropriate in some commercial areas without on-street parking,  
       or where the overall design concept for the street corridor  
       includes a landscape parkrow.  The minimum width of a   
         landscape parkrow in commercial areas shall be 7’.  Street trees  
       shall be planted in the parkrow in accordance with the Street  
       Tree Standards in the Site Design and Use Standards.  
 
 Sidewalks:  •  6' on both sides in residential areas. 
    •  8' – 10’ on both sides in commercial areas.  A 10' sidewalk shall  
          be required on Boulevards in the Downtown Design Standards  
        Zone. 
 
 
  
 
 
 
 
 
 
 
 
 
 
 

Comment [h2]: existing language added to Table 
1  
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Avenue 
Avenues provide concentrated pedestrian, bicycle, transit and motor vehicle access from 
neighborhoods to neighborhood activity centers and boulevards.  Avenues are similar to 
boulevards, but are designed on a smaller scale.  Design should provide an environment where 
walking, bicycling, using transit and driving are equally convenient and should facilitate the 
avenue’s use as a public space.  A 2-lane, or 3-lane configuration can be used depending on the 
number of trips generated by surrounding existing and future land uses.   
 
 Street Function: Provide access from neighborhoods to neighborhood activity  
    centers and boulevards. 
 
 Connectivity: Connects neighborhoods to neighborhood activity centers and  
    boulevards. 
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 Average Daily 3,000 - 10,000 motor vehicle trips per day 
 Traffic: 
  
 Managed Speed: 20 mph - 25 mph 
 
 Right-of-Way •  59' - 86' for 2-Lane 
 Width:  •  70.5' - 97.5' for 3-Lane 
 
 Curb-to-Curb •  32' - 33' for 2-Lane 
 Width:  •  43.5' - 44.5' for 3-Lane 
 
 Motor Vehicle •  Two 10' - 10.5'  travel lanes for 2-Lane 
 Travel Lanes: •  Two 10' - 10.5' travel lanes, one 11.5' median/center turn lane for 
       3-Lane 
     
 Bike Lanes:  Two 6' bike lanes, one on each side of the street moving in the  
    same direction as motor vehicle traffic 
 
 Parking:  In 8' - 9' bays 
 
 Curb and Gutter: Yes, 6" vertical/barrier curb 
 
 Parkrow:  •  7' – 8' landscape parkrow shall be installed in residential areas.   
       Street trees shall be planted in the parkrow in accordance with  
       the Street Tree Standards in the Site Design and Use Standards. 
 
    •  5' hardscape parkrows shall be used in commercial areas with  
       on-street parking and where the street corridor has or will have a  
       hardscape parkrow in place.  Landscape parkrows may be  
       appropriate in some commercial areas without on-street parking,  
       or where the overall design concept for the street corridor  
       includes a landscape parkrow.  The minimum width of a   
       landscaped parkrow in commercial areas shall be 7’.  Street trees  
       shall be planted in the parkrow in accordance with the Street  
       Tree Standards in the Site Design and Use Standards.  
  
 Sidewalks:  •  6' on both sides in residential areas. 
    •  8' – 10' on both sides in commercial areas. 
 
 
 
 
 
  
 

Comment [h3]: existing language added to Table 
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CHAPTER 18.92 

OFF-STREET PARKING, ACCESS and CIRCULATION 

SECTIONS: 

18.92.010 GenerallyPurpose. 
18.92.020 Applicability. 
18.92.020030 Automobile Parking Spaces Required. 
18.92.030040 Disabled Person Parking Places. 
18.92.025050 Credit for On-street Automobile ParkingParking Management Strategies. 
18.92.030 Disabled Person Parking Places. 
18.92.040 Bicycle Parking. 
18.92.050 Compact Car Parking. 
18.92.055060 Variances for Commercial Buildings in the Historic District. 
18.92.060 Limitations, Location, Use of Facilities. 
18.92.070070 Automobile Parking Design RequirementsParking, Access and Circulation 

Design Requirements 
18.92.080 Construction. 
18.92.090 Alterations and Enlargements.18.92.040080 Bicycle Parking. 
18.92.090 Pedestrian Access and Circulation 
18.92.100 Construction. 
18.92.110 Alterations and Enlargements. 
18.92.120 Availability of Facilities. 
 
 
SECTION 18.92.010  GenerallyPurpose. 
In all districts, except those specifically exempted, whenever any building is erected, enlarged, 
or the use is changed, off-street parking shall be provided as set forth in this Chapter The 
purpose of this chapter is to provide standards for development of vehicle and bicycle parking, 
and to ensure developments provide safe and effective access and circulation for pedestrians, 
bicyclists and vehicles. 
 
 
SECTION 18.92.020  Applicability. 
In all districts, except those specifically exempted, whenever any building is erected, enlarged, 
or the use is changed, parking, access and circulation shall be provided as set forth in this 
chapter. 
 
 
SECTION 18.92.020030  Automobile Parking Spaces Required. 
Uses and standards are as follows: 
 
A. Residential Uses. For residential uses the following automobile parking spaces are 

required. 
 1. Single family dwellings. Two spaces for the primary dwelling unit and the following for 

 accessory residential units: 
a. Studio units or 1-bedroom units less than 500 sq. ft. -- 1 space/unit. 
b. 1-bedroom units 500 sq. ft. or larger -- 1.50 spaces/unit. 
c. 2-bedroom units --1.75 spaces/unit. 



d. 3-bedroom or greater units -- 2.00 spaces/unit. 
2. Multi-family dwellings.   

a. Studio units or 1-bedroom units less than 500 sq. ft. -- 1 space/unit. 
b. 1-bedroom units 500 sq. ft. or larger -- 1.50 spaces/unit. 
c. 2-bedroom units -- 1.75 spaces/unit. 
d. 3-bedroom or greater units -- 2.00 spaces/unit. 
e. Retirement complexes for seniors 55-years or greater -- One space per unit. 

3. Clubs, fraternity and sorority houses, rooming and boarding houses, dormitories. Two 
spaces for each three guest rooms; in dormitories, 100 square feet shall be equivalent to 
a guest room. 

4. Hotels and motels.   
One space for each guest room, plus one space for the owner or manager. 

5. Manufactured housing developments.   
Parking requirements are as established in Chapter 18.84. 

 
6. Performance Standards Developments.   

Parking requirements are as established in Chapter 18.88. 
 

B. Commercial Uses. For commercial uses the following automobile parking spaces are 
required. 
1. Auto, boat or trailer sales, retail nurseries and other open-space uses.   

One space per 1,000 square feet of the first 10,000 square feet of gross land area; plus 
one space per 5,000 square feet for the excess over 10,000 square feet of gross land 
area; and one per two employees. 

2. Bowling Alleys.   
Three spaces per alley, plus additional spaces for auxiliary activities set forth in this 
section. 

3. Business, general retail, person services.   
General - one space for 350 square feet of gross floor area. Furniture and appliances - 
one space per 750 square feet of gross floor area. 

4. Chapels and mortuaries.   
One space per four fixed seats in the main chapel.   

5. Offices.   
Medical and dental - one space per 350 square feet of gross floor area. General - one 
space per 500 square feet of gross floor area. (Ord 3034, amended, 08/17/10) 

6. Restaurants, bars, ice cream parlors and similar uses.   
One space per four seats or one space per 100 sq. ft. of gross leasable floor area, 
whichever is less.  

7. Skating rinks.   
One space per 350 sq. ft. of gross building area.   

8. Theaters, auditoriums, stadiums, gymnasiums and similar uses.   
One space per four seats. 
 

C. Industrial Uses. For industrial uses the following automobile parking spaces are required. 
1. Industrial and Warehousing uses.   

One space per 1,000 square feet of gross floor area or for each two employees, 
whichever is less, plus one space per company vehicle. 

2. Public utilities (gas, water, telephone, etc.), not including business offices.  
One space per two employees on the largest shift, plus one space per company vehicle; 
a minimum of two spaces is required. (Ord 3034, amended, 08/17/10) 
 



D. Institutional and Public Uses. For institutional and public uses the following automobile 
parking spaces are required. 
1. Child care centers having 13 or more children.   

One space per two employees; a minimum of two spaces is required. 
2. Churches.   

One space per four seats.   
3. Golf courses, except miniature.   

Eight spaces per hole, plus additional spaces for auxiliary uses set forth in this section.  
Miniature golf courses -four spaces per hole. 

4. Hospitals.   
Two spaces per patient bed. 

5. Nursing and convalescent homes.   
One space per three patient beds. 

6. Rest homes, homes for the aged, or assisted living.   
One space per two patient beds or one space per apartment unit. 

7. Schools, elementary and junior high.   
One and one-half space per classroom, or the requirements for public assembly areas 
as set forth herein, whichever is greater. 

8. High schools.   
One and one-half spaces per classroom, plus one space per 10 students the school is 
designed to accommodate, or the requirements for public assembly as set forth herein, 
whichever is greater. 

9. Colleges, universities and trade schools.   
One and one-half spaces per classroom, plus one space per five students the school is 
designed to accommodate, plus requirements for on-campus student housing. 
 

E. Unspecified Uses. Where automobile parking requirements for any use are not specifically 
defined in this section, such requirements shall be determined by the Staff Advisor based 
upon the most comparable use specified in this section, and other available data. 
 

F. Maximum Allowable Number of Automobile Parking Spaces. The number of spaces 
provided by any particular use in ground surface lots shall not exceed the required number 
of spaces provided by this ordinance by more than 10%. Spaces provided on-street, or 
within the building footprint of structures, such as in rooftop parking, or under-structure 
parking, or in multi-level parking above or below surface lots, shall not apply towards the 
maximum number of allowable spaces.   

 
 
SECTION 18.92.030040  Disabled Person Parking Places. 
The total number of disabled person parking spaces shall comply with the following: 
 

Total in Parking Lot Required Minimum Number 
of Accessible Spaces

     1 to 25 1 
     26 to 50  2
     51 to 75 3 
     76 to 100  4 
     101 to 150  5 
     151 to 200  6 
     201 to 300  7 



     301 to 400  8 
     401 to 500  9 

  
One in every eight accessible spaces, but not less than one, must be van accessible.  A van 
accessible parking space is required to be at least nine feet wide and have an adjacent access 
aisle that is at least eight feet wide. Required Disabled Person Parking spaces shall be 
designed in accord with all requirements of the State of Oregon, including minimum widths, 
adjacent aisles, and permanent markings.  Disabled Person Parking space designs are included 
at the end of this chapter. 
 
 
SECTION 18.92.025050  Credit for On-street Automobile ParkingParking Management 

Strategies. 
The amount of required off-street parking may be reduced up to 50% through the application of 
the following credits. 
A. On-Street Parking Credit.  The amount of off-street parking required shall be reduced by 

the following credit provided for on-street parking:  one off-street parking space credit for 
every twoone on-street spaces up to four credits, thereafter one space credit for each on-
street parking space. 
 
B. 1.  Dimensions.  On-street parking shall follow the established configuration of existing 

on-street parking, except that 45 and 90 degree diagonal parking may be allowed with 
the approval of the Public Works Director, taking into account traffic flows and street 
design, with the parking spaces designed in accord with the standards on file with the 
Public Works Department. The following shall constitute an on-street parking space: 
1a. Parallel parking, each 24 22 feet of uninterrupted curb. 
2b. 45 degree diagonal, each 13 12 feet of uninterrupted curb. 
c. 90 degree (perpendicular) parking, each 12 feet of uninterrupted curb. 

 
C2.   Location.   

a. Curb space must be contiguous to the lot which contains the use which requires the 
parking. 

D.b.Parking spaces may not be counted that are within 20 feet measured along the curb 
of any corner or intersection of an alley or street, nor any other parking configuration 
that violates any law or standard of the City or State. 

E.c Parking spaces located on arterials and collectors may only receive credit if the 
arterial or collector is greater in width than the minimums established by the Street 
Standards in Chapter 18.88, Performance Standards Options. (Ord 2836 S14, 1999) 

Fd. Parking spaces may not be counted that are within 200 feet of a C-1-D or SO zone. 
 

3.. On-street parking spaces credited for a specific use shall not be used exclusively by that 
use, but shall be available for general public use at all times. No signage or actions 
limiting general public use of on-street spaces shall be permitted. 

 
B. Alternative Vehicle Parking.  Alternative vehicle parking facilities may be substituted for up 

to 25 percent of the required parking space on site. 
1. Motorcycle or scooter parking.  One off-street parking space credit for four motorcycle or 

scooter parking spaces. 
2. Bicycle parking.  One off-street parking space credit for five additional, non-required 

bicycle parking spaces. 
 

Comment [h1]: Formatting move. 



C. Mixed Uses. In the event that several users occupy a single structure or parcel of land, the 
total requirements for off-street automobile parking shall be the sum of the requirements for 
the several uses computed separately unless it can be shown that the peak parking 
demands are offset. In such case, the Staff Advisor may reduce the total requirementsthe 
mixed-use credit shall reduce the off-street parking requirement by a percentage equal to 
the reduced parking demand accordingly, but not by more than 35%. 

 
D. Joint Use of Facilities. Required parking facilities of 2 or more uses, structures, or parcels 

of land may be satisfied by the same parking facilities used jointly, to the extent that it can 
be shown by the owners or operators that the need for the facilities does not materially 
overlap (e.g., uses primarily of a daytime vs. nighttime nature) and provided that such right 
of joint use is evidenced by a deed, lease, contract, or similar written instrument establishing 
such joint use. 

 
E. Shared Parking.  One off-street parking space credit for every space constructed in 

designated off-site shared parking areas, or through payment of in-lieu-of-parking fees for a 
common parking. 

 
F. TDM Plan Credit. Through implementation of an individual Transportation Demand 

Management (TDM) plan that demonstrates a reduction of long term parking demand by a 
percentage equal to the credit requested. 

 
G. Transit Facilities Credit.  Sites where at least 20 spaces are required, and where at least 

one lot line abuts a street with transit service may substitute transit-supportive plazas for 
required parking as follows. 
1. Pedestrian and transit supportive plazas may be substituted for up to ten percent of the 

required parking spaces on site. 
2. A street with transit service shall have a minimum of 30-minute peak period transit 

service frequency. 
3. Existing parking areas may be converted to take advantage of these provisions. 
4. The plaza must be adjacent to and visible from the transit street.  If there is a bus stop 

along the site’s frontage, the plaza must be adjacent to the bus stop. 
5. The plaza must be at least 300 square feet in area and be shaped so that a ten foot by 

ten foot square will fit entirely in the plaza. 
6. The plaza must include all of the following elements: 

a. A plaza that is open to the public.  The owner must record a public access easement 
that allows public access to the plaza; 

b. A bench or other sitting area with at least five linear feet of seating; 
c. A shelter or other weather protection. The shelter must cover at least 20 square feet 

and the plaza must be landscaped.  This landscaping is in addition to any other 
landscaping or screening required for parking areas by the Code. 

 
 
SECTION 18.92.030  Disabled Person Parking Places. 
The total number of disabled person parking spaces shall comply with the following: 
 

Total in Parking Lot Required Minimum Number 
of Accessible Spaces

     1 to 25 1 
     26 to 50  2 

Comment [h2]: Moved from previous 
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     51 to 75 3 
     76 to 100  4 
     101 to 150  5 
     151 to 200  6 
     201 to 300  7 
     301 to 400  8 
     401 to 500  9 

  
Required Disabled Person Parking spaces shall be designed in accord with all requirements of 
the State of Oregon, including minimum widths, adjacent aisles, and permanent markings.  
Disabled Person Parking space designs are included at the end of this chapter. 
 
 
SECTION 18.92.040  Bicycle Parking. 
A. All uses, with the exception of detached single-family residences and uses in the C-1-D 

zone, shall provide a minimum of two sheltered bike parking spaces. 
 

B. Every residential use of two units or more per structure, and not containing a garage, shall 
provide bicycle parking spaces as follows:  
 

 Multi-Family Residential: One sheltered space per studio and 1-bedroom unit 
1.5 sheltered spaces per 2-bedroom unit 
2.0 sheltered spaces per 3-bedroom unit 

 Senior Housing:   One sheltered space per 8 units (80% of the occupants are 55 or  
        older) 

 
C. In addition, all uses which require off street parking, except as specifically noted, shall 

provide one bicycle parking space for every 5 required auto parking spaces. Fractional 
spaces shall be rounded up to the next whole space. Fifty percent of the bicycle parking 
spaces required shall be sheltered from the weather. All spaces shall be located in proximity 
to the uses they are intended to serve. (Ord 2697 S1, 1993) 
 

D. All public and commercial parking lots and parking structures shall provide a minimum of 
one bicycle parking space for every five auto parking spaces. 
 

E. Elementary, Junior High, Middle and High Schools shall provide one sheltered bicycle 
parking space for every five students.  

 
F. Colleges, universities, and trade schools shall provide one bicycle parking space for every 

five required auto parking spaces, of which one half is to be sheltered. 
 
G. No bicycle parking spaces required by this standard shall be rented or leased, however, a 

refundable deposit fee may be charged.  This does not preclude a bike parking rental 
business. 

 
H. The required bicycle parking facilities shall be constructed when an existing residential 

building or dwelling is altered or enlarged by the addition or creation of dwelling units, or 
when a non-residential use is intensified by the addition of floor space, seating capacity, or 
change in use. 
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I. Bicycle Parking Design Standards 
1. The salient concern is that bicycle parking be visible and convenient to cyclists and that 

it provides sufficient security from theft and damage.   
2. Bicycle parking requirements can be met in any of the following ways: 

a. Providing a bicycle storage room, bicycle lockers, or racks inside the building. 
b. Providing bicycle lockers or racks in an accessory parking structure, underneath an 

awning or marquee, or outside the main building. 
c. Providing bicycle racks on the public right of way.  This must be approved by City of 

Ashland Public Works Department. 
d. Providing secure storage space inside the building. 

3. All required exterior bicycle parking shall be located on site within 50 feet of well-used 
entrances and not farther from the entrance than the closest motor vehicle parking 
space. Bicycle parking shall have direct access to both the public right-of-way and to the 
main entrance of the principal use. For facilities with multiple buildings, building 
entrances or parking lots (such as a college), exterior bicycle parking shall be located in 
areas of greatest use and convenience for bicyclists.   

4. Required bicycle parking spaces located out of doors shall be visible enough to provide 
security. Lighting shall be provided in a bicycle parking area so that all facilities are 
thoroughly illuminated and visible from adjacent walkways or motor vehicle parking lots 
during all hours of use. Bicycle parking shall be at least as well lit as automobile parking. 

5. An aisle for bicycle maneuvering shall be provided and maintained between each row of 
bicycle parking. Bicycle parking shall be designed in accord with the illustrations used for 
the implementation of this chapter. 

6. Each required bicycle parking space shall be accessible without moving another bicycle. 
7. Areas set aside for required bicycle parking shall be clearly marked and reserved for 

bicycle parking only. 
8. Parking spaces configured as indicated in the figure at the end of this chapter meet all 

requirements of this chapter and is the preferred design. Commercial bike lockers are 
acceptable according to manufacturer's specifications. A bicycle parking space located 
inside of a building for employee bike parking shall be a minimum of six feet long by 3 
feet wide by 4 feet high, unless adequate room is provided to allow configuration as 
indicated in the figure at the end of this chapter.   

9. Sheltered parking shall mean protected from all precipitation and must include the 
minimum protection coverages shown in the figure at the end of this chapter. 

10. Bicycle parking shall be located to minimize the possibility of accidental damage to either 
bicycles or racks. Where needed, barriers shall be installed. 

11. Bicycle parking shall not impede or create a hazard to pedestrians. They shall not be 
located so as to violate vision clearance standards. Bicycle parking facilities should be 
harmonious with their environment both in color and design. Facilities should be 
incorporated whenever possible into building design or street furniture. 

 
J. Bicycle Parking Rack Standards. 

1. All required bicycle parking racks installed shall meet the individual rack specifications 
shown in the figure at the end of this chapter. Single and multiple rack installations shall 
conform with the minimum clearance standards shown in the figures at the end of this 
chapter. Alternatives to the above standard may be approved after review by the Bicycle 
Commission and approval by the Staff Advisor. Alternatives shall conform with all other 
applicable standards of this section. Bicycle parking racks or lockers shall be anchored 
securely. 

2. The intent of this Subsection is to ensure that required bicycle racks are designed so 
that bicycles may be securely locked to them without undue inconvenience and will be 



reasonably safeguarded from intentional or accidental damage. 
a. Bicycle racks shall hold bicycles securely by means of the frame. The frame shall be 

supported so that the bicycle cannot be pushed or fall to one side in a manner that 
will damage the wheels. 

b. Bicycle racks shall accommodate: 
i. Locking the frame and both wheels to the rack with a high-security U-shaped 

shackle lock, if the bicyclists removes the front wheel; and 
ii. Locking the frame and one wheel to the rack with a high-security U-shaped 

shackle lock, if the bicyclists leaves both wheels on the bicycle; and 
iii. Locking the frame and both wheels to the rack with a chain or cable not longer 

than 6 feet without removal of the front wheel. 
c. Paving and Surfacing. Outdoor bicycle parking facilities shall be surfaced in the 

same manner as the automobile parking area or with a minimum of two inch 
thickness of hard surfacing (i.e., asphalt, concrete, pavers, or similar material) and 
shall be relatively level. This surface will be maintained in a smooth, durable, and 
well-drained condition. 

 
 
SECTION 18.92.050  Compact Car Parking. 
Up to 50% of the total automobile parking spaces in a parking lot may be designated for 
compact cars. Minimum dimensions for compact spaces shall be 8 x 16 feet. Such spaces shall 
be signed or the space painted with the words "Compact Car Only." 
 
 
SECTION 18.92.055060  Variances for Commercial Buildings in the Historic District. 
In order to preserve existing structures within the Ashland Historic District, while permitting the 
redevelopment of property to its highest commercial use, a variance of up to 50% of the 
required automobile parking may be granted to commercial uses within the Ashland Historic 
District as a Type I Variance. It is the intent of this clause to provide as much off-street parking 
as practical while preserving existing structures and allowing them to develop to their full 
commercial potential. Additionally, to identify redevelopment of existing commercial and 
residential buildings for commercial use within the Ashland Historic District as an exceptional 
circumstance and unusual hardship for the purposes of granting a variance. 
 
 
SECTION 18.92.060  Limitations, Location, Use of Facilities. 

A. Location. Except for single and two-family dwellings, required automobile parking 
facilities may be located on another parcel of land, provided said parcel is within 200 feet 
of the use it is intended to serve. The distance from the parking lot to the use shall be 
measured in walking distance from the nearest parking space to an access to the 
building housing the use, along a sidewalk or other pedestrian path separated from 
street traffic. Such right to use the off-site parking must be evidenced by a deed, lease, 
easement, or similar written instrument establishing such use, for the duration of the use.   

 
B. Except as allowed in 18.92.060.F and except in the M-Industrial District, required 

automobile parking shall not be located in a required front and side yard setback area 
abutting a public street, except alleys. 

 
C. Mixed Uses. In the event that several users occupy a single structure or parcel of land, the 

total requirements for off-street automobile parking shall be the sum of the requirements for 
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the several uses computed separately unless it can be shown that the peak parking 
demands are offset. In such case the Staff Advisor may reduce the total requirements 
accordingly, but not by more than 35%. 

 
D. Joint Use of Facilities. Required parking facilities of 2 or more uses, structures, or parcels 

of land may be satisfied by the same parking facilities used jointly, to the extent that it can 
be shown by the owners or operators that the need for the facilities does not materially 
overlap (e.g., uses primarily of a daytime v. nighttime nature) and provided that such right of 
joint use is evidenced by a deed, lease, contract, or similar written instrument establishing 
such joint use. 

 
E. Availability of Facilities. All automobile and bicycle parking shall be available for parking of 

residents, customers and employees only, and shall not be used for the storage or display of 
vehicles or materials. 

 
F. In all residential zones, all off-street parking of automobiles, trucks, trailers and recreational 

vehicles in the front yard shall be limited to a contiguous area which is no more than 25% of 
the area of the front yard, or a contiguous area 25 feet wide and the depth of the front yard, 
whichever is greater. Since parking in violation of this section is occasional in nature, and is 
incidental to the primary use of the site, no vested rights are deemed to exist and violations 
of this section are not subject to the protection of the nonconforming use sections of this 
ordinance. However, a 24-hour warning notice of violation shall be provided prior to the 
issuance of a citation to appear in Municipal Court, and it shall be rebuttably presumed that 
the vehicle was parked with permission of the person in control of the property.  Subsequent 
violations shall not require a warning notice. 

 
 
SECTION 18.92.070070  Automobile Parking, Access and Circulation Design 
Requirements. 
A. Parking Location.  

1. Except for single and two-family dwellings, required automobile parking facilities may be 
located on another parcel of land, provided said parcel is within 200 feet of the use it is 
intended to serve. The distance from the parking lot to the use shall be measured in 
walking distance from the nearest parking space to an access to the building housing the 
use, along a sidewalk or other pedestrian path separated from street traffic. Such right to 
use the off-site parking must be evidenced by a deed, lease, easement, or similar written 
instrument establishing such use, for the duration of the use.   

B2. Except as allowed in Section 18.92.060.F070.A.3 and except in the M-Industrial District, 
required automobile parking shall not be located in a required front and side yard 
setback area abutting a public street, except alleys. 

3. In all residential zones, all off-street parking of automobiles, trucks, trailers and 
recreational vehicles in the front yard shall be limited to a contiguous area which is no 
more than 25% of the area of the front yard, or a contiguous area 25 feet wide and the 
depth of the front yard, whichever is greater. Since parking in violation of this section is 
occasional in nature, and is incidental to the primary use of the site, no vested rights are 
deemed to exist and violations of this section are not subject to the protection of the 
nonconforming use sections of this ordinance. However, a 24-hour warning notice of 
violation shall be provided prior to the issuance of a citation to appear in Municipal Court, 
and it shall be rebuttably presumed that the vehicle was parked with permission of the 
person in control of the property.  Subsequent violations shall not require a warning 
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notice. 
 
AB. Size Parking Lotand AccessDesign. All rRequired parking areas shall be designed in 

accordance with the parking layout chart at the end of this Chapterfollowing standards and 
dimensions. 
1. Parking spaces shall be a minimum of 9 x 18 feet, except that 50% of the spaces may 

be compact spaces in accord with 18.92.050.   
2. Up to 50% of the total automobile parking spaces in a parking lot may be designated for 

compact cars. Minimum dimensions for compact spaces shall be 8 x 16 feet. Such 
spaces shall be signed or the space painted with the words "Compact Car Only." 

3. Parking spaces shall have a back-up maneuvering space no less than twenty-two (22) 
feet, except where parking is angled, and which does not necessitate moving of other 
vehicles. 

 
C. Vehicular Access and Circulation. The intent of this section is to manage access to land 

uses and on-site circulation, and to preserve the transportation system in terms of safety, 
capacity and function. 
1. Applicability.  This section applies to all public streets within the City of Ashland and to 

all properties that abut these streets. The standards apply when developments are 
subject to a planning action (e.g. Site Review, Conditional Use Permit, Land Partition, 
Performance Standards Subdivision). 

2. Traffic Study Requirements. The City may require a traffic study prepared by a qualified 
professional to determine access, circulation and other transportation impacts. 

3. Site Circulation. New development shall be required to provide a circulation system that 
accommodates expected traffic on the site. All on-site circulation systems shall 
incorporate street-like features as described in Section 18.92.090.A.3.c. Pedestrian 
connections on the site, including connections through large sites, and connections 
between sites and adjacent sidewalks must conform to the provisions of Section 
18.92.090. 

4. Intersection and Driveway Separation. The distance from a street intersection to a 
driveway, or from a driveway to another driveway shall meet the minimum spacing 
requirements for the street’s classification in the Ashland Transportation System Plan 
(TSP). 
a. In no case shall driveways be closer than 24 feet as measured from the bottom of 

the existing or proposed apron wings of the driveway approach. 
b. Any partitioning or subdivision of property located in an R-2, R-3, C-1, E-1, CM or M-

1 zone shall meet the controlled access standards set forth below. If applicable, 
cross access easements shall be required so that access to all properties created by 
the land division can be made from one or more points. 

c. Street and driveway access points in an R-2, R-3, C-1, E-1 or M-1 zone shall be 
limited to the following: 

 
1. Distance between driveways.   
On arterial streets - 100 feet;  
on collector streets - 75 feet;  
on residential streets - 50 feet. 
 
2. Distance from intersections.   
On arterial streets - 100 feet;  
on collector streets - 50 feet;  
on residential streets - 35 feet. 
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d.   Street and driveway access points in the CM zone are subject to the requirements of 

the Croman Mill District Standards. (Ord 3036, added, 08/17/2010) 
e. Access Requirements for Multi-family Developments. 

i. All multi-family developments which will have automobile trip generation in 
excess of 250 vehicle trips per day shall provide at least two driveway access 
points to the development. Trip generation shall be determined by the methods 
established by the Institute of Transportation Engineers. 

ii. Creating an obstructed street as defined in Section 18.88.020.G is prohibited. 
4. Shared Use of Driveways and Curb Cuts. 

a. Developments subject to a planning action or divisions of property, either by minor 
land partition or subdivision, shall minimize the number of driveway intersections with 
streets by the use of shared driveways with adjoining lots where feasible. In no case 
shall driveways be closer than 24 feet as measured from the bottom of the existing or 
proposed apron wings of the driveway approach.  Where necessary from traffic 
safety and access management purposes, the City may require joint access and/or 
shared driveways in the following situations. 
i. For shared parking areas; 
ii. For adjacent developments, where access onto an arterial is limited; and 
iii For multi-family developments, and developments on multiple lots. 

b. Plans for property being partitioned or subdivided or for multi-family 
developmentssubmitted for developments subject to a planning action shall indicate 
how driveway intersections with streets have been minimized through the use of 
shared driveways and shall indicate all necessary access easements.  

c. Developments subject to a planning action shall remove all curb cuts and driveway 
approaches not shown to be necessary for existing improvements or the proposed 
development. Cuts and approaches shall be replaced with standard curb, gutter or 
sidewalk as appropriate. All replacement shall be done under permit of the 
Engineering Division. 

d. If the site is served by a shared access or alley, access for motor vehicles must be 
from the shared access or alley and not from the street frontage. 

 
BD. Driveways and Turn-AroundsAround Design. Driveways Required driveways and 

turn-arounds providing access to parking areas shall conform to the following provisions: 
1. A driveway for a single dwelling shall have a minimum width of nine feet, and a shared 

driveway serving two units shall have a width of 12 feet. 
2. Parking areas of more than seven parking spaces per lot shall be provided with 

adequate aisles or turn-around areas so that all vehicles may enter the street in a 
forward manner. 

3. Parking areas of more than seven parking spaces shall be served by a driveway 20 feet 
in width and constructed to facilitate the flow of traffic on or off the site, with due regard 
to pedestrian and vehicle safety, and shall be clearly and permanently marked and 
defined. Parking areas of seven spaces or less shall be served by a driveway 12 feet in 
width.  

4. Shared Use of Driveways and Curb Cuts. 
a. Developments subject to a planning action or divisions of property, either by minor 

land partition or subdivision, shall minimize the number of driveway intersections with 
streets by the use of shared driveways with adjoining lots where feasible. In no case 
shall driveways be closer than 24 feet as measured from the bottom of the existing or 
proposed apron wings of the driveway approach. 
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b. Plans for property being partitioned or subdivided or for multi-family developments 
shall indicate how driveway intersections with streets have been minimized through 
the use of shared driveways and shall indicate all necessary access easements.  

c. Developments subject to a planning action shall remove all curb cuts and driveway 
approaches not shown to be necessary for existing improvements or the proposed 
development. Cuts and approaches shall be replaced with standard curb, gutter or 
sidewalk as appropriate. All replacement shall be done under permit of the 
Engineering Division. 

C4. Vertical Clearances. Driveways, aisles, turn-around areas and ramps shall have a 
minimum vertical clearance of 13'6" for their entire length and width. 

D5. Vision Clearance. No obstructions may be placed in the vision clearance area except as 
set forth in Section 18.68.020. 

 
E. Parking and Access Development Construction and Maintenance. The development 

construction and maintenance as provided below, shall apply in all cases, except single-
family dwellings. 
1. Paving. All required parking areas, aisles, turn-arounds and driveways shall be paved 

with concrete, asphaltic or comparable surfacing including pervious paving, constructed 
to standards on file in the office of the City Engineer. 

2. Drainage. All required parking areas, aisles and turn-arounds shall have provisions 
made for the on-site collection of drainage waters to eliminate sheet flow of such waters 
onto sidewalks, public rights-of-way, and abutting private property. 

3. Driveway approaches. Approaches shall be paved with concrete surfacing constructed 
to standards on file in the office of the City Engineer. 

4. Marking. Parking lots of more than seven spaces shall have all spaces permanently and 
clearly marked. 

5. Wheel stops. Wheel stops shall be a minimum of four inches in height and width and six 
feet in length. They shall be firmly attached to the ground and so constructed as to 
withstand normal wear. Wheel stops shall be provided where appropriate for all spaces 
abutting property lines, buildings, landscaping, and no vehicle shall overhang a public 
right-of-way. 

6. Walls and Hedges. 
a. Where parking abuts upon a street, a decorative masonry wall or evergreen hedge 

screen of 30-42 inches in height and a minimum of 12" in width shall be established 
parallel to and not nearer than two feet from the right-of-way line. Screen planting 
shall be of such size and number to provide the required screening within 12 months 
after installation. The area between the wall or hedge and street line shall be 
landscaped. All vegetation shall be adequately maintained by a permanent irrigation 
system, and said wall or hedge shall be maintained in good condition. The required 
wall or screening shall be designed to allow for free access to the site and sidewalk 
by pedestrians. 

b. In all zones, except single-family zones, where parking facilities or driveways are 
located adjacent to residential or agricultural zones, school yards, or like institutions, 
a sight-obscuring fence, wall, or evergreen hedge not less than five feet, nor more 
than six feet high shall be provided on the property line as measured from the high 
grade side. Said wall, fence or hedge shall be reduced to 30 inches within required 
setback area, or within 10 feet of street property lines, and shall be maintained in 
good condition. Screen plantings shall be of such size and number to provide the 
required screening within 12 months after installation. Adequate provisions shall be 
made to protect walls, fences or plant materials from being damaged by vehicles 
using said parking areas. 
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7. Landscaping. In all zones, all parking facilities shall include landscaping to cover not less 
than 7% of the area devoted to outdoor parking facilities, including the landscaping 
required in subdivision 6(a) above. Said landscaping shall be uniformly distributed 
throughout the parking area, be provided with irrigation facilities and protective curbs or 
raised wood headers. It may consist of trees, plus shrubs, ground cover or related 
material. A minimum of one tree per seven parking spaces is required. 

8. Lighting. Lighting of parking areas within 100 feet of property in residential zones shall 
be directed into or on the site and away from property lines such that the light element 
shall not be directly visible from abutting residential property. 

 
 
SECTION 18.92.080  Construction. 
The required parking facilities, including design standards, shall be installed prior to a release of 
a certificate of use and occupancy or a release of utilities, and shall be permanently maintained 
as a condition of use. However, the Building Official may, unless otherwise directed by the 
Planning Commission or Staff Advisor, release a temporary certificate of use and occupancy 
and a temporary release of utilities before the installation of said facilities provided: (1)  there is 
proof that the owner has entered into a contract with a reputable installer for the completion of 
the parking, including design standards, with a specified time, and that there remains nothing for 
the owner to do prior to installation; or (2) the owner has posted a satisfactory performance 
bond to ensure the installation of said parking facilities within a specified time. 
 
 
SECTION 18.92.090  Alterations and Enlargements. 
The required parking facilities shall be constructed when an existing building or dwelling is 
altered or enlarged by the addition or creation of guest rooms or dwelling units, or when a use is 
intensified by the addition of floor space, seating capacity, or change in use.(Ord 2659, 1991; Ord 2777, 1996) 

SECTION 18.92.040080  Bicycle Parking. 
A. All uses, with the exception of detached single-family residences and uses in the C-1-D 

zone, shall provide a minimum of two sheltered bike parking spaces. 
 

B. Every residential use of two units or more per structure, and not containing a garage, shall 
provide bicycle parking spaces as follows:  
 

 Multi-Family Residential: One sheltered space per studio and 1-bedroom unit 
1.5 sheltered spaces per 2-bedroom unit 
2.0 sheltered spaces per 3-bedroom unit 

 Senior Housing:   One sheltered space per 8 units (80% of the occupants are 55 or  
        older) 

 
C. In addition, all uses which require off street parking, except as specifically noted, shall 

provide one bicycle parking space for every 5 required auto parking spaces. Fractional 
spaces shall be rounded up to the next whole space. Fifty percent of the bicycle parking 
spaces required shall be sheltered from the weather. All spaces shall be located in proximity 
to the uses they are intended to serve. (Ord 2697 S1, 1993) 
 

D. All public and commercial parking lots and parking structures shall provide a minimum of 
one bicycle parking space for every five auto parking spaces. 
 

E. Elementary, Junior High, Middle and High Schools shall provide one sheltered bicycle 



parking space for every five students.  
 
F. Colleges, universities, and trade schools shall provide one bicycle parking space for every 

five required auto parking spaces, of which one half is to be sheltered. 
 
G. No bicycle parking spaces required by this standard shall be rented or leased, however, a 

refundable deposit fee may be charged.  This does not preclude a bike parking rental 
business. 

 
H. The required bicycle parking facilities shall be constructed when an existing residential 

building or dwelling is altered or enlarged by the addition or creation of dwelling units, or 
when a non-residential use is intensified by the addition of floor space, seating capacity, or 
change in use. 

 
I. Bicycle Parking Design Standards 

1. The salient concern is that bicycle parking be visible and convenient to cyclists and that 
it provides sufficient security from theft and damage.   

2. Bicycle parking requirements can be met in any of the following ways: 
a. Providing a bicycle storage room, bicycle lockers, or racks inside the building. 
b. Providing bicycle lockers or racks in an accessory parking structure, underneath an 

awning or marquee, or outside the main building. 
c. Providing bicycle racks on the public right of way.  This must be approved by City of 

Ashland Public Works Department. 
d. Providing secure storage space inside the building. 

3. All required exterior bicycle parking shall be located on site within 50 feet of well-used 
entrances and not farther from the entrance than the closest motor vehicle parking 
space. Bicycle parking shall have direct access to both the public right-of-way and to the 
main entrance of the principal use. For facilities with multiple buildings, building 
entrances or parking lots (such as a college), exterior bicycle parking shall be located in 
areas of greatest use and convenience for bicyclists.   

4. Required bicycle parking spaces located out of doors shall be visible enough to provide 
security. Lighting shall be provided in a bicycle parking area so that all facilities are 
thoroughly illuminated and visible from adjacent walkways or motor vehicle parking lots 
during all hours of use. Bicycle parking shall be at least as well lit as automobile parking. 

5. An aisle for bicycle maneuvering shall be provided and maintained between each row of 
bicycle parking. Bicycle parking shall be designed in accord with the illustrations used for 
the implementation of this chapter. 

6. Each required bicycle parking space shall be accessible without moving another bicycle. 
7. Areas set aside for required bicycle parking shall be clearly marked and reserved for 

bicycle parking only. 
8. Parking spaces configured as indicated in the figure at the end of this chapter meet all 

requirements of this chapter and is the preferred design. Commercial bike lockers are 
acceptable according to manufacturer's specifications. A bicycle parking space located 
inside of a building for employee bike parking shall be a minimum of six feet long by 3 
feet wide by 4 feet high, unless adequate room is provided to allow configuration as 
indicated in the figure at the end of this chapter.   

9. Sheltered parking shall mean protected from all precipitation and must include the 
minimum protection coverages shown in the figure at the end of this chapter. 

10. Bicycle parking shall be located to minimize the possibility of accidental damage to either 
bicycles or racks. Where needed, barriers shall be installed. 

11. Bicycle parking shall not impede or create a hazard to pedestrians. They shall not be 



located so as to violate vision clearance standards. Bicycle parking facilities should be 
harmonious with their environment both in color and design. Facilities should be 
incorporated whenever possible into building design or street furniture. 

 
J. Bicycle Parking Rack Standards. 

1. All required bicycle parking racks installed shall meet the individual rack specifications 
shown in the figure at the end of this chapter. Single and multiple rack installations shall 
conform with the minimum clearance standards shown in the figures at the end of this 
chapter. Alternatives to the above standard may be approved after review by the Bicycle 
Commission and approval by the Staff Advisor. Alternatives shall conform with all other 
applicable standards of this section. Bicycle parking racks or lockers shall be anchored 
securely. 

2. The intent of this sSubsection is to ensure that required bicycle racks are designed so 
that bicycles may be securely locked to them without undue inconvenience and will be 
reasonably safeguarded from intentional or accidental damage. 
a. Bicycle racks shall hold bicycles securely by means of the frame. The frame shall be 

supported so that the bicycle cannot be pushed or fall to one side in a manner that 
will damage the wheels. 

b. Bicycle racks shall accommodate: 
i. Locking the frame and both wheels to the rack with a high-security U-shaped 

shackle lock, if the bicyclists removes the front wheel; and 
ii. Locking the frame and one wheel to the rack with a high-security U-shaped 

shackle lock, if the bicyclists leaves both wheels on the bicycle; and 
iii. Locking the frame and both wheels to the rack with a chain or cable not longer 

than 6 feet without removal of the front wheel. 
c. Paving and Surfacing. Outdoor bicycle parking facilities shall be surfaced in the 

same manner as the automobile parking area or with a minimum of two inch 
thickness of hard surfacing (i.e., asphalt, concrete, pavers, or similar material) and 
shall be relatively level. This surface will be maintained in a smooth, durable, and 
well-drained condition. 

 
SECTION 18.92.090  Pedestrian Access and Circulation. 
A. Site Layout and Design.  To ensure safe, direct, and convenient pedestrian circulation, all 

developments, except single-family dwellings (i.e. detached housing on individual lots) and 
accessory uses, shall provide a continuous walkway system. The walkway system shall be 
based on the standards in subsections 1-4, below: 

 
1. Continuous Walkway System.  Extend the walkway system throughout the development 

site and connect to all future phases of development, and to existing or planned off-site 
adjacent sidewalks, trails, public parks, and open space areas to the greatest extent 
practicable.  The developer may also be required to connect or stub walkway(s) to 
adjacent streets and to private property for this purpose. 

 
 2. Safe, Direct, and Convenient.  Provide safe, reasonably direct, and convenient 

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

 
 a. Reasonably direct.  A route that does not deviate unnecessarily from a straight 

line or a route that does not involve a significant amount of out-of-direction travel for 
likely users. 
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5. Provide pedestrian scale lighting in conformance with City standards along pedestrian 
facilities. 

SECTION 18.92.080100  Construction. 
The required parking, access and circulation facilities, including design standards, shall be 
installed prior to a release of a certificate of use and occupancy or a release of utilities, and shall 
be permanently maintained as a condition of use. However, the Building Official may, unless 
otherwise directed by the Planning Commission or Staff Advisor, release a temporary certificate 
of use and occupancy and a temporary release of utilities before the installation of said facilities 
provided: (1)  there is proof that the owner has entered into a contract with a reputable installer 
for the completion of the parking, including design standards, with a specified time, and that 
there remains nothing for the owner to do prior to installation; or (2) the owner has posted a 
satisfactory performance bond to ensure the installation of said parking facilities within a 
specified time. 
 
 
SECTION 18.92.090110  Alterations and Enlargements. 
The required parking, access and circulation facilities shall be constructed when an existing 
building or dwelling is altered or enlarged by the addition or creation of guest rooms or dwelling 
units, or when a use is intensified by the addition of floor space, seating capacity, or change in 
use. 
 
 
SECTION 18.92.120  Availability of Facilities. 
E. Availability of Facilities. All automobile and bicyclerequired parking, access and 
circulation shall be available for parking ofuse by residents, customers and employees only, and 
shall not be used for the storage or display of vehicles or materials. 
 
 



CHAPTER 18.92 

PARKING, ACCESS and CIRCULATION 

SECTIONS: 

18.92.010 Purpose. 
18.92.020 Applicability. 
18.92.030 Automobile Parking Spaces Required. 
18.92.040 Disabled Person Parking Places 
18.92.050 Parking Management Strategies. 
18.92.060 Variances for Commercial Buildings in the Historic District. 
18.92.070 Parking, Access and Circulation Design Requirements 
18.92.080 Bicycle Parking. 
18.92.090 Pedestrian Access and Circulation 
18.92.100 Construction. 
18.92.110 Alterations and Enlargements. 
18.92.120 Availability of Facilities. 
 
 
SECTION 18.92.010  Purpose. 
 The purpose of this chapter is to provide standards for development of vehicle and bicycle 
parking, and to ensure developments provide safe and effective access and circulation for 
pedestrians, bicyclists and vehicles. 
 
 
SECTION 18.92.020  Applicability. 
In all districts, except those specifically exempted, whenever any building is erected, enlarged, 
or the use is changed, parking, access and circulation shall be provided as set forth in this 
chapter. 
 
 
SECTION 18.92.030  Automobile Parking Spaces Required. 
Uses and standards are as follows: 
 
A. Residential Uses. For residential uses the following automobile parking spaces are 

required. 
 1. Single family dwellings. Two spaces for the primary dwelling unit and the following for 

 accessory residential units: 
a. Studio units or 1-bedroom units less than 500 sq. ft. -- 1 space/unit. 
b. 1-bedroom units 500 sq. ft. or larger -- 1.50 spaces/unit. 
c. 2-bedroom units --1.75 spaces/unit. 
d. 3-bedroom or greater units -- 2.00 spaces/unit. 

2. Multi-family dwellings.   
a. Studio units or 1-bedroom units less than 500 sq. ft. -- 1 space/unit. 
b. 1-bedroom units 500 sq. ft. or larger -- 1.50 spaces/unit. 
c. 2-bedroom units -- 1.75 spaces/unit. 
d. 3-bedroom or greater units -- 2.00 spaces/unit. 
e. Retirement complexes for seniors 55-years or greater -- One space per unit. 

3. Clubs, fraternity and sorority houses, rooming and boarding houses, dormitories. Two 



spaces for each three guest rooms; in dormitories, 100 square feet shall be equivalent to 
a guest room. 

4. Hotels and motels.   
One space for each guest room, plus one space for the owner or manager. 

5. Manufactured housing developments.   
Parking requirements are as established in Chapter 18.84. 

 
6. Performance Standards Developments.   

Parking requirements are as established in Chapter 18.88. 
 

B. Commercial Uses. For commercial uses the following automobile parking spaces are 
required. 
1. Auto, boat or trailer sales, retail nurseries and other open-space uses.   

One space per 1,000 square feet of the first 10,000 square feet of gross land area; plus 
one space per 5,000 square feet for the excess over 10,000 square feet of gross land 
area; and one per two employees. 

2. Bowling Alleys.   
Three spaces per alley, plus additional spaces for auxiliary activities set forth in this 
section. 

3. Business, general retail, person services.   
General - one space for 350 square feet of gross floor area. Furniture and appliances - 
one space per 750 square feet of gross floor area. 

4. Chapels and mortuaries.   
One space per four fixed seats in the main chapel.   

5. Offices.   
Medical and dental - one space per 350 square feet of gross floor area. General - one 
space per 500 square feet of gross floor area. (Ord 3034, amended, 08/17/10) 

6. Restaurants, bars, ice cream parlors and similar uses.   
One space per four seats or one space per 100 sq. ft. of gross leasable floor area, 
whichever is less.  

7. Skating rinks.   
One space per 350 sq. ft. of gross building area.   

8. Theaters, auditoriums, stadiums, gymnasiums and similar uses.   
One space per four seats. 
 

C. Industrial Uses. For industrial uses the following automobile parking spaces are required. 
1. Industrial and Warehousing uses.   

One space per 1,000 square feet of gross floor area or for each two employees, 
whichever is less, plus one space per company vehicle. 

2. Public utilities (gas, water, telephone, etc.), not including business offices.  
One space per two employees on the largest shift, plus one space per company vehicle; 
a minimum of two spaces is required. (Ord 3034, amended, 08/17/10) 
 

D. Institutional and Public Uses. For institutional and public uses the following automobile 
parking spaces are required. 
1. Child care centers having 13 or more children.   

One space per two employees; a minimum of two spaces is required. 
2. Churches.   

One space per four seats.   
3. Golf courses, except miniature.   

Eight spaces per hole, plus additional spaces for auxiliary uses set forth in this section.  



Miniature golf courses -four spaces per hole. 
4. Hospitals.   

Two spaces per patient bed. 
5. Nursing and convalescent homes.   

One space per three patient beds. 
6. Rest homes, homes for the aged, or assisted living.   

One space per two patient beds or one space per apartment unit. 
7. Schools, elementary and junior high.   

One and one-half space per classroom, or the requirements for public assembly areas 
as set forth herein, whichever is greater. 

8. High schools.   
One and one-half spaces per classroom, plus one space per 10 students the school is 
designed to accommodate, or the requirements for public assembly as set forth herein, 
whichever is greater. 

9. Colleges, universities and trade schools.   
One and one-half spaces per classroom, plus one space per five students the school is 
designed to accommodate, plus requirements for on-campus student housing. 
 

E. Unspecified Uses. Where automobile parking requirements for any use are not specifically 
defined in this section, such requirements shall be determined by the Staff Advisor based 
upon the most comparable use specified in this section, and other available data. 
 

F. Maximum Allowable Number of Automobile Parking Spaces. The number of spaces 
provided by any particular use in ground surface lots shall not exceed the required number 
of spaces provided by this ordinance by more than 10%. Spaces provided on-street, or 
within the building footprint of structures, such as in rooftop parking, or under-structure 
parking, or in multi-level parking above or below surface lots, shall not apply towards the 
maximum number of allowable spaces.   

 
 
SECTION 18.92.040  Disabled Person Parking Places. 
The total number of disabled person parking spaces shall comply with the following: 
 

Total in Parking Lot Required Minimum Number  
of Accessible Spaces 

     1 to 25 1 
     26 to 50  2 
     51 to 75 3 
     76 to 100  4 
     101 to 150  5 
     151 to 200  6 
     201 to 300  7 
     301 to 400  8 
     401 to 500  9 

  
One in every eight accessible spaces, but not less than one, must be van accessible.  A van 
accessible parking space is required to be at least nine feet wide and have an adjacent access 
aisle that is at least eight feet wide. Required Disabled Person Parking spaces shall be 
designed in accord with all requirements of the State of Oregon, including minimum widths, 
adjacent aisles, and permanent markings.  Disabled Person Parking space designs are included 



at the end of this chapter. 
 
 
SECTION 18.92.050  Parking Management Strategies. 
The amount of required off-street parking may be reduced up to 50% through the application of 
the following credits. 
A. On-Street Parking Credit.  The amount of off-street parking required shall be reduced by 

the following credit provided for on-street parking:  one off-street parking space credit for 
one on-street parking space. 
 
1.  Dimensions.  On-street parking shall follow the established configuration of existing on-

street parking, except that 45 and 90 degree diagonal parking may be allowed with the 
approval of the Public Works Director, taking into account traffic flows and street design, 
with the parking spaces designed in accord with the standards on file with the Public 
Works Department. The following shall constitute an on-street parking space: 
a. Parallel parking, each 22 feet of uninterrupted curb. 
b. 45 degree diagonal, each 12 feet of uninterrupted curb. 
c. 90 degree (perpendicular) parking, each 12 feet of uninterrupted curb. 

 
2.   Location.   

a. Curb space must be contiguous to the lot which contains the use which requires the 
parking 

b. Parking spaces may not be counted that are within 20 feet measured along the curb 
of any corner or intersection of an alley or street, nor any other parking configuration 
that violates any law or standard of the City or State. 

c Parking spaces located on arterials and collectors may only receive credit if the 
arterial or collector is greater in width than the minimums established by the Street 
Standards in Chapter 18.88, Performance Standards Options. (Ord 2836 S14, 1999) 

d. Parking spaces may not be counted that are within 200 feet of a C-1-D or SO zone. 
 

3.. On-street parking spaces credited for a specific use shall not be used exclusively by that 
use, but shall be available for general public use at all times. No signage or actions 
limiting general public use of on-street spaces shall be permitted. 

 
B. Alternative Vehicle Parking.  Alternative vehicle parking facilities may be substituted for up 

to 25 percent of the required parking space on site. 
1. Motorcycle or scooter parking.  One off-street parking space credit for four motorcycle or 

scooter parking spaces. 
2. Bicycle parking.  One off-street parking space credit for five additional, non-required 

bicycle parking spaces. 
 
C. Mixed Uses. In the event that several users occupy a single structure or parcel of land, the 

total requirements for off-street automobile parking shall be the sum of the requirements for 
the several uses computed separately unless it can be shown that the peak parking 
demands are offset. In such case, the mixed-use credit shall reduce the off-street parking 
requirement by a percentage equal to the reduced parking demand. 

 
D. Joint Use of Facilities. Required parking facilities of 2 or more uses, structures, or parcels 

of land may be satisfied by the same parking facilities used jointly, to the extent that it can 
be shown by the owners or operators that the need for the facilities does not materially 
overlap (e.g., uses primarily of a daytime vs. nighttime nature) and provided that such right 



of joint use is evidenced by a deed, lease, contract, or similar written instrument establishing 
such joint use. 

 
E. Shared Parking.  One off-street parking space credit for every space constructed in 

designated off-site shared parking areas, or through payment of in-lieu-of-parking fees for a 
common parking. 

 
F. TDM Plan Credit. Through implementation of an individual Transportation Demand 

Management (TDM) plan that demonstrates a reduction of long term parking demand by a 
percentage equal to the credit requested. 

 
G. Transit Facilities Credit.  Sites where at least 20 spaces are required, and where at least 

one lot line abuts a street with transit service may substitute transit-supportive plazas for 
required parking as follows. 
1. Pedestrian and transit supportive plazas may be substituted for up to ten percent of the 

required parking spaces on site. 
2. A street with transit service shall have a minimum of 30-minute peak period transit 

service frequency. 
3. Existing parking areas may be converted to take advantage of these provisions. 
4. The plaza must be adjacent to and visible from the transit street.  If there is a bus stop 

along the site’s frontage, the plaza must be adjacent to the bus stop. 
5. The plaza must be at least 300 square feet in area and be shaped so that a ten foot by 

ten foot square will fit entirely in the plaza. 
6. The plaza must include all of the following elements: 

a. A plaza that is open to the public.  The owner must record a public access easement 
that allows public access to the plaza; 

b. A bench or other sitting area with at least five linear feet of seating; 
c. A shelter or other weather protection. The shelter must cover at least 20 square feet 

and the plaza must be landscaped.  This landscaping is in addition to any other 
landscaping or screening required for parking areas by the Code. 

 
 
SECTION 18.92.060  Variances for Commercial Buildings in the Historic District. 
In order to preserve existing structures within the Ashland Historic District, while permitting the 
redevelopment of property to its highest commercial use, a variance of up to 50% of the 
required automobile parking may be granted to commercial uses within the Ashland Historic 
District as a Type I Variance. It is the intent of this clause to provide as much off-street parking 
as practical while preserving existing structures and allowing them to develop to their full 
commercial potential. Additionally, to identify redevelopment of existing commercial and 
residential buildings for commercial use within the Ashland Historic District as an exceptional 
circumstance and unusual hardship for the purposes of granting a variance. 
 
 
SECTION 18.92.070  Parking, Access and Circulation Design Requirements. 
A. Parking Location.  

1. Except for single and two-family dwellings, required automobile parking facilities may be 
located on another parcel of land, provided said parcel is within 200 feet of the use it is 
intended to serve. The distance from the parking lot to the use shall be measured in 
walking distance from the nearest parking space to an access to the building housing the 
use, along a sidewalk or other pedestrian path separated from street traffic. Such right to 



use the off-site parking must be evidenced by a deed, lease, easement, or similar written 
instrument establishing such use, for the duration of the use.  

2. Except as allowed in Section 18.92.070.A.3, automobile parking shall not be located in a 
required front and side yard setback area abutting a public street, except alleys. 

3. In all residential zones, all off-street parking of automobiles, trucks, trailers and 
recreational vehicles in the front yard shall be limited to a contiguous area which is no 
more than 25% of the area of the front yard, or a contiguous area 25 feet wide and the 
depth of the front yard, whichever is greater. Since parking in violation of this section is 
occasional in nature, and is incidental to the primary use of the site, no vested rights are 
deemed to exist and violations of this section are not subject to the protection of the 
nonconforming use sections of this ordinance. However, a 24-hour warning notice of 
violation shall be provided prior to the issuance of a citation to appear in Municipal Court, 
and it shall be rebuttably presumed that the vehicle was parked with permission of the 
person in control of the property.  Subsequent violations shall not require a warning 
notice. 

 
B. Parking Lot Design. Required parking areas shall be designed in accordance with the 

following standards and dimensions. 
1. Parking spaces shall be a minimum of 9 x 18 feet.   
2. Up to 50% of the total automobile parking spaces in a parking lot may be designated for 

compact cars. Minimum dimensions for compact spaces shall be 8 x 16 feet. Such 
spaces shall be signed or the space painted with the words "Compact Car Only."3.
 Parking spaces shall have a back-up maneuvering space no less than twenty-
two (22) feet, except where parking is angled, and which does not necessitate moving of 
other vehicles. 

 
C. Vehicular Access and Circulation. The intent of this section is to manage access to land 

uses and on-site circulation, and to preserve the transportation system in terms of safety, 
capacity and function. 
1. Applicability. This section applies to all public streets within the City of Ashland and to all 

properties that abut these streets. The standards apply when developments are subject 
to a planning action (e.g. Site Review, Conditional Use Permit, Land Partition, 
Performance Standards Subdivision). 

2. Traffic Study Requirements. The City may require a traffic study prepared by a qualified 
professional to determine access, circulation and other transportation impacts. 

3. Site Circulation. New development shall be required to provide a circulation system that 
accommodates expected traffic on the site. All on-site circulation systems shall 
incorporate street-like features as described in Section 18.92.090.A.3.c. Pedestrian 
connections on the site, including connections through large sites, and connections 
between sites and adjacent sidewalks must conform to the provisions of Section 
18.92.090. 

4. Intersection and Driveway Separation. The distance from a street intersection to a 
driveway, or from a driveway to another driveway shall meet the minimum spacing 
requirements for the street’s classification in the Ashland Transportation System Plan 
(TSP). 
a. In no case shall driveways be closer than 24 feet as measured from the bottom of 

the existing or proposed apron wings of the driveway approach. 
b. Any partitioning or subdivision of property located in an R-2, R-3, C-1, E-1, CM or M-

1 zone shall meet the controlled access standards set forth below. If applicable, 
cross access easements shall be required so that access to all properties created by 
the land division can be made from one or more points. 



c. Street and driveway access points in an R-2, R-3, C-1, E-1 or M-1 zone shall be 
limited to the following: 

 
1. Distance between driveways.   
On arterial streets - 100 feet;  
on collector streets - 75 feet;  
on residential streets - 50 feet. 
 
2. Distance from intersections.   
On arterial streets - 100 feet;  
on collector streets - 50 feet;  
on residential streets - 35 feet. 

 
d.   Street and driveway access points in the CM zone are subject to the requirements of 

the Croman Mill District Standards. (Ord 3036, added, 08/17/2010) 
e. Access Requirements for Multi-family Developments. 

i. All multi-family developments which will have automobile trip generation in 
excess of 250 vehicle trips per day shall provide at least two driveway access 
points to the development. Trip generation shall be determined by the methods 
established by the Institute of Transportation Engineers. 

ii. Creating an obstructed street as defined in Section 18.88.020.G is prohibited. 
4. Shared Use of Driveways and Curb Cuts. 

a. Developments shall minimize the number of driveway intersections with streets by 
the use of shared driveways with adjoining lots where feasible.  Where necessary 
from traffic safety and access management purposes, the City may require joint 
access and/or shared driveways in the following situations. 
i. For shared parking areas; 
ii. For adjacent developments, where access onto an arterial is limited; and 
iii For multi-family developments, and developments on multiple lots. 

b. Plans submitted for developments subject to a planning action shall indicate how 
driveway intersections with streets have been minimized through the use of shared 
driveways and shall indicate all necessary access easements.  

c. Developments subject to a planning action shall remove all curb cuts and driveway 
approaches not shown to be necessary for existing improvements or the proposed 
development. Cuts and approaches shall be replaced with standard curb, gutter or 
sidewalk as appropriate. All replacement shall be done under permit of the 
Engineering Division. 

d. If the site is served by a shared access or alley, access for motor vehicles must be 
from the shared access or alley and not from the street frontage. 

 
D. Driveways and Turn-Around Design. Required driveways and turn-arounds providing 

access to parking areas shall conform to the following provisions: 
1. A driveway for a single dwelling shall have a minimum width of nine feet, and a shared 

driveway serving two units shall have a width of 12 feet. 
2. Parking areas of more than seven parking spaces per lot shall be provided with 

adequate aisles or turn-around areas so that all vehicles may enter the street in a 
forward manner. 

3. Parking areas of more than seven parking spaces shall be served by a driveway 20 feet 
in width and constructed to facilitate the flow of traffic on or off the site, with due regard 
to pedestrian and vehicle safety, and shall be clearly and permanently marked and 



defined. Parking areas of seven spaces or less shall be served by a driveway 12 feet in 
width.  

4. Vertical Clearances. Driveways, aisles, turn-around areas and ramps shall have a 
minimum vertical clearance of 13'6" for their entire length and width. 

5. Vision Clearance. No obstructions may be placed in the vision clearance area except as 
set forth in Section 18.68.020. 

 
E. Parking and Access Construction and Maintenance. The construction and maintenance 

as provided below, shall apply in all cases, except single-family dwellings. 
1. Paving. All required parking areas, aisles, turn-arounds and driveways shall be paved 

with concrete, asphaltic or comparable surfacing including pervious paving, constructed 
to standards on file in the office of the City Engineer. 

2. Drainage. All required parking areas, aisles and turn-arounds shall have provisions 
made for the on-site collection of drainage waters to eliminate sheet flow of such waters 
onto sidewalks, public rights-of-way, and abutting private property. 

3. Driveway approaches. Approaches shall be paved with concrete surfacing constructed 
to standards on file in the office of the City Engineer. 

4. Marking. Parking lots of more than seven spaces shall have all spaces permanently and 
clearly marked. 

5. Wheel stops. Wheel stops shall be a minimum of four inches in height and width and six 
feet in length. They shall be firmly attached to the ground and so constructed as to 
withstand normal wear. Wheel stops shall be provided where appropriate for all spaces 
abutting property lines, buildings, landscaping, and no vehicle shall overhang a public 
right-of-way. 

6. Walls and Hedges. 
a. Where parking abuts upon a street, a decorative masonry wall or evergreen hedge 

screen of 30-42 inches in height and a minimum of 12" in width shall be established 
parallel to and not nearer than two feet from the right-of-way line. Screen planting 
shall be of such size and number to provide the required screening within 12 months 
after installation. The area between the wall or hedge and street line shall be 
landscaped. All vegetation shall be adequately maintained by a permanent irrigation 
system, and said wall or hedge shall be maintained in good condition. The required 
wall or screening shall be designed to allow for free access to the site and sidewalk 
by pedestrians. 

b. In all zones, except single-family zones, where parking facilities or driveways are 
located adjacent to residential or agricultural zones, school yards, or like institutions, 
a sight-obscuring fence, wall, or evergreen hedge not less than five feet, nor more 
than six feet high shall be provided on the property line as measured from the high 
grade side. Said wall, fence or hedge shall be reduced to 30 inches within required 
setback area, or within 10 feet of street property lines, and shall be maintained in 
good condition. Screen plantings shall be of such size and number to provide the 
required screening within 12 months after installation. Adequate provisions shall be 
made to protect walls, fences or plant materials from being damaged by vehicles 
using said parking areas. 

7. Landscaping. In all zones, all parking facilities shall include landscaping to cover not less 
than 7% of the area devoted to outdoor parking facilities, including the landscaping 
required in subdivision 6(a) above. Said landscaping shall be uniformly distributed 
throughout the parking area, be provided with irrigation facilities and protective curbs or 
raised wood headers. It may consist of trees, plus shrubs, ground cover or related 
material. A minimum of one tree per seven parking spaces is required. 



8. Lighting. Lighting of parking areas within 100 feet of property in residential zones shall 
be directed into or on the site and away from property lines such that the light element 
shall not be directly visible from abutting residential property. 

 
 

SECTION 18.92.080  Bicycle Parking. 
A. All uses, with the exception of detached single-family residences and uses in the C-1-D 

zone, shall provide a minimum of two sheltered bike parking spaces. 
 

B. Every residential use of two units or more per structure, and not containing a garage, shall 
provide bicycle parking spaces as follows:  
 

 Multi-Family Residential: One sheltered space per studio and 1-bedroom unit 
1.5 sheltered spaces per 2-bedroom unit 
2.0 sheltered spaces per 3-bedroom unit 

 Senior Housing:   One sheltered space per 8 units (80% of the occupants are 55 or  
        older) 

 
C. In addition, all uses which require off street parking, except as specifically noted, shall 

provide one bicycle parking space for every 5 required auto parking spaces. Fractional 
spaces shall be rounded up to the next whole space. Fifty percent of the bicycle parking 
spaces required shall be sheltered from the weather. All spaces shall be located in proximity 
to the uses they are intended to serve. (Ord 2697 S1, 1993) 
 

D. All public and commercial parking lots and parking structures shall provide a minimum of 
one bicycle parking space for every five auto parking spaces. 
 

E. Elementary, Junior High, Middle and High Schools shall provide one sheltered bicycle 
parking space for every five students.  

 
F. Colleges, universities, and trade schools shall provide one bicycle parking space for every 

five required auto parking spaces, of which one half is to be sheltered. 
 
G. No bicycle parking spaces required by this standard shall be rented or leased, however, a 

refundable deposit fee may be charged.  This does not preclude a bike parking rental 
business. 

 
H. The required bicycle parking facilities shall be constructed when an existing residential 

building or dwelling is altered or enlarged by the addition or creation of dwelling units, or 
when a non-residential use is intensified by the addition of floor space, seating capacity, or 
change in use. 

 
I. Bicycle Parking Design Standards 

1. The salient concern is that bicycle parking be visible and convenient to cyclists and that 
it provides sufficient security from theft and damage.   

2. Bicycle parking requirements can be met in any of the following ways: 
a. Providing a bicycle storage room, bicycle lockers, or racks inside the building. 
b. Providing bicycle lockers or racks in an accessory parking structure, underneath an 

awning or marquee, or outside the main building. 
c. Providing bicycle racks on the public right of way.  This must be approved by City of 

Ashland Public Works Department. 



d. Providing secure storage space inside the building. 
3. All required exterior bicycle parking shall be located on site within 50 feet of well-used 

entrances and not farther from the entrance than the closest motor vehicle parking 
space. Bicycle parking shall have direct access to both the public right-of-way and to the 
main entrance of the principal use. For facilities with multiple buildings, building 
entrances or parking lots (such as a college), exterior bicycle parking shall be located in 
areas of greatest use and convenience for bicyclists.   

4. Required bicycle parking spaces located out of doors shall be visible enough to provide 
security. Lighting shall be provided in a bicycle parking area so that all facilities are 
thoroughly illuminated and visible from adjacent walkways or motor vehicle parking lots 
during all hours of use. Bicycle parking shall be at least as well lit as automobile parking. 

5. An aisle for bicycle maneuvering shall be provided and maintained between each row of 
bicycle parking. Bicycle parking shall be designed in accord with the illustrations used for 
the implementation of this chapter. 

6. Each required bicycle parking space shall be accessible without moving another bicycle. 
7. Areas set aside for required bicycle parking shall be clearly marked and reserved for 

bicycle parking only. 
8. Parking spaces configured as indicated in the figure at the end of this chapter meet all 

requirements of this chapter and is the preferred design. Commercial bike lockers are 
acceptable according to manufacturer's specifications. A bicycle parking space located 
inside of a building for employee bike parking shall be a minimum of six feet long by 3 
feet wide by 4 feet high, unless adequate room is provided to allow configuration as 
indicated in the figure at the end of this chapter.   

9. Sheltered parking shall mean protected from all precipitation and must include the 
minimum protection coverages shown in the figure at the end of this chapter. 

10. Bicycle parking shall be located to minimize the possibility of accidental damage to either 
bicycles or racks. Where needed, barriers shall be installed. 

11. Bicycle parking shall not impede or create a hazard to pedestrians. They shall not be 
located so as to violate vision clearance standards. Bicycle parking facilities should be 
harmonious with their environment both in color and design. Facilities should be 
incorporated whenever possible into building design or street furniture. 

 
J. Bicycle Parking Rack Standards. 

1. All required bicycle parking racks installed shall meet the individual rack specifications 
shown in the figure at the end of this chapter. Single and multiple rack installations shall 
conform with the minimum clearance standards shown in the figures at the end of this 
chapter. Alternatives to the above standard may be approved after review by the Bicycle 
Commission and approval by the Staff Advisor. Alternatives shall conform with all other 
applicable standards of this section. Bicycle parking racks or lockers shall be anchored 
securely. 

2. The intent of this subsection is to ensure that required bicycle racks are designed so that 
bicycles may be securely locked to them without undue inconvenience and will be 
reasonably safeguarded from intentional or accidental damage. 
a. Bicycle racks shall hold bicycles securely by means of the frame. The frame shall be 

supported so that the bicycle cannot be pushed or fall to one side in a manner that 
will damage the wheels. 

b. Bicycle racks shall accommodate: 
i. Locking the frame and both wheels to the rack with a high-security U-shaped 

shackle lock, if the bicyclists removes the front wheel; and 
ii. Locking the frame and one wheel to the rack with a high-security U-shaped 

shackle lock, if the bicyclists leaves both wheels on the bicycle; and 



iii. Locking the frame and both wheels to the rack with a chain or cable not longer 
than 6 feet without removal of the front wheel. 

c. Paving and Surfacing. Outdoor bicycle parking facilities shall be surfaced in the 
same manner as the automobile parking area or with a minimum of two inch 
thickness of hard surfacing (i.e., asphalt, concrete, pavers, or similar material) and 
shall be relatively level. This surface will be maintained in a smooth, durable, and 
well-drained condition. 

 
SECTION 18.92.090  Pedestrian Access and Circulation. 
A. Site Layout and Design.  To ensure safe, direct, and convenient pedestrian circulation, all 

developments, except single-family dwellings (i.e. detached housing on individual lots) and 
accessory uses, shall provide a continuous walkway system. The walkway system shall be 
based on the standards in subsections 1-4, below: 

 
1. Continuous Walkway System.  Extend the walkway system throughout the development 

site and connect to all future phases of development, and to existing or planned off-site 
adjacent sidewalks, trails, public parks, and open space areas to the greatest extent 
practicable.  The developer may also be required to connect or stub walkway(s) to 
adjacent streets and to private property for this purpose. 

 
 2. Safe, Direct, and Convenient.  Provide safe, reasonably direct, and convenient 

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

 
 a. Reasonably direct.  A route that does not deviate unnecessarily from a straight 

line or a route that does not involve a significant amount of out-of-direction travel for 
likely users. 

 
 b. Safe and convenient.  Routes that are reasonably free from hazards and provide 

a reasonably direct route of travel between destinations. 
 
 c. "Primary entrance" for commercial, industrial, mixed use, public, and institutional 

buildings is the main public entrance to the building.  In the case where no public 
entrance exists, street connections shall be provided to the main employee entrance. 

 
 d. "Primary entrance" for residential buildings is the front door (i.e. facing the 

street).  For multifamily buildings in which each unit does not have its own exterior 
entrance, the “primary entrance” may be a lobby, courtyard, or breezeway which 
serves as a common entrance for more than one dwelling. 

 
 3. Connections within Development. Walkways within developments shall be provide 

connections as required in subsections a-c, below: 
 

a. Connect all building entrances to one another to the extent practicable, as generally 
shown in Figure 1; 

b. Connect all on-site parking areas, storage areas, recreational facilities, trash and 
recycle areas and common areas, and connect off-site adjacent uses to the site to 
the extent practicable. Topographic or existing development constraints may be 
cause for not making certain walkway connections, as generally shown in Figure 1; 
and 
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units, or when a use is intensified by the addition of floor space, seating capacity, or change in 
use. 
 
 
SECTION 18.92.120  Availability of Facilities. 
All required parking, access and circulation shall be available for use by residents, customers 
and employees only, and shall not be used for the storage or display of vehicles or materials. 
 
 



CHAPTER 18.68 

GENERAL REGULATIONS 

SECTIONS: 

18.68.010 Fences. 
18.68.020 Vision Clearance Area. 
18.68.030 Access. 
18.68.040 Yard Requirements.  
18.68.050 Special Setback Requirements. 
18.68.070 Land Surveys. 
18.68.080 Commercial Excavation--Removal of Earth Products. 
18.68.090 Nonconforming Uses and Structures. 
18.68.100 Slope; Hillside Protection. Repealed in its entirety, Ord 2528, 7/5/89. 
18.68.110 Front Yard— General Exception. 
18.68.120 Utilities. 
18.68.130 Lot Size Requirements--General Exception. 
18.68.140 Accessory Buildings, Structures and Mechanical Equipment. 
18.68.150 Waiver of Right to Remonstrate and Consent to Participate in Costs of 

Improvements. 
18.68.160 Driveway Grades. 
 
 
SECTION 18.68.010  Fences. 
Fences, walls, hedges and screen planting shall be subject to the following standards: 
 
A. In any required front yard, provided they do not exceed three and one-half (3 ½) feet in 

height. 
 
B. In any rear or side yard, provided they do not exceed six and one-half (6 ½) feet in height. 
 
C. The height of fences or walls in rear or sideyard setback areas abutting a public street shall 

be forty-eight (48) inches or less if said fences or walls are within ten (10) feet of any public 
street except an alley. 

 
D. The framework for newly constructed fences and walls shall face toward the builder's 

property, except where fences are jointly constructed. 
 
E. Fences shall lean at an angle from the vertical plane no greater than five (5%) percent. In 

cases where this limitation is exceeded and a written complaint is received by the Planning 
Department, the property owner shall be notified, in writing, of the problem. The Planning 
Department shall take action only on the basis of a written complaint, or on its own action. 

 
 
SECTION 18.68.020  Vision Clearance Area. 
Vision clearance areas shall be provided with the following distances establishing the size of the 
vision clearance area: 
 
A. In any R district, the minimum distance shall be twenty-five (25) feet or, at intersections 



including an alley, ten (10) feet. 
 
B. In all other districts except the C-1, E-1, and CM districts, the minimum distance shall be 

fifteen (15) feet or, at intersections, including an alley, ten (10) feet. When the angle of 
intersection between streets, other than an alley, is less than thirty (30) degrees, the 
distance shall be twenty-five (25) feet. 

 
C. The vision clearance area shall contain no plantings, fences, walls, structures, or temporary 

or permanent obstructions exceeding two and one-half (2 ½) feet in height, measured from 
the top of the curb, except that street trees exceeding this height may be located in this 
area, provided all branches and foliage are removed to a height of eight (8) feet above the 
grade. 

 
D. The vision clearance standards established by this section are not subject to the Variance 

section of this title. (Ord 2605, S1, 1990; Ord 3036, amended, 08/17/2010) 
 
 
SECTION 18.68.030  Access. 
Each lot shall abut a minimum width of forty (40) feet upon a public street (other than an alley).  
This requirement may be decreased to twenty-five (25) feet on a cul-de-sac vehicle turn-around 
area. Except with an approved flag partition, no lot shall abut upon a street for a width of less 
than twenty-five (25) feet. 
 
 
SECTION 18.68.040  Yard Requirements.  
All yard measurements to and between buildings or structures or for the purpose of computing 
coverage or similar requirements shall be made to the building or nearest projection. 
Architectural projections may intrude eighteen (18) inches into required yards. (Ord 2951, 07/01/2008) 
 
 
SECTION 18.68.050  Arterial Street Setback Requirements. 
To permit or afford better light, air and vision on more heavily traveled streets and on streets of 
substandard width, to protect arterial streets, and to permit the eventual widening of hereinafter 
named streets, every yard abutting a street, or portion thereof, shall be measured from the 
special base line setbacks listed below instead of the lot line separating the lot from the street. 
 

Street  Setback 
East Main Street, between City limits and Lithia Way 35 feet 
Ashland Street (Highway 66) between 
City limits and Siskiyou Boulevard 65 feet 

 
Also, front yards for properties abutting all arterial streets shall be no less than twenty (20) feet, 
with the exception of the CM and C-1-D districts and properties abutting Lithia Way in the C-1 
district.(Ord 2959, 8/1/2008; Ord 3036, amended, 08/17/2010) 
 
 
SECTION 18.68.070  Land Surveys. 
Before any action is taken pursuant to this Title which would cause adjustments or realignment 
of property lines, required yard areas, or setbacks, the exact lot lines shall be validated by 



location of official survey pins or by a survey performed by a licensed surveyor. 
 
 
SECTION 18.68.080  Commercial Excavation--Removal of Earth Products. 
A. Before a Conditional Use Permit for the commercial excavation and removal of earth 

products can be granted, plans and specifications showing the location of premises, grading 
plan, existing and proposed drainage, proposed truck access, and details of regrading and 
revegetation of the site shall be submitted to, and approved by, the Planning Commission. 

 
B. Any deviation from the plans as approved will serve as grounds to revoke the Conditional 

Use Permit. 
 
C. In reviewing the application, the Planning Commission may consider the most appropriate 

use of the land, distances from property lines, the protection of pedestrians and vehicles, the 
prevention of the collection and stagnation of water at all stages of the operation, and the 
rehabilitation of the land upon termination of operation. 

 
D. A bond may be required to ensure performance. 
 
E. Any expansion of a nonconforming commercial excavation shall require a Conditional Use 

Permit.  An expansion is defined as removal of additional undisturbed topsoil or vegetation 
or otherwise enlarging the area which had been mined, commonly referred to as the quarry 
face or active quarry area. (Ord 2290 S2, 1984) 

 
 
SECTION 18.68.090  Nonconforming Uses and Structures. 
A. A non-conforming use or structure may not be enlarged, extended, reconstructed, 

substituted, or structurally altered, except as follows: 
1. When authorized in accordance with the same procedure as provided in Conditional Use 

Chapter 18.104 and the criteria of Section 18.104.050(B and C), a nonconforming use 
may be changed to one of the same or a more restricted nature, except that a 
Conditional Use Permit need not be obtained when the use is changed to a permitted 
use within the zoning district. 

2. When authorized in accordance with the same procedure as provided in Conditional Use 
Chapter 18.104 and the criteria of Section 18.104.050(B and C), nonconforming 
structure may be enlarged, extended, reconstructed or the footprint modified, except that 
a Conditional Use Permit need not be obtained when the addition or extension meets all 
requirements of this Title. 

3. A non-conforming structure may be restored or rehabilitated if is not changed in size or 
shape, provided that the use of the structure is not changed except if in conformance 
with the procedures of Section 18.68.090.A.1 above. 

4. Nothing in this section shall be deemed to prevent the normal maintenance and repair of 
a non-conforming structure or its restoration to a safe condition when declared to be 
unsafe by any official charged with protecting public safety. 

5. A legal nonconforming structure or nonconforming use that is damaged to an extent of 
50% or more of its replacement cost may be restored only if the damage was not 
intentionally caused by the property owner and the nonconformity is not increased. Any 
residential structure(s), including multiple-family, in a residential zone damaged beyond 
50% of its replacement cost by a catastrophe, such as fire that is not intentionally 



caused by the owner, may be reconstructed at the original density provided the 
reconstruction is commenced within 2 years after the catastrophe. 

 
B. Discontinuance. If the nonconforming use of a building structure, or premises ceases for a 

period of six (6) months or more, said use shall be considered abandoned; and said 
building, structure, or premises shall thereafter be used only for uses permitted in the district 
in which it is located. Discontinuance shall not include a period of active reconstruction 
following a fire or other result of natural hazard; and the Planning Commission may extend 
the discontinuance period in the event of special unique unforeseen circumstances. 

 
C. Reactivation.  A non-conforming use, which has been abandoned for a period of more than 

six (6) months may be reactivated to an equivalent or more restricted use through the 
Conditional Use and Site Review process. In evaluating whether or not to permit the 
reactivation of a non-conforming use, the Planning Commission, in addition to using the 
criteria required for a Conditional Use Permit and Site Review, shall also use the following 
additional criteria: 
1. That any improvements for the reactivation of the non-conforming use on the site shall 

be less than fifty (50%) percent of the value of the structure. The value of the structure 
shall be determined by an independent real estate appraiser licensed in the State of 
Oregon. The value of the improvement shall be determined based upon copies of the 
contractor’s bid for said improvements, which shall be required with the Conditional Use 
permit application.  Personal property necessary for the operation of the business or site 
improvements not included in the structure shall not be counted as improvements under 
this criterion.  

2. An assessment that the traffic generated by the proposed use would not be greater than 
permitted uses on the site.  In assessing the traffic generated by the proposed use, the 
Planning Commission shall consider the number of vehicle trips per day, the hours of 
operation, and the types of traffic generated; i.e., truck or passenger vehicle. The 
Planning Commission shall modify the Conditional Use Permit so that the operation of 
the non-conforming use is limited to the same traffic impact as permitted uses in the 
same zone. 

3. That the noise generated by the proposal will be mitigated so that it complies with the 
Ashland Noise Ordinance, Chapter 9.08.170, and also that it does not exceed the 
average ambient noise level already existing in the area, as measured by this standard. 

4. That there will be no lighting of the property which would have direct illumination on 
adjacent uses and that there would be no reflected light from the property greater than 
the amount of reflected light from any permitted use in that same zone. 

5. In a residential zone the findings must further address that such reactivation will further 
implement Goal VI, Policy 2, Housing Chapter of the Ashland Comprehensive Plan. 

6. Nothing herein shall apply to non-conforming signs, which are governed by the 
provisions of Section 18.96.150 of this Code.  

 
D. Building or structure: Nothing contained in this Title shall require any change in the plans, 

construction, alteration, or designated use of a structure for which a building permit has 
been issued and construction has commenced prior to the adoption of the ordinance 
codified herein and subsequent amendments thereto, except that if the designated use will 
be nonconforming, it shall, for the purpose of subsection (B) of this Section, be a 
discontinued use if not in operation within two (2) years of the date of issuance of the 
building permit. (Ord 2951, amended, 07/01/2008) 

 
 



SECTION 18.68.100 Slope; Hillside Protection.  Repealed in its entirety, Ord. 2528, 7/5/89. 
 
 
SECTION 18.68.110  Front Yard - General Exception. 
A. If there are dwellings or accessory buildings on both abutting lots (even if separated by an 

alley or private way) with front or side yards abutting a public street with less than the 
required setback for the district, the front yard for the lot need not exceed the average yard 
of the abutting structures. 

 
B. If there is a dwelling or accessory building on one (1) abutting lot with a front yard of less 

than the required depth for the district, the front yard need not exceed a depth one-half (½) 
way between the depth of the abutting lot and the required front yard depth. 

 
C. The front yard may be reduced to ten (10) feet on hillside lots where the terrain has an 

average steepness equal to, or exceeding a one (1) foot rise or fall in four (4) feet of 
horizontal distance within the entire required yard, said vertical rise or fall to be measured 
from the natural ground level at the property line. (Ord 2951, amended, 07/01/2008) 

 
 
SECTION 18.68.120  Utilities. 
Except as provided in Chapter 18.72 for wireless communication systems, the erection, 
construction, alteration, or maintenance by public utility or municipal or other government 
agencies of underground or overhead gas, electrical, steam or water transmission or distribution 
systems, collection, communication, supply or disposal systems, including poles, towers, wires, 
mains, drains, sewers, pipes, conduits, cables, fire alarm boxes, police equipment and 
accessories in connection therewith, but not including buildings or satellite disc antennas, shall 
be permitted in any district, subject to the normal permit process. Utility transmission and 
distribution lines, poles and towers may exceed the height limits otherwise provided for in this 
Title, except in the Airport Overlay District. (Ord 2457 S1, 1988; Ord 3802 S3, 1997) 
 
 
SECTION 18.68.130  Lot Size Requirements - General Exception. 
If a lot or the aggregate of contiguous lots or land parcels held in single ownership and recorded 
in the office of the County Clerk at the time of passage of the ordinance codified herein, has an 
area or dimension which does not meet the lot size requirements of the district in which the 
property is located, the lot or aggregate holdings may be occupied by a use permitted outright in 
the district subject to all other requirements, provided it complied with all ordinances when it was 
recorded. 
 
 
SECTION 18.68.140  Accessory Buildings, Structures and Mechanical Equipment. 
Accessory buildings and structures shall comply with all requirements for the principal use 
except where specifically modified by this Title and shall comply with the following limitations: 
 
A. A greenhouse or hothouse may be maintained accessory to a dwelling in an R district. 
 
B. A guest house may be maintained accessory to a single-family dwelling provided there are 

no kitchen cooking facilities in the guest house. 
 



C. Mechanical equipment shall not be located between the main structure on the site and any 
street adjacent to a front or side yard, and every attempt shall be made to place such 
equipment so that it is not visible from adjacent public streets. Mechanical equipment and 
associated enclosures, no taller than allowed fence heights, may be located within required 
side or rear yards, provided such installation and operation is consistent with other 
provisions of this Title or the Ashland Municipal Code, including but not limited to noise 
attenuation. Any installation of mechanical equipment shall require a building permit.   

 
D. Regardless of the side and rear yard requirements of the district, in a residential district, a 

side or rear yard may be reduced to three (3) feet for an accessory structure erected more 
than fifty (50) feet from any street, other than alleys, provided the structure is detached and 
separated from other buildings and structures by ten (10) feet or more, and is no more than 
fifteen (15) feet in height. Any conversion of such accessory structure to an accessory 
residential unit shall conform to other requirements of this Title for accessory residential 
units, including any required planning action and/or site review. (Ord 2951, amended, 07/01/2008) 

 
 
SECTION 18.68.150  Waiver of Right to Remonstrate and Consent to Participate in Costs 
of Improvements. 
Whenever a request is made for a building permit which involves new construction of a new 
residential unit and/or any request involving a planning action which would increase traffic flow 
on any street not fully improved, the applicant is required to legally agree to participate in the 
costs and to waive the rights of the owner of the subject property to remonstrate both with 
respect to the owners agreeing to participate in the costs of full street improvements and to not 
remonstrate to the formation of a local improvement district, to cover such improvements and 
costs thereof. Full street improvements shall include paving, curb, gutter, sidewalks, and the 
undergrounding of utilities. This requirement is a condition precedent to the issuance of a 
building permit or the granting of approval of a planning action and if the owner declines to so 
agree, then the building permit and/or planning action shall be denied. This shall not require 
paving of alleys, and shall not be construed as waiving property owners rights to present their 
views during a public hearing held by the City Council. (Ord 2589, 1990) 
 
 
SECTION 18.68.160  Driveway Grades. 
Grades for new driveways in all zones shall not exceed a grade of 20% for any portion of the 
driveway. All driveways shall be designed in accord with City of Ashland standards and installed 
prior to issuance of a certificate of occupancy for new construction. If required by the City, the 
developer or owner shall provide certification of driveway grade by a licensed land surveyor.  All 
vision clearance standards associated with driveway entrances onto public streets shall not be 
subject to the Variance section of this title. (Ord 2951, amended, 07/01/2008) 
 



CHAPTER 18.108 

PROCEDURES 

SECTIONS: 
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18.108.050 Type II Procedure. 
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SECTION 18.108.010   Purpose. 
The purpose of this chapter is to establish procedures to initiate and make final decisions 
regarding planning actions.  
 
 
SECTION 18.108.015   Pre-Application Conference. 
An applicant shall request a pre-application conference prior to submitting an application for a 
Type I, II or III planning action or an Expedited Land Division. The purpose of the conference 
shall be to acquaint the applicant with the substantive and procedural requirements of the Land 
Use Ordinance, provide for an exchange of information regarding applicable elements of the 
comprehensive plan and development requirements and to identify policies and regulations that 
create opportunities or pose significant constraints for the proposed development. The Staff 
advisor is authorized to waive pre-application conference requirements and to create 
procedures which allow for electronic or other alternative forms of conferences. 
(Ord 2951, amended, 07/01/2008) 
 
 
SECTION 18.108.017   Applications. 
A. In order to initiate a planning action, a complete application shall be submitted to the 

Planning Department as set forth below. 
1. Complete applications shall include: 

a. All of the required information for the specific action requested,  
b. Written findings of fact,  



c. Complete and signed application form. The application must be signed by one or 
more property owners of the property for which the planning action is requested, or 
their authorized agents. The application shall not be considered complete unless it is 
accompanied by the appropriate application fee.  

2. Incomplete applications are subject to delay in accordance with ORS 227.178. The City 
will inform the applicant of deficiencies within 30 days of application. The applicant then 
has 31 days in which to provide a complete application. The City will begin the 
appropriate application procedure when the application is deemed complete, or at the 
end of the 31 day period. 

3. The Staff Advisor is authorized to set standards and procedures for application submittal 
requirements, including the number and type of applications required (e.g. hard and/or 
electronic copies), size and format of applications (e.g. paper size and electronic format), 
and dates when applications can be received. The Staff Advisor shall make the 
requirements for application submittals readily available to the public to review. 
 

B. All applicants for Types I, II and III planning actions shall have completed a pre-application 
conference for the project within a 6-month time period preceding the filing of the 
application. This requirement may be waived by the Staff Advisor if in the Staff Advisor's 
opinion the information to be gathered in a pre-application conference already exists in the 
final application. (Ord 2951, amended, 07/01/2008) 

 
C. Priority planning action processing for LEED® certified buildings. 

1. New buildings and existing buildings whose repair, alteration or rehabilitation costs 
exceed fifty percent of their replacement costs, that will be pursuing certification under 
the Leadership in Energy and Environmental Design Green Building Rating System 
(LEED®) of the United States Green Building Council shall receive top priority in the 
processing of planning actions. 

2. Applicants wishing to receive priority planning action processing shall provide the 
following documentation with the application demonstrating the completion of the 
following steps in working towards LEED® certification. 
a. Hiring and retaining a LEED® Accredited Professional as part of the project team 

throughout the design and construction process. 
b. The LEED® checklist indicating the credits that will be pursued. (Ord 3036, added, 08/17/10) 
 

 
SECTION 18.108.020   Types of Procedures. 
There are three general types of procedures: 1) ministerial actions; 2) planning actions, and 3) 
legislative amendments. When a project proposal involves more than one application and more 
than one type of procedure, the applications shall be reviewed together by the same decision 
body and follow the highest level procedure applying to any one of the applications.   

 
A. Ministerial Actions. The Staff Advisor shall have the authority to review and approve or 

deny the following matters which shall be ministerial actions: 
1. Final subdivision plat approval. (18.80.050) 
2. Final partition map approval. (18.76.120) 
4. Minor amendments to subdivisions and partitions. 
5. Boundary line adjustments. (18.76.140) 
6. Zoning permits. (18.112.010) 
7. Sign permits. (18.96.050) 
8. Home occupation permits. (18.94.130) 
9. Extension of time limits for approved planning actions (18.112.030). 



10. Mechanical equipment exempt from Site Review. 
11. Conversion of existing multi-family dwelling units into for-purchase housing. 

 
B. Planning Actions. All planning actions shall be subject to processing by one of the four 

following procedures: 
1 Type I Procedure 
2. Type II Procedure 
3. Type III Procedure 
4. Expedited Land Divisions 
 

C. Legislative Amendments. Legislative amendments shall be subject to the procedures 
established in Section 18.108.170. (Ord 2951, Amended, 7/01/2008) 

 
 
SECTION 18.108.022   Ministerial Action Time Limits. 
A. Within 21 days after accepting an application for a ministerial action the Staff Advisor shall 

deny or approve the application unless such time limitation is extended with the consent of 
the applicant. The Staff Advisor shall not accept applications which cannot be acted upon 
initially in a rational manner within seven days of receipt unless the applicant consents to a 
longer period for action.  
 

B. Within such 21 day period the Staff Advisor shall issue the permit or approval or advise the 
applicant that the application has been denied. 

 
 
SECTION 18.108.025   Consolidated Review Procedures. 
An applicant may apply at one time for all permits or zone changes needed for a development 
project. The consolidated procedure shall be subject to the time limitations set out in ORS 
227.178. The consolidated procedure shall follow the most restrictive procedure in the 
development project. (Ord 2951, added, 7/01/2008) 
 
 
SECTION 18.108.030   Expedited Land Divisions.  
A.  Applicability.   

1. An expedited land division is an action that: 
a. Includes land that is zoned for residential uses. 
b. Is solely for the purposes of residential use, including recreational or open space 

uses accessory to residential use. 
c. Does not provide for dwellings or accessory buildings to be located on land that is 

specifically mapped and designated for full or partial protection of natural features 
that protect open spaces, physical and environmental constraints per Chapter 18.62, 
riparian corridors, wetlands, designated historic districts or structures. 

d. Meets minimum standards in the Street Standards Handbook and Section 18.88.050. 
e. Creates enough lots or parcels to allow building residential units at 80 percent (80%) 

or more of the maximum net density permitted by the zoning designation of the site. 
2. A land division that creates three or fewer parcels under ORS 92.010 and ALUO 18.76. 
3. An expedited land division as described in this section is not a land use decision or a 

limited land use decision under ORS 197.015 or a permit under ORS 227.160. 
4. All requirements outlined in Chapter 18.76 apply to expedited land divisions except for 

those provisions modified within this section. 



 
B. Procedure and Notice Requirements. 

1. Application Completeness. 
a. If the application for expedited land division is incomplete, the Staff Advisor shall 

notify the applicant of exactly what information is missing within 21 days of receipt of 
the application and allow the applicant to submit the missing information. For 
purposes of computation of time under this section, the application shall be deemed 
complete on the date the applicant submits the requested information or refuses in 
writing to submit it. 

b. If the application was complete when first submitted or the applicant submits the 
requested additional information within 180 days of the date the application was first 
submitted, approval or denial of the application shall be based upon the standards 
and criteria that were applicable at the time the application was first submitted. 

2. The city shall provide written notice of the receipt of the completed application for an 
expedited land division to any state agency, local government or special district 
responsible for providing public facilities or services to the development and to owners of 
property within 100 feet of the entire contiguous site for which the application is made.  
The notification list shall be compiled from the most recent property tax assessment roll.  
For purposes of appeal to the referee under ORS 197.375, this requirement shall be 
deemed met when the local government can provide an affidavit or other certification 
that such notice was given. Notice shall also be provided to any neighborhood or 
community planning organization recognized by the governing body and whose 
boundaries include the site. 

3. The notice required under subsection (2) of this section shall: 
a. State: 

i. The deadline for submitting written comments; 
ii. That issues that may provide the basis for an appeal to the referee must be 

raised in writing prior to the expiration of the comment period; and 
iii. That issues must be raised with sufficient specificity to enable the local 

government to respond to the issue. 
b. Set forth, by commonly used citation, the applicable criteria for the decision. 
c. Set forth the street address or other easily understood geographical reference to the 

subject property. 
d. State the place, date and time that comments are due. 
e. State a time and place where copies of all evidence submitted by the applicant will 

be available for review. 
f. Include the name and telephone number of a local government contact person. 
g. Briefly summarize the local decision-making process for the expedited land division 

decision being made. 
4. After notice under subsections (2) and (3) of this section, the city shall: 

a. Provide a 14-day period for submission of written comments prior to the decision. 
b. Make a decision to approve or deny the application within 63 days of receiving a 

completed application, based on whether it satisfies the substantive requirements of 
the local government’ s land use regulations. An approval may include conditions to 
ensure that the application meets the applicable land use regulations. For 
applications subject to this section, the city: 
i. Shall not hold a hearing on the application; and 
ii. Shall issue a written determination of compliance or noncompliance with 

applicable land use regulations that includes a summary statement explaining the 
determination. The summary statement may be in any form reasonably intended 
to communicate the local government’s basis for the determination. 



c. Provide notice of the decision to the applicant and to those who received notice 
under subsection (2) of this section within 63 days of the date of a completed 
application. The notice of decision shall include: 
i. The summary statement described in paragraph (b)(ii) of this subsection; and 
ii. An explanation of appeal rights under ORS 197.375 
 

C. Appeals 
1. An appeal of a decision made under ORS 197.360 and 197.365 shall be made as 

follows: 
a. An appeal must be filed with the local government within 14 days of mailing of the 

notice of the decision under ORS 197.365 (4), and shall be accompanied by a $300 
deposit for costs. 

b. A decision may be appealed by: 
i. The applicant; or 
ii. Any person or organization who files written comments in the time period 

established under ORS 197.365. 
c. An appeal shall be based solely on allegations: 

i. Of violation of the substantive provisions of the applicable land use regulations; 
ii. Of unconstitutionality of the decision; 
iii. That the application is not eligible for review under ORS 197.360 to 197.380 and 

should be reviewed as a land use decision or limited land use decision; or 
iv. That the parties’ substantive rights have been substantially prejudiced by an error 

in procedure by the local government. 
2. The city shall appoint a referee to decide the appeal of a decision made under ORS 

197.360 and 197.365. The referee shall not be an employee or official of the local 
government. The City Administrator is authorized to hire, under contract on an as 
needed basis, a referee to decide such appeals. If the city has designated a hearings 
officer under ORS 227.165, the City Administrator may designate the hearings officer as 
the referee for appeals of a decision made under ORS 197.360 and 197.365. 

3. Within seven days of being appointed to decide the appeal, the referee shall notify the 
applicant, the local government, the appellant if other than the applicant, any person or 
organization entitled to notice under ORS 197.365(2) that provided written comments to 
the local government and all providers of public facilities and services entitled to notice 
under ORS 197.365(2) and advise them of the manner in which they may participate in 
the appeal. A person or organization that provided written comments to the local 
government but did not file an appeal under subsection (1) of this section may 
participate only with respect to the issues raised in the written comments submitted by 
that person or organization. The referee may use any procedure for decision-making 
consistent with the interests of the parties to ensure a fair opportunity to present 
information and argument. The referee shall provide the local government an opportunity 
to explain its decision, but is not limited to reviewing the local government decision and 
may consider information not presented to the local government. 

4. Referee Decision. 
a. The referee shall apply the substantive requirements of the local government’s land 

use regulations and ORS 197.360. If the referee determines that the application does 
not qualify as an expedited land division as described in ORS 197.360, the referee 
shall remand the application for consideration as a land use decision or limited land 
use decision. In all other cases, the referee shall seek to identify means by which the 
application can satisfy the applicable requirements. 

b. The referee may not reduce the density of the land division application. The referee 
shall make a written decision approving or denying the application or approving it 



with conditions designed to ensure that the application satisfies the land use 
regulations, within 42 days of the filing of an appeal. The referee may not remand the 
application to the local government for any reason other than as set forth in this 
subsection. 

5 Unless the governing body of the local government finds exigent circumstances, a 
referee who fails to issue a written decision within 42 days of the filing of an appeal shall 
receive no compensation for service as referee in the appeal. 

6. Notwithstanding any other provision of law, the referee shall order the city to refund the 
deposit for costs to an appellant who materially improves his or her position from the 
decision of the local government. The referee shall assess the cost of the appeal in 
excess of the deposit for costs, up to a maximum of $500, including the deposit paid 
under subsection (1) of this section, against an appellant who does not materially 
improve his or her position from the decision of the local government. The local 
government shall pay the portion of the costs of the appeal not assessed against the 
appellant. The costs of the appeal include the compensation paid the referee and costs 
incurred by the local government, but not the costs of other parties. 

 
D. Effective Date of Decision. Unless appealed within 14 days of mailing a notice of decision, 

the Staff Advisor decision becomes final on the 15th day.  Appeals shall be considered as set 
forth in ALUO 18.108.030(C) and ORS 197.375. (Ord 2951, amended, 7/01/2008; Ord 2942, amended, 10/02/2007) 

 
 
SECTION 18.108.040   Type I Procedure. 
A. Actions Included. The following planning actions shall be subject to the Type I Procedure: 

1. Site Design Review. The following developments that are subject to the Site Design 
Review Standards outlined in Chapter 18.72 shall follow the Type I permit procedures.   
a. Downtown Design Standards Zone. Any development which is less than 2,500 

square feet or ten percent of the building’s square footage, whichever is less. 
b. Detail Site Review. Any development in the Detail Site Review Zone, as defined in 

the Site Review Standards adopted pursuant Chapter 18.72, which is less than 
10,000 square feet in gross floor area.  

c. Commercial, Industrial and Non-residential Uses. 
i. All new structures, additions or expansions in C-1, E-1, HC and M-1 zones, not 

within the Downtown Design Standards zone, that do not require new building 
area in excess of 20% of an existing building’ s square footage or 10,000 square 
feet of gross floor area, whichever is less.  

ii. All new structures or additions less than 15,000 square feet of gross floor area in 
the CM zoning district. (Ord 3036, added, 08/17/10) 

iii Mixed-use buildings containing commercial and residential uses in residential 
zoning districts within the Pedestrian Place Overlay Zone. 

iiiiv. Expansion of impervious surface area in excess of 10% of the area of the 
site or 1,000 square feet, whichever is less 

ivv. Expansion of parking lots, relocation of parking spaces on a site, or other 
changes which alters or affects circulation affecting on adjacent property or a 
public right-of-way. 

vi. Any change of occupancy from a less intensive to a more intensive occupancy, 
as defined in the City building code, or any change in use which requires a 
greater number of parking spaces. 



vii. Any change in use of a lot from one general use category to another general use 
category, e.g., from residential to commercial, as defined by the zoning 
regulations of this Code. 

viii. Any exterior change to a structure which requires a building permit or includes 
the installation of Public Art, and is listed on the National Register of Historic 
Places or to a contributing property within an Historic District on the National 
Register of Historic Places. 

ix. Mechanical equipment not otherwise exempt from site design review per Section 
18.72.030(B). 

x. Installation of wireless communication facilities in accordance with Section 
18.72.180.B. 

d. Residential. 
i. Two or more residential units on a single lot. 
ii. All new structures or additions less than 10,000 square feet of gross floor area, 

other than single-family homes or accessory uses on individual lots 
iii. Construction of attached single-family housing (e.g. town homes, condominiums, 

row houses, etc.) in all zoning districts. 
iv. Off-street parking or landscaping, in conjunction with an approved Performance 

Standards Subdivision required by ordinance and not located within the 
boundaries of the individual unit parcel (e.g. shared parking). 

v. Any exterior change to a structure which requires a building permit or includes 
the installation of Public Art, and is individually listed on the National Register of 
Historic Places. 

vi. Mechanical equipment not otherwise exempt from site design review per Section 
18.72.030(B). 

x. Installation of wireless communication facilities in accordance with Section 
18.72.180.B. 

2. Miscellaneous Actions.   
a. Amendments or modification to conditions of approval for Type I planning actions.  
b. Amendment or modification to conditions of approval for Type II actions where the 

modification involves only changes to tree removal and/or building envelopes. 
planning actions. 

c. Physical and Environmental Constraints Review permits as allowed in Chapter 
18.62. 

d. Tree removal permits as required by Section 18.61.042(D). 
e. Limited Activities and Use permits as allowed in Chapter 18.63. 
f. Water Resource Protection Zone Reductions of up to 25% as allowed in Chapter 

18.63. 
3. Conditional Use Permits. The following conditional use permits are subject to Type I 

review procedures: 
a. Conditional use permits involving existing structures or additions to existing 

structures, and not involving more than three (3) residential dwelling units. 
b. Installation of wireless communication facilities in accordance with Section 

18.72.180.B. 
bc. Temporary uses. 
cd. Enlargement, expansion, etc. of nonconforming structures in accordance with 

Section18.68.090(2). 
de. Government signs per Section 18.96.150. 
ef. The following uses in Residential zones: 

i. Accessory residential units 
ii. Daycare centers. 

Comment [h1]: Housekeeping edits 

Comment [h2]: Wireless Communication 
Facilities ordinance update 

Comment [h3]: Housekeeping edit 

Comment [h4]: Wireless Communication 
Facilities ordinance update 

Comment [h5]: Housekeeping edit. 

Comment [h6]: Wireless Communication 
Facilities ordinance update 



iii. Public and public utility buildings, structures and uses less than 2,500 square feet 
in building footprint and disturbs less than 7,500 square feet of land. 

iv. Structures in excess of 35 feet in R-3 zone. 
v. All new structures, additions or expansions that exceed MPFA in historic district 

up to 25%, but the addition is no larger than 300 s.f. or 10% of the existing floor 
area, whichever is less.   

vi. Hostels. 
vii. Public Parking Lots in the NM-C zone. 
viii. Community Services in the NM-R15 zone. 

f. The following uses in Commercial or Industrial zones: 
i. Electrical substations 
ii. Outdoor storage of commodities. 

g. The following uses in the Health Care Services Zone: 
i. Limited personal service providers in the home, such as beauticians and 

masseurs. 
ii. Professional offices for an accountant, architect, attorney, designer, engineer, 

insurance agent or adjuster, investment or management counselor or surveyor. 
iii. Any medically-related use, located on City-owned property that is not specifically 

allowed by the Ashland Community Hospital Master Facility Plan. 
h. Conditional uses in the Southern Oregon University District. 

4.  Variances for: 
a. Sign placement. 
b. Non-conforming signs, when bringing them into conformance as described in Section 

18.96.130.D. 
c. Up to 50% reduction of standard yard requirements. 
d. Parking in setback areas. 
e. Up to 10% reduction in the number of required parking spaces. 
f. Up to 10% reduction in the required minimum lot area. 
g. Up to 10% increase in the maximum lot coverage percentage. 
h. Up to 20% reduction in lot width or lot depth requirements. 
i. Up to 50% reduction for parking requirements in Ashland's Historic District as 

described in Section 18.92.055. 
j. Up to 10% variance on height, width, depth, length or other dimension not otherwise 

listed in this section. 
k. Site Design and Use Standards as provided in Section 18.72.090. 

5. Partitions and Land Divisions. 
 a.  Partitions which require no variances or only variances subject to Type I procedures. 
 b.  Creation of a private way, as allowed in Section 18.80.030.B. 
 c.  Final Plan Approval for Performance Standards Subdivisions. 
6. Any other planning action designated as subject to the Type I Procedure. 
7. Prior to the Staff Advisor providing notice of application and making a decision, 

applicants or the Staff Advisor may request planning actions subject to a Type I 
procedure be heard by the Commission or Hearings Board. In such case, the Staff 
Advisor shall not make a decision and shall schedule a hearing before the Commission 
or Hearings Board to be heard as provided in Section 18.108.050. 
 

B. Notice of Application.  
1. Within 10 days of the city’ s determination that an application is complete, but no less 

than 20 days before the Staff Advisor makes a decision, written notice of the application 
shall be mailed to all of the following: 
a. Applicant. 



b. Owners of the subject property. 
c. Owners of properties located within 200 feet of the perimeter of the subject property. 
d. Neighborhood group or community organization officially recognized by the city 

council that includes the area of the subject property. 
e. For final partitions, final subdivisions, and final Outline Plans, to interested parties of 

record from the tentative decision. 
f. For modification applications, to persons who requested notice of the original 

application that is being modified. 
2. The written notice shall include all of the following: 

a. The street address or other easily understood geographical reference to the subject 
property. 

b. The applicable criteria for the decision, listed by commonly used citation. 
c. The place, date, and time that comments are due. 
d. A statement that copies of all evidence relied upon by the applicant are available for 

review, and can be obtained at cost. 
e. A statement that issues that may provide the basis for an appeal to the Land Use 

Board of Appeals must be raised in writing and with sufficient specificity to enable the 
decision maker to respond to the issue. 

f. The name and phone number of a city contact person. 
g. A brief summary of the local decision making process for the decision being made. 

3. Posted Notice.  A notice shall be posted on the subject property in such a manner as to 
be clearly visible from a public right-of-way. Posting shall occur no later than the date of 
mailing notice of application. 

4. Notices shall allow a 14-day period for the submission of written comments, starting from 
the date of mailing.  All comments must be received by the city within that 14-day period. 
 

C. Decision. Within 45 days of the city’ s determination that an application is complete, unless 
the applicant agrees to a longer time period, the Staff Advisor shall approve, conditionally 
approve, or deny a Type I application. 

 
D. Notice of Decision. 

1. Within 5 days after the Staff Advisor renders a decision, the city shall mail notice of the 
 decision to the following: 

a. Applicant. 
b. Owner and occupants of the subject property. 
c. Neighborhood group or community organization officially recognized by the city that 

includes the area of the subject property. 
d. Any group or individual who submitted written comments during the comment period. 
e. Those groups or individuals who requested notice of the decision. 
f. Property owners and occupants of property located within 200 feet of the perimeter 

of the subject property. 
2. The notice shall include all of the following: 

a. A description of the nature of the decision of the Staff Advisor.  
b. An explanation of the nature of the application and the proposed use or uses which 

could be authorized.  
c. The street address or other easily understood geographical reference to the subject 

property.  
d. The name of a city representative to contact and the telephone number where 

additional information may be obtained.  



e. A statement that a copy of the application, all documents and evidence submitted by 
or on behalf of the applicant and applicable criteria are available for inspection at no 
cost and will be provided at reasonable cost.   

f. A statement that any person who was mailed a written notice of the Staff Advisor’s 
decision may request reconsideration or appeal as provided in ALUO 
18.108.070(B)(2). 

g. A statement that the Staff Advisor’ s decision will not become final until the period for 
filing a local appeal has expired. 

h. An explanation that a person who is mailed written notice of the Staff Advisor’s 
decision cannot appeal directly to LUBA.   

3. Unless the decision is reconsidered or appealed according to the procedures in ALUO 
18.108.070(B)(2), the Staff Advisor’ s decision is effective on the 13th day after notice of 
the decision is mailed. (Ord 2951, Amended, 07/01/2008) 

 
 

SECTION 18.108.050  Type II Procedure. 
A. Actions Included. The following planning actions shall be subject to the Type II Procedure: 
 1. All Conditional Use Permits not subject to a Type I procedure. 
 2. All variances not subject to the Type I procedure. 
 3. Outline Plan for subdivisions under the Performance Standard Options (AMC Chapter 

 18.88). 
 4. Preliminary Plat for subdivisions under the standard subdivision code (AMC Chapter 

 18.80). 
 5. Final Plan approval for all subdivision requests under the Performance Standard Options 

 not requiring Outline Plan approval. 
 6. Water Resource Protection Zone Reductions greater than 25% and up to 50% as 

 allowed in Chapter 18.63. 
 7. Hardship Variances as allowed in Chapter 18.63. 
 8. Any appeal of a Staff Advisor decision, including a Type I Planning Action or 

 Interpretation of the Ashland Land Use Code. 
 9. Any other planning action not designated as subject to the Type I or Type III Procedure. 

 
B. Time Limits, Notice and Hearing Requirements. Applications subject to the Type II 

Procedure shall be processed as follows: 
 1. The Staff Advisor, acting under the authority of ORS 227.165, may hold an initial 

 evidentiary hearing on Type II applications once they are deemed complete. The Staff 
 Advisor shall transmit copies of the record developed at the hearing to the Commission 
 for additional public hearing, deliberation and decision. The Staff Advisor is not 
 authorized to make decisions on Type II applications. 

 2. Complete applications shall be heard at a regularly scheduled Commission meeting 
 which is held at least 30 days after the submission of the complete application.  

 3. Notice of the hearing mailed as provided in Section 18.108.080. 
 4. Public hearing(s) shall be held before the Commission and/or Staff Advisor in accord 

 with the requirements of Section 18.108.100. (Ord 2951, amended, 7/01/2008) 
 
 
SECTION 18.108.060  Type III Procedures. 
A.  The following planning actions shall be subject to the Type III Procedure: 

1. Zone Changes or Amendments to the Zoning Map or other official maps, except for 
legislative amendments. 



2. Comprehensive Plan Map Changes or changes to other official maps, except for 
legislative amendments. 

3.  Annexations. 
4. Urban Growth Boundary Amendments 

B.  Standards for Type III Planning Actions. 
1. Zone changes, zoning map amendments and comprehensive plan map changes subject 

to the Type III procedure as described in subsection A of this section may be approved if 
in compliance with the comprehensive plan and the application demonstrates that one or 
more of the following: 
a. The change implements a public need, other than the provision of affordable 

housing, supported by the Comprehensive Plan; or 
b.   A substantial change in circumstances has occurred since the existing zoning or 

Plan designation was proposed, necessitating the need to adjust to the changed 
circumstances; or 

c. Circumstances relating to the general public welfare exist that require such an action; 
or 

d. Proposed increases in residential zoning density resulting from a change from one 
zoning district to another zoning district, will provide 25% of the proposed base 
density as affordable housing consistent with the approval standards set forth in 
Section 18.106.030(G); or 

e. Increases in residential zoning density of four units or greater on commercial, 
employment or industrial zoned lands (i.e. Residential Overlay), will not negatively 
impact the City of Ashland's commercial and industrial land supply as required in the 
Comprehensive Plan, and will provide 25% of the proposed base density as 
affordable housing consistent with the approval standards set forth in Section 
18.106.030(G).  

 The total number of affordable units described in sections D or E shall be determined 
by rounding down fractional answers to the nearest whole unit. A deed restriction, or 
similar legal instrument, shall be used to guarantee compliance with affordable 
criteria for a period of not less than 60 years. Sections D and E do not apply to 
council initiated actions. 
 

C.  Type III Procedure. 
1. Applications subject to the Type III Procedure shall be process as follows: 

a. Complete applications shall be heard at the first regularly scheduled Commission 
meeting which is held at least 45 days after the submission of the application. 

b. Notice of the hearing shall be mailed as provided in Section 18.108.080. 
c.  A public hearing shall be held before the Commission as provided in Section 

18.108.100. 
2. For planning actions described in section Section 18.108.060.A.1 and 2, the 

Commission shall have the authority to take such action as is necessary to make the 
amendments to maps and zones as a result of the decision without further action from 
the Council unless the decision is appealed.  The decision of the Commission may be 
appealed to the Council as provided in Section 18.108.110. 

3. For planning actions described in Section 18.108.060.A.3 and 24, the Commission shall 
make a report of its findings and recommendations on the proposed action. Such report 
shall be forwarded to the City Council within 45 days of the public hearing. 
a. Upon receipt of the report, or within 60 days of the Commission hearing, the Council 
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shall hold a public hearing as provided in Section 18.108.100. Public notice of such 
hearing shall be sent as provided in Section 18.108.080. 

 
b. The Council may approve, approve with conditions, or deny the application. 
        (Ord 2974, 11/04/2008; Ord 2951, amended, 7/01/2008; Ord 2895, amended, 04/15/2003) 

 
 
SECTION 18.108.070   Effective Date of Decision and Appeals. 
A. Ministerial actions are effective on the date of the decision of the Staff Advisor and are not 

subject to appeal. 
 
B. Actions subject to appeal: 

1. Expedited Land Divisions. Unless appealed within 14 days of mailing a notice of 
decision, the Staff Advisor decision becomes final on the 15th day. Appeals shall be 
considered as set forth in ALUO 18.108.030(C) and ORS 197.375.  

2. Type I Planning Actions.  
a. Effective Date of Decision. The final decision of the City for planning actions resulting 

from the Type I Planning Procedure shall be the Staff Advisor decision, effective on 
the 13th day after notice of the decision is mailed unless reconsideration of the action 
is approved by the Staff Advisor or appealed to the Commission as provided in 
section Section 18.108.070(B)(2)(c).  

b. Reconsideration. The Staff Advisor may reconsider Type I planning actions as set 
forth below. 
i. Any party entitled to notice of the planning action, or any City Agency may 

request reconsideration of the action after the decision has been made by 
providing evidence to the Staff Advisor that a factual error occurred through no 
fault of the party asking for reconsideration, which in the opinion of the staff 
advisor, might affect the decision. Reconsideration requests are limited to factual 
errors and not the failure of an issue to be raised by letter or evidence during the 
opportunity to provide public input on the application sufficient to afford the Staff 
Advisor an opportunity to respond to the issue prior to making a decision. 

ii. Reconsideration requests shall be received within five (5) days of mailing. The 
Staff Advisor shall decide within three (3) days whether to reconsider the matter.   

iii. If the Planning Staff Advisor is satisfied that an error occurred crucial to the 
decision, the Staff Advisor shall withdraw the decision for purposes of 
reconsideration. The Staff Advisor shall decide within ten (10) days to affirm, 
modify, or reverse the original decision. The Staff Advisor shall send notice of 
the reconsideration decision to affirm, modify, or reverse to any party entitled to 
notice of the planning action. 

iv. If the Staff Advisor is not satisfied that an error occurred crucial to the decision, 
the Staff Advisor shall deny the reconsideration request. Notice of denial shall be 
sent to those parties that requested reconsideration. 

c. Appeal.  
i. Within twelve (12) days of the date of the mailing of the Staff Advisor’s final 

decision, including any approved reconsideration request, the decision may be 
appealed to the Planning Commission by any party entitled to receive notice of 
the planning action. The appeal shall be submitted to the Planning Commission 
Secretary on a form approved by the City Administrator, be accompanied by a fee 
established pursuant to City Council action, and be received by the city no later 
than 4:30 p.m. on the 12th day after the notice of decision is mailed. 



ii. If an appellant prevails at the hearing or upon subsequent appeal, the fee for the 
initial hearing shall be refunded. The fee required in this section shall not apply to 
appeals made by neighborhood or community organizations recognized by the 
city and whose boundaries include the site. 

iii. The appeal shall be considered at the next regular Planning Commission or 
Hearings Board meeting. The appeal shall be a de novo hearing and shall be 
considered the initial evidentiary hearing required under ALUO 18.108.050 and 
ORS 197.763 as the basis for an appeal to the Land Use Board of Appeals. The 
Planning Commission or Hearings Board decision on appeal shall be effective 13 
days after the findings adopted by the Commission or Board are signed by the 
Chair of the Commission or Board and mailed to the parties. 

iv. The appeal requirements of this section must be fully met or the appeal will be 
considered by the city as a jurisdictional defect and will not be heard or 
considered. 

d. Final Decision of City. The decision of the Commission shall be the final decision of 
the City on appeals heard by the Commission on Type I Planning actions, effective 
the day the findings adopted by the Commission are signed by the Chair and mailed 
to the parties. 

3. Type II Planning Actions.  
a. Effective Date of Decision. The decision of the Commission is the final decision of 

the City resulting from the Type II Planning Procedure, effective 13 days after the 
findings adopted by the Commission are signed by the Chair of the Commission and 
mailed to the parties, unless reconsideration of the action is authorized as provided 
in Section (b) below or appealed to the Council as provided in section Section 
18.108.110.A.  

b. Reconsideration. 
i. The Staff Advisor on his/her own motion, or any party entitled to notice of the 

planning action may request reconsideration of the action after the Planning 
Commission final decision has been made by providing evidence to the Staff 
Advisor addressing one or more of the following: (1) new evidence material to 
the decision exists which was unavailable, through no fault of the requesting 
party, when the record of the proceeding was open; (2) a factual error occurred 
through no fault of the requesting party which is relevant to an approval criterion 
and material to the decision; (3) a procedural error occurred, through no fault of 
the requesting party, that prejudiced the requesting party's substantial rights and 
remanding the matter will correct the error.  Reconsideration requests are limited 
to errors identified above and not the failure of an issue to be raised by letter or 
evidence during the opportunity to provide public input on the application 
sufficient to afford the Staff Advisor an opportunity to respond to the issue prior 
to making a decision. 

 ii. Reconsideration requests shall be received within seven (7) days of mailing.  
The Staff Advisor shall promptly decide whether to reconsider the matter. 

iii. If the Staff Advisor is satisfied that an error occurred as identified above and is 
crucial to the decision, the Staff Advisor shall schedule reconsideration with 
notice to participants of the matter before the Planning Commission.  
Reconsideration shall be scheduled before the Planning Commission at the next 
regularly scheduled meeting.  Reconsideration shall be limited to the portion of 
the decision affected by the alleged errors identified in paragraph 3.b.i above. 

iv.  The Planning Commission shall decide to affirm, modify, or reverse the original 
decision. The Planning Commission Secretary shall send notice of the 
reconsideration decision to any party entitled to notice of the planning action. 



c. Final Decision of City. Unless the decision is remanded to the Planning Commission, 
the decision of the City Council shall be the final decision of the City on appeals 
heard by the Council, on Type II Planning actions, effective the day the findings 
adopted by the Council are signed by the Mayor and mailed to the parties.  

4. Type III Planning Actions. For planning actions described in section Section 
18.108.060.A.1 thru 4, the decision of the Council shall be the final decision of the City, 
effective the day the findings adopted by the Council are signed by the Mayor and 
mailed to the parties.  

5. Council Call Up. The City Council may call up any planning action for a decision upon 
motion and majority vote, provided such vote takes place in the required appeal period.  
Unless the planning action is appealed and a public hearing is required, the City Council 
review of the Planning Action is limited to the record and public testimony is not allowed.  
The City Council may affirm, modify or reverse the decision of the Planning Commission, 
or may remand the decision to the Planning Commission for additional consideration if 
sufficient time is permitted for making a final decision of the city. The City Council shall 
make findings and conclusions and cause copies of a final order to be sent to all parties 
of the planning action. 

 
C. No building or zoning permit shall be issued for any action under this Title until the decision 

is final, as defined in this section.  
 
D. Notwithstanding any other provision of this Chapter, in the event a LUBA appeal or a Circuit 

Court proceeding is filed concerning a final land use decision of the City, the timetable of 
development is deemed tolled or suspended from the date of the final decision of the City 
until final resolution of all appeals or final action on remand, whichever is later, not to 
exceed 24 months.  After resolution of all such appeals or remands, timetables shall be 
adjusted in writing by the Staff Advisor to reflect this automatic tolling, regardless of the 
approval authority. (Ord 3005, amended, 03/02/2010; Ord 2951, amended, 07/01/2008) 

 
 
SECTION 18.108.080   Public Hearing Notice. 
Public notice for hearings before the Staff Advisor, Hearings Board or Commission for planning 
actions shall be given as follows: 
 
A. Notices shall be mailed at least 10 days prior to the hearing to: 

1. The applicant or authorized agent,  
2. The subject property owner, and 
3. All owners of record of property on the most recent property tax assessment roll within 

200 feet of the subject property. 
 

B. Mailed notices shall contain the following information, provided, however, that notices for 
hearings before the Council shall not contain the statements specified in paragraphs 8 and 
9: 
1. Explanation of the nature of the application and the proposed use or uses which could 

be authorized. 
2. List of the applicable criteria from the ordinance and the plan that apply to the application 

at issue. 
3. The street address or other easily understood geographical reference to the subject 

property. 



4. The name of a local government representative to contact and the telephone number 
where additional information may be obtained. 

5. A statement that a copy of the application, all documents and evidence relied upon by 
the applicant and applicable criteria are available for inspection at no cost and will be 
provided at reasonable cost. 

6. The date, time and location of the hearing or of the meeting, if no hearing is involved. 
7. A statement that failure of an issue to be raised in a hearing, in person or by letter, or 

failure to provide sufficient specificity to afford the decision maker an opportunity to 
respond to the issue precludes an appeal to the Land Use Board of Appeals (LUBA) 
based on that issue. 

8. A statement that if additional documents or evidence is provided in support of the 
application, any party shall be entitled to a continuance of the hearing. 

9. A statement that unless there is a continuance, if a participant so requests before the 
conclusion of the hearing, the record shall remain open for at least seven days after the 
hearing. 
 

C. Posted Notice. A notice, as described in this subsection, shall be posted on the subject 
property by the city in such a manner as to be clearly visible from a public right-of-way at 
least 10 days prior to the date of the hearing. Failure by the city to post a notice, or post in 
clear view from a public right-of-way shall be considered an incomplete application. The city 
shall certify, for the record of the hearing, that the posting was accomplished. The failure of 
the posted notice to remain on the property shall not invalidate the proceedings. The posted 
notice shall only contain the following information: planning action number, brief description 
of the proposal, phone number and address for contact at Ashland Planning Department. 

 
D. Additional Requirements for Type II and III Public Notice. In addition to the notice specified 

in section Section 18.108.080.A, B and C, notice for Type II and III procedures shall be 
published in a newspaper of general circulation in the City at least 10 days prior to the date 
of the hearing before the Commission. 

 
E. The failure of a property owner to receive notice as provided in this section shall not 

invalidate such proceedings if the City can demonstrate by affidavit that such notice was 
mailed. The failure to receive notice shall not invalidate the decision after the action is final if 
a good faith attempt was made to notify all persons entitled to receive notice. 

 
F. Whenever it is demonstrated to the Staff Advisor that: 

1. The city did not mail the notice required in §18.108; 
2. Such error adversely affected and prejudiced a person's substantial rights; and 
3. Such person notified the Staff Advisor within 21 days of when the person knew of should 

have known of the decision, the Staff Advisor shall schedule a hearing for the next 
regular Commission or Hearings Board meeting allowing adequate time to comply with 
the notice requirements of Section 18.108.080. The public hearing shall be conducted as 
provided in §18.108.100.  

 
 If a hearing is conducted under this section, the decision of the Commission or 
 Hearings Board shall supersede the previous decision. 
 

G. Whenever it is demonstrated to the Staff Advisor that: 
1. The city did not comply with the notice requirements in §18.108.080.A through E; 
2. Such error adversely affected and prejudiced a person's substantial rights; and 
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3. Such person notified the Staff Advisor within 21 days of when the person knew or should 
have known of the decision, the Staff Advisor shall schedule a hearing before the Board, 
Commission or Council that heard or would have heard the matter involving the 
defective notice.  
a. The Staff Advisor shall notify by mail all persons who previously appeared in the 

matter and all persons who were entitled to mailed notice but were not mailed such 
notice. 

b. The hearing shall be conducted as provided in §18.108.100 if it is a hearing before 
the Board or Commission, except that the record of the previous hearing shall be 
reviewed and considered by the Board or Commission. If it is an appeal before the 
Council, the Council may hear such matters as are permitted in §18.108.110. 

 
 A decision made after the hearing shall supersede the previous decision. 
 

H. Notwithstanding the period specified in subsections F.3 and G.3 of this section, the period 
for a hearing or appeal shall not exceed three years after the date of the initial decision. 

       (Ord 2951, amended, 7/01/2008) 
 
 
SECTION 18.108.100  Public Hearings Procedure. 
A. At the commencement of a public hearing a statement shall be made to those in attendance 

that: 
1. Lists the applicable substantive criteria. 
2. States that testimony and evidence must be directed toward the listed applicable 

substantive criteria, or other criteria in the comprehensive plan or Land Use Ordinance 
which the person believes to apply to the decision. 

3. States that failure to raise an issue with sufficient specificity to afford the decision maker 
and the parties an opportunity to respond to the issue precludes appeal to LUBA based 
on that issue. 

4. States that failure to participate in the public hearing, either orally or in writing, precludes 
appeal to LUBA.  

5. States the presentation and rebuttal time limits for the applicant, proponents, and 
opponents. 

6. Other general rules of conduct for the public hearing as deemed necessary by the Board 
or Commission. 

 
B. After the statement required by section Section 18.108.100.A is made, the Commission or 

Council members shall declare any actual or potential conflicts of interest and any ex parte 
contacts including the substance of those contacts and any conclusions the member 
reached because of those contacts. 
1. No member shall serve on any proceeding in which such member has an actual conflict 

of interest; in which the member, or those persons or businesses described in ORS 
227.035, has a direct or substantial financial interest; or in which the member is biased. 
If a member refuses to disqualify him or herself, the Board, for hearings before the 
Board; the Commission, for hearings before the Commission, or the Council for hearings 
before the Council, shall have the power to remove such member for that proceeding. 

2. All parties shall be advised that they have the right to rebut the substance of any ex 
parte communications. 

 
C. At such public hearing, after receipt of public testimony, the Board or Commission may 

approve, approve with conditions or deny the request. The Board or Commission may also 



continue the public hearing to the next meeting to allow for the submittal of additional 
information for consideration in the decision. At the public hearing, the date, time, and 
location for the continuance of the public hearing shall be stated. After such statement, no 
additional public notice shall be required. 

 
D. A majority of those members present at the public hearing must vote affirmatively in order to 

adopt findings.  
 
 
SECTION 18.108.110   Appeal to Council. 
A. Appeals of Type II decisions shall be initiated by a notice of appeal filed with the City 

Administrator. The standard Appeal Fee shall be required as part of the notice. All the 
appeal requirements of Section 18.108.110, including the appeal fee, must be fully met or 
the appeal will be considered by the city as jurisdictionally defective and will not be heard or 
considered. 
1. The appeal shall be filed prior to the effective date of the decision of the Commission.  
2. The notice shall include the appellant's name, address, a reference to the decision 

sought to be reviewed, a statement as to how the appellant qualifies as a party, the date 
of the decision being appealed, and a clear and distinct identification of the specific 
grounds for which the decision should be reversed or modified, based on identified 
applicable criteria or procedural irregularity. 

3. The notice of appeal, together with notice of the date, time and place to consider the 
appeal by the Council shall be mailed to the parties at least 20 days prior to the meeting. 

4. A. Except upon the election to re-open the record as set forth in subparagraph 4.B. 
below, the review of a decision of the Planning Commission by the City Council shall 
be confined to the record of the proceeding before the Planning Commission. The 
record shall consist of the application and all materials submitted with it; 
documentary evidence, exhibits and materials submitted during the hearing or at 
other times when the record before the Planning Commission was open; recorded 
testimony; (including DVDs when available), the executed decision of the Planning 
Commission, including the findings and conclusions.  In addition, for purposes of City 
Council review, the notice of appeal and the written arguments submitted by the 
parties to the appeal, and the oral arguments, if any, shall become part of the record 
of the appeal proceeding. 

B. The Council may reopen the record and consider new evidence on a limited basis, if 
such a request to reopen the record is made to the City Administrator together with 
the filing of the notice of appeal and the City Administrator determines prior to the 
City Council appeal hearing that the requesting party has demonstrated:  
a. That the Planning Commission committed a procedural error, through no fault of 

the requesting party, that prejudiced the requesting party's substantial rights and 
that reopening the record before the Council is the only means of correcting the 
error; or  

b. That a factual error occurred before the Planning Commission through no fault of 
the requesting party which is relevant to an approval criterion and material to the 
decision; or 

c. That new evidence material to the decision on appeal exists which was 
unavailable, through no fault of the requesting party, when the record of the 
proceeding was open, and during the period when the requesting party could 
have requested reconsideration. A requesting party may only qualify for this 
exception if he or she demonstrates that the new evidence is relevant to an 



approval criterion and material to the decision. This exception shall be strictly 
construed by the Council in order to ensure that only relevant evidence and 
testimony is submitted to the hearing body.  
Re-opening the record for purposes of this section means the submission of 
additional written testimony and evidence, not oral testimony or presentation of 
evidence before the City Council. 

C. Oral argument on the appeal shall be permitted before the Council. Oral argument 
shall be limited to ten (10) minutes for the applicant, ten (10) for the appellant, if 
different, and three (3) minutes for any other Party who participated below. A party 
shall not be permitted oral argument if written arguments have not been timely 
submitted. Written arguments shall be submitted no less than ten (10) days prior to 
the Council consideration of the appeal. Written and oral arguments on the appeal 
shall be limited to those issues clearly and distinctly set forth in the Notice of Appeal; 
similarly, oral argument shall be confined to the substance of the written argument. 

D. Upon review, and except when limited reopening of the record is allowed, the City 
Council shall not re-examine issues of fact and shall limit its review to determining 
whether there is substantial evidence to support the findings of the Planning 
Commission, or to determining if errors in law were committed by the Commission. 
Review shall in any event be limited to those issues clearly and distinctly set forth in 
the notice of appeal. No issue may be raised on appeal to the Council that was not 
raised before the Planning Commission with sufficient specificity to enable the 
Commission and the parties to respond.  

E. The Council may affirm, reverse, modify or remand the decision and may approve or 
deny the request, or grant approval with conditions. The Council shall make findings 
and conclusions, and make a decision based on the record before it as justification 
for its action. The Council shall cause copies of a final order to be sent to all parties 
participating in the appeal. Upon recommendation of the Administrator, the Council 
may elect to summarily remand the matter to the Planning Commission. If the City 
Council elects to remand a decision to the Planning Commission, either summarily or 
otherwise, the Planning Commission decision shall be the final decision of the City, 
unless the Council calls the matter up pursuant to Section 18.108.070.B.5. 

F. Appeals may only be filed by parties to the planning action. "Parties" shall be defined 
as the following: 
1. The applicant. 
2. Persons who participated in the public hearing, either orally or in writing. Failure 

to participate in the public hearing, either orally or in writing, precludes the right of 
appeal to the Council. 

3. Persons who were entitled to receive notice of the action but did not receive 
notice due to error. (Ord 2951, amended, 7/01/2008) 

 
 
SECTION 18.108.140  Fees. 
Fees for applications under this Title shall be set by resolution of the Council. 
 
 
SECTION 18.108.150   Council or Commission May Initiate Procedures. 
The Commission or Council may initiate any Staff Permit, Type I, Type II, or Type III planning 
action by motion duly adopted by the respective body designating the appropriate city 
department to complete and file the application. 
 



 
SECTION 18.108.160   Ordinance Interpretations. 
A. When in the administration of the Land Use Ordinance there is doubt regarding its intent, the 

suitability of uses not specified or the meaning of a word or phrase, the Staff Advisor may 
interpret the provision in writing or refer the provision to the Commission for interpretation. 
The Commission shall issue an interpretation in writing to resolve the doubt. Neither the 
Staff Advisor's interpretation nor the Commission's shall have the effect of amending the 
provisions of the Land Use Ordinance. Any interpretation of the Land Use Ordinance shall 
be based on the following considerations: 

 
1. The comprehensive plan; 
2. The purpose and intent of the Land Use Ordinance as applied to the particular section in 

question; and 
3. The opinion of the City Attorney. 
 

B. The interpretation of the Staff Advisor shall be forwarded to the Commission who shall have 
the authority to modify the interpretation. The interpretation of the Commission shall be 
forwarded to the Council who shall have the authority to modify the interpretation. Whenever 
such an interpretation is of general public interest, copies of such interpretation shall be 
made available for public distribution. 

 
 
SECTION 18.108.170   Legislative Amendments. 
A. It may be necessary from time to time to amend the text of the Land Use Ordinance or make 

other legislative amendments in order to conform with the comprehensive plan or to meet 
other changes in circumstances and conditions. A legislative amendment is a legislative act 
solely within the authority of the Council. 
 

B. A legislative amendment may be initiated by the Council, by the Commission, or by 
application of a property owner or resident of the City. The Commission shall conduct a 
public hearing on the proposed amendment at its earliest practicable meeting after it is 
submitted, and within thirty days after the hearing, recommend to the Council, approval, 
disapproval, or modification of the proposed amendment. 

 
C. An application for amendment by a property owner or resident shall be filed with the 

Planning Department thirty days prior to the Commission meeting at which the proposal is to 
be first considered. The application shall be accompanied by the required fee. 

 
D. Before taking final action on a proposed amendment, the Commission shall hold a public 

hearing. After receipt of the report on the amendment from the Commission, the Council 
shall hold a public hearing on the amendment. Notice of time and place of the public 
hearings and a brief description of the proposed amendment shall be given notice in a 
newspaper of general circulation in the City not less than ten days prior to the date of 
hearing. 

 
E. No application of a property owner or resident for a legislative amendment shall be 

considered by the Commission within the twelve month period immediately following a 
previous denial of such request, except the Commission may permit a new application if, in 
the opinion of the Commission, new evidence or a change of circumstances warrant it.  

 



SECTION 18.108.180   Resubmittal of Applications. 
In case an application is denied by the Commission, or denied by the Council on appeal, unless 
that denial is specifically stated to be without prejudice, it shall not be eligible for resubmittal for 
one year from the date of the denial, unless evidence is submitted that conditions, the 
application, or the project design have changed to an extent that further consideration is 
warranted. (Ord 2299, 1984; Ord 2583, 1990; Ord  2775, 1996) 
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Zoning and Land Use Ordinance Review and Recommendations 
 
Ashland’s existing zoning and City of Ashland Land Use Ordinance provisions were review with 
regard to support or hindrance of the opportunity sites and design concepts for pedestrian places. 
The opportunities and redevelopment concepts are illustrated in the design for each of the three 
major intersection locations studied: North Mountain Avenue and East Main Street, Ashland Street 
and Tolman Creek Road, and Ashland Street and Walker Avenue. Suggested amendments to the 
Ashland Land Use Ordinance follow our analysis of each area and of development standards 
common to all districts in the city. In completing our analysis, we kept in mind best practices 
observed for areas which are transit-supportive and/or pedestrian oriented, as well as, the ‘building 
blocks’ for pedestrian places identified through community workshops associated with this project. 
 
Our review resulted in four general conclusions: 
 
• Transit-supportive densities for frequent bus service can be achieved under current zoning for 

the five-minute walk areas for each place. Commercial development opportunities are also 
allowed in order to achieve mixed use. Mixed use meets the objective of creating a place where 
people live and people work. We recommend no changes to the underlying zoning within the 
five-minute walk areas for the pedestrian places.  

• Some modifications to the development standards applicable to the pedestrian places and their 
five-minute walk areas should be considered.  

• An overlay zone is probably the best implementation measure for achieving desired changes and 
development character. Key features of that overlay zone has been outlined. 

To: Maria Harris and Brandon Goldman, City of 
Ashland  
 

From: Tom Litster and Jerry Offer, Otak 

Copies: Jim Olson, City of Ashland

Date: March 21, 2011

Subject: Zoning Review and Recommendations 

Project : City of Ashland Transportation System Plan 
Update/Otak Project No. 15702   
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• Ashland’s Site Design and Use Standards Manual contain excellent standards for promoting 
pedestrian-friendly development and transit-supportive uses, especially the standards for the 
Croman Mill district. These standards can be adopted for use in an overlay zone.  

 
Our recommendations for amendments is based on our understanding of a number of current best 
development code practices for supporting pedestrian and transit-supportive development, including 
but not limited to, transit-supportive and pedestrian oriented parking reduction standards from the 
City of Portland’s Zoning Code. The recommendations are summarized below, followed by a review 
of zoning applicable to each of the Pedestrian Place areas and a more detailed explanation of the 
recommendations. 
 
 
Create a Pedestrian Place Overlay Zone 
 
We recommend creation of a Pedestrian Place overlay zone as described below. Key elements of 
that overlay are outlined below. 
 
Uses 
All uses of the underlying zoning districts should be allowed, except that the Pedestrian Place 
overlay zone should exclude permitted uses, special permitted uses, and conditional uses allowed by 
the underlying zoning district if those uses are deemed counter to the desired types of uses. Our 
recommendation is that the overlay zone should prohibit the following uses, which are generally not 
supportive of the pedestrian place concept: 
 
• All uses, other than grocery stores, with over 10,000 square feet on any one floor. 
• All drive-up uses. 
• Crematoriums and mausoleums. 
• Commercial laundry, cleaning, and dyeing establishments. 
• Bowling alleys, auditoriums, skating rinks, and miniature golf courses.  
• Automobile fuel sales, and automobile and truck repair facilities. 
• Kennel and veterinary clinics where animals are housed outside. 
• Electrical substations. 
• New and used car sales, boat, trailer, and recreational vehicles sales and storage areas. 
• Outdoor storage of commodities associated with a permitted, special permitted or conditional 

use. 
• Building material sales yards. 
• Freestanding wireless communication facilities (co-located facilities would be permitted). 
• Electrical, furniture, plumbing shop, printing, publishing, lithography, or upholstery. 



Maria Harris and Brandon Goldman, City of Ashland  Page 3 
Zoning Review—Pedestrian Places Code Review  March 21, 2011 
  
 

L:\Project\15700\15702\Planning\Task 6\PC Report\Ped Place Code Review _032111.doc 

• Light manufacturing, assembly, fabricating, or packaging of products from previously prepared 
materials, such as cloth, plastic, wood (not including saw, planing, or lumber mills or molding 
plants), paper, cotton, or precious or semi-precious metals or stone. 

• Manufacture of electric, electronic, or optical instruments and devices. 
• Bakeries without retail sales. 
• Public and quasi-public utility and service buildings and yards, structures. 
• Manufacture of pharmaceutical and similar items. 
• All special-permitted uses and conditional uses in the E-1 district. 
• Hospitals, rest, nursing, or convalescent homes. 
• Public, parochial, and private schools, including nursery schools, kindergartens, dancing, trade, 

technical, or similar schools. 
• Recreational uses and facilities, including country clubs, golf courses, outdoor swimming clubs, 

tennis clubs, driving range, race track, or amusement park, but not including intensive 
commercial recreational uses as fully enclosed health and fitness clubs. 

• Public and quasi-public halls, lodges, and clubs. 
• Freestanding disc antenna for commercial use. 
 
A Pedestrian Place overlay zone for the North Mountain Avenue and East Main Street area would 
be applied to areas of R-3 zoned properties. The overlay should specify that the following uses are 
permitted within a mixture of commercial and residential uses within one building, subject to a 
maximum size limit of 2,500 square feet per business:  
 
• Professional, financial, business and medical offices, and personal service establishments such as 

beauty and barber shops, launderette, and clothes and laundry pick-up stations. 
• Stores, shops, and offices supplying commodities or performing services. 
• Restaurants.  

 
Require Mixed-Uses. Allow mixing of uses without being prescriptive with regard to uses required.  
 
Excluding Uses. Exclude permitted uses, special permitted uses, and conditional uses allowed by the 
underlying zone which would be counter-productive to the objectives of Pedestrian Place 
development. Prohibit drive-up use permits from being transferred onto sites within designated 
Pedestrian Places. 
 
Development Standards 
Setbacks. Allow a front building setback of five feet or greater only where that setback area is 
occupied by a sidewalk café or plaza, or where the site has more than one street frontage and the 
standard maximum building setback is met along the other street. Alternatively, the City should 
determine if there are specific properties which should be mapped to have specific build-to lines in 
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order to cause buildings on those lots to be near the street. A specific building line map should be 
incorporated in the Land Use Ordinance in the Pedestrian Place overlay district. This map should 
not be separate from the Ordinance. 
 
Floor Area Ratio (FAR). Increase the maximum FAR to 1.0 or greater. 
 
Building Heights. Set a minimum building height of two stories. 
 
Landscaping. The overlay should not supersede the minimum landscaping coverage requirements of 
underlying zones except in R and E zones where landscape area requirements are at 25 percent or 
greater. In those zones, the requirement should be useable open space, which may be comprised of 
outdoor seating areas, plazas, and other useable paved surfaces as well as landscaping. 
 
Parking. Getting the parking right is a critical aspect of pedestrian places. Reduced parking increases 
the amount of land available for buildings and will help meet the recommended FAR target. More 
buildings means increased residential units and leasable amounts of employment and retail space. 
For instance, at three parking spaces per thousand square feet you begin to use more land for 
parking than for useable building space. For residential uses, each added parking space significantly 
impacts the number of dwelling units that can be provided. At the most affordable levels of housing, 
one parking space and the circulation space required (approximately 300 to 330 square feet) could 
instead be an efficiency apartment.  
 
Our recommendation is that the Land Use Ordinance or Site Design and Use Standards Manual 
incorporate additional parking provisions modeled on the Croman Mill parking standards of the Site 
Design Standards for designated pedestrian places and potentially elsewhere in the city, or 
alternatively, that such provisions be included within the Pedestrian Place overlay zone standards. 
These parking reduction provisions should allow a reduction in off-street parking standards for a 
particular use or development by not more than 50 percent through allowing a development to 
obtain parking space credits for:  
 
• Providing on street parking. 
• Implementing a Transportation Demand Management Plan. 
• Utilizing a mixed-use parking agreement credit. 
• Allowing parking space credits for every parking space a developer constructs in a designated 

off-site shared parking area. 
• Although such a program is not currently in existence, the City could consider a program which 

allows developers to pay a fee-in-lieu-of-parking with such fees to be used for constructing 
shared parking areas. This would require the City to develop plans for such parking structures, 
or more likely, shared parking lots. After plans for a shared parking structure or parking lot are 
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completed, a development might only be allowed to build up to 50 percent of their required 
parking on their own site with the remainder of the parking to be provided for in the shared 
structure or lot. The City could also allow no parking in these areas once shared parking lots are 
established and require the fee-in-lieu-of-parking instead of making participation optional.  

 
These parking provisions listed above, most which are already used in Ashland, could be 
supplemented by additional parking space reduction factors utilized by cities elsewhere in Oregon: 
 
• The availability of transit with a stop within 500 feet of the site, if the transit is provided with a 

specific frequency (Portland requires 20-minute peak period transit service frequency for a total 
elimination of required parking).  

• Providing transit improvements like a bus stop or bus shelter. (Tigard allows up to a 20 percent 
reduction in minimum parking requirements, if a development provides a transit shelter, bus 
pull-out, or bus stop). 

• Providing alternative transportation facilities, such as additional non-required bicycle parking (or 
non-required covered bicycle parking) or motorcycle and scooter parking. (Portland allows five 
bicycle parking spaces to substitute for one auto parking spaces, with a maximum reduction of 
required auto spaces of 25 percent. Gresham allows two bicycle parking spaces to substitute for 
one auto space. Portland allows four motorcycle parking spaces to substitute for one required 
auto space with a maximum reduction of five required auto parking spaces, or five percent of 
required parking—whichever is less. Portland considers scooters as motorcycles). 

• Providing plaza improvements or pedestrian or transit amenities in lieu of providing some or all 
of the required parking. Portland’s Zoning Code provides for the following: 
 
Sites where at least 20 parking spaces are required, and where at least one street lot line abuts a transit street may 
substitute transit-supportive plazas for required parking, as follows. Existing parking areas may also be converted 
to take advantage of these provisions:  

 
a) Pedestrian and transit-supportive plazas may be substituted for up to 10 percent of the required parking 

spaces on the site; 
b) The plaza must be adjacent to and visible from the transit street. If there is a bus stop along the site’s 

frontage, the plaza must be adjacent to the bus stop;  
c) The plaza must be at least 300 square feet in area and be shaped so that a 10'x10' square will fit entirely 

in the plaza; and 
d)  The plaza must include all of the following elements: 

 
i. A plaza that is open to the public. The owner must record a public access easement that allows public 

access to the plaza; 
ii. A bench or other sitting area with at least 5 linear feet of seating; 
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iii. A shelter or other weather protection. The shelter must cover at least 20 square feet and the plaza must 
be landscaped. This landscaping is in addition to any other landscaping or screening required for parking 
areas by the Code. 

 
Our suggestion is that the City discusses which of these options they are comfortable with, and 
whether they want to make them available to all developments, or to put limits on parking 
reductions. For example, the City may want developments which normally would require four or 
fewer parking spaces to be able to be fully absolved of providing onsite parking spaces or paying a 
fee-in-lieu-of-parking. In other development scenarios, the City may not want to allow larger parking 
demand uses to reduce their onsite parking beyond a certain percentage unless offsite parking is 
provided on-street or is provided in a shared parking lot.  
 
Parking Lot Design. While the City is extending parking reduction standards to the pedestrian places 
(and potentially other locations within the city), it is recommended that the City also adopt 
regulations similar to the parking area design standards of Section VIII-B-2 of the Croman Mill 
Design Standard and the Green Development Section VII-C of the same standards, especially the 
green parking area and green street provisions. The standards based upon these Croman Mill 
standards should either be adopted city-wide through Chapter 18.92 or for just pedestrian places 
through incorporation in the Pedestrian Place overlay zone. It is noted that the Performance 
Standard Bonuses of Section VIII-C-13 need not be adopted for the pedestrian place areas because 
these bonuses should be unnecessary with regard to additional density or building heights. 
 
Apply the Pedestrian Place Overlay Zoning District  
Option 1. Apply the overlay district only to opportunity areas shown on Otak plans. However, 
applying the overlay zone only to the selected opportunity sites may fall short of achieving the type 
of development desired if owners of these limited properties are not interested in redevelopment 
within a reasonable time.  
 
Option 2. Apply the overlay district to the entire five-minute walk zones shown for the three 
pedestrian places. We believe this approach would be way too broad. There would be little gained by 
applying the overlay zone to areas which are currently zoned for primarily low density or medium 
density residential uses or institutional uses.  
 
Option 3 – Our Recommendation. Apply the overlay to areas within those five-minute walk areas 
which are already designated Detailed Site Review Zones as designated on the City’s Site Design 
Zones map. For the North Mountain Avenue/East Main Street pedestrian place, the overlay should 
be applied to areas which are already zoned R-3. In all three pedestrian place areas, the City has 
already made determinations by the application of the Detailed Site Review Zone or the R-3 district 
that those properties are anticipated to have a fairly intensive level of development. 
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Zoning Review for Walker Avenue and Ashland Street Pedestrian Place 
  
C-1 Zone 
All of the identified opportunity sites around this intersection are zoned C-1.  
 
Uses 
Currently Allowed Uses. The C-1 zone allows all desired uses for a pedestrian place, including mixed 
use development with residential. Considerations for changing the uses in this district include 
requiring that uses on each site or particular site be mixed, or excluding certain uses that are allowed 
by the C-1 district which may not be supportive of pedestrian place objectives.  
 
Require Mixed-Uses. Based on other cities’ experiences, requiring mixed uses on a site or within a 
particular area can be politically difficult to implement. A given development may find too little 
market demand for a required use, but ample demand for the other use(s) in the district. Forcing a 
financially troubling decision upon a prospective developer to take on an undesirable use (at least at 
that time) will not help stimulate redevelopment.  
 

Recommendation: Allow mixing of uses without being prescriptive towards uses to be 
required. Strictly requiring mixed use on a parcel-by-parcel basis may be difficult to 
administer in a way that encourages redevelopment and achieves the goal of mixed use at a 
neighborhood or district scale. On any given parcel, there may be unique site characteristics 
or current market conditions overwhelmingly favorable to one use over another. Setting 
clear mixed use goals and using a variety of incentives may be better tools for getting a 
balance of places to live, work, and shop within the overlay areas. 

 
Exclude Certain Uses. An overlay zone could specifically exclude some of the permitted uses, special 
permitted uses, and conditional uses allowed by the C-1 underlying zone, which would be counter-
productive to the objectives of Pedestrian Place development.  
 

Recommendation: Prohibit larger-sized boxes and uses which usually are located in large 
buildings and/or have large parking lots or surface storage areas, such as car sales, building 
material sales, etc. The City’s Land Use Ordinance currently prohibits uses over 45,000 
square feet. An overlay zone may want to be more restrictive than the prohibition within the 
five-minute walk area surrounding the designated pedestrian places.  

 
The City limits total drive-up uses within the city to twelve separate businesses, based upon the 
number of drive-up uses at the time the ordinance was adopted. The drive-up use allowance is 
transferable to another site, including onto sites which are zoned C-1 and currently onto sites which 
are being planned as pedestrian places.  
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Recommendation: An overlay zone could specifically prohibit drive-up use permits from 
being transferred onto sites within designated pedestrian places or within the surrounding 
five-minute walk areas.  

 
Dimensional Standards 
Building Heights. The primary dimensional standard in the C-1 zone is a 40-foot maximum building 
height, except where a property abuts a residential district where lesser heights are allowed. These 
standards are not a problem for the Pedestrian Place concepts. Additional building height beyond 40 
feet is problematic since the uses accommodated by that additional height may make it difficult to 
provide adequate parking without surface parking areas much larger than those envisioned in the 
concept plans. Alternative parking strategies to surface parking could be tuck-under parking spaces 
or a parking area under a building podium. These options raise construction costs for the desired 
buildings and, therefore, work against other goals, such as providing affordable housing. 
 

Recommendation: No change.  
 
Development Standards 
Landscaping Coverage. An overlay district could supersede the current minimum 15 percent 
landscaping coverage requirement of the C-1 zone if the City wants each site to include more 
landscaping. However, increasing the landscaped areas of a new development may be counter to the 
higher intensity of development and mix of uses desired characterized by closely spaced buildings, 
useable outdoor gathering spaces, and setbacks with storefront activities.  
 

Recommendation: No change.  
 
Other Zones within the 5-Minute Walking Area 
Most of the rest of the five-minute walk area surrounding the Walker Avenue and Ashland Street 
pedestrian place is zoned with the R-1 districts or is part of the Southern Oregon University (SOU) 
campus. Uses, densities, dimensional, and development standards related to these districts are 
summarized below. 
 
R-1-7.5 Zone. Much of the five-minute walk area south of Siskiyou Boulevard is zoned R-1-7.5, 
along with some area within the eastern portion of the five-minute walk area. The target density for 
this district is 3.6 units per acre, which is at the low end of the typical density range supportive of 
local bus service. Detached single-family residences and multi-family residences are among the 
permitted uses. Dimensional standards are typical of this density. Since this zone is applied on the 
opposite side of Siskiyou Boulevard and includes the SOU overlay zone, it is not ripe for major 
redevelopment. 
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R-1-5 Zone. Much of the five-minute walk area north of Ashland Street is zoned R-1-5. The target 
density for this district is 4.5 units per acre, which is at the low end of the typical density range 
supportive of local bus service. Detached single-family residences and multi-family residences are 
among the permitted uses. Dimensional standards are typical of this density. Since this area is fully 
developed and within the outer portion of the five-mute walk area, it is not ripe for major 
redevelopment. 
 

Recommendation: Since the target densities for both the R-1-7.5 and R-1-5 districts are at the 
low end of the transit-supportive density scale, it is recommended that the City consider 
seeking increased densities in these areas through allowing Accessory Residential Uses as 
permitted uses within the five-minute walk areas surrounding pedestrian places.  

 
 
Zoning Review for Tolman Creek Road/Ashland Street Pedestrian Place 
 
C-1 Zones 
All of the opportunity sites within the Tolman Creek Road/Ashland Street pedestrian area are zoned 
C-1, except for the western-most portion of opportunity site C along Tolman Creek Road and a 
small area of portion of opportunity site F just to the north. This area is zoned E-1 with a residential 
overlay. Similar comments apply as above regarding how the C1 district supports or conflicts with 
the pedestrian place objectives. 
 
E-1 Zone, with Residential Overlay  
The E-1 zoning district is a mixed commercial and employment district. This zone allows a great 
variety of office, commercial, and manufacturing uses. Some of the allowed commercial and 
industrial uses may be fairly land extensive or low in development intensity. Lower intensity uses 
such as these may be counter productive to the pedestrian place objectives, if not modified by the 
recommended pedestrian place overlay. Residential development can occur as part of a mixed use 
development in the E-1 district only if the property is designated with the residential overlay, as is 
the case for the E-1 zoned properties along Tolman Creek Road. The residential overlay allows 
residential uses as a special use in the E-1 district at a maximum density of 15 units per acre, with 
special additional density provisions for small units. Residential uses are allowed only if at least 65% 
of the total gross floor area of a building’s ground floor, or at least 50% of the total lot area if there 
are multiple buildings, are occupied by permitted or other special permitted uses, excluding 
residential.  
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Recommendation: The Pedestrian Place overlay district could also be applied to the E-1 
zoned area within the five-minute walk area in order to implement use/size restrictions to 
prohibit non-supportive uses, and to add design and potential parking reduction measures 
which are supportive of pedestrian places.  

 
Other Zones Within the 5-minute Walk Area 
The YMCA site, and areas to the north and west, are zoned R-2, with most of them also including 
the Performance Standards overlay, which has flexibility with regard to development standards. 
Development standards for a particular development site are determined through the site plan 
review process, similar to a planned development.  
 
R-2 Zone. The uses, maximum and bonus densities, are consistent with transit-supportive goals. The 
maximum density is 13.5 d.u./acre. R-2 Bonus Points for density allow up to 40 percent additional 
density to approximately 19 d.u./acre. The bulk regulations would not appear to discourage 
development at higher densities.  
 
E-1 Zone, without the Residential Overlay  
The 5-minute walk area includes other properties to the south and east of opportunity site C, which 
are also zoned E-1, but without the residential overlay. As noted above, the E-1 zoning district 
allows a great variety of office, commercial, and manufacturing uses. Maintaining application of this 
zone in this area appears reasonable given the employment value of the uses which are already 
established here. 
 

Recommendation: Maintain the existing underlying zoning within the five-minute walking 
area with no additional changes. 

 
Parking 
Since much of the development which is within this area is relatively large buildings with large 
parking lots and other portions of this area are undeveloped, it is additionally important that limiting 
the amount of parking be planned for and that parking areas be well designed. Recommendations 
for parking standards for all pedestrian places are addressed separately, beginning on page 7. 
 
 
Zoning Review for North Mountain Avenue and East Main Street Pedestrian Place 
 
R-3 Zone 
The densities are supportive of pedestrian-friendly and transit-oriented development. Most of the 
North Mountain Avenue and East Main Street pedestrian place area, including opportunity sites A 
through E, is zoned R-3. The R-3 district is a high density residential district with a target density of 
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20 dwelling units per acre, with bonus density provisions to allow an additional 40 percent or a 
maximum of 28 dwelling units per acre. Permitted uses in the R-3 district are all manner of 
residential uses, as well as public schools. Limited commercial uses are allowed as conditional uses, 
including professional offices or clinics for an accountant, architect, attorney, dentist, designer, 
doctor or other practitioner of the healing arts, engineer, insurance agent or adjuster, investment or 
management counselor, or surveyor; limited personal service establishments in the home, such as 
beauticians, and masseurs; travelers accommodations which are also occupied by the owner of the 
business; and hostels.  
 

Recommendation: In order to provide for mixed-use development within these R-3 zoned 
areas, the R-3 zoning district permitted or conditional uses will need to be amended to 
include additional desired commercial uses. Alternatively, the City could apply the 
recommended Pedestrian Place overlay zone discussed below to the R-3 district zoned 
properties within the five-minute walk area and structure the overlay zone to allow certain 
commercial uses in places where the underlying zone does not permit those uses.  

 
Other Zones 
Opportunity sites F and G are zoned E-1, which is a mixed commercial and employment district. As 
noted above, this zone allows a great variety of office, commercial, and manufacturing uses. Zoning 
is not recommended to be changed in any of these areas.  
 

Recommendation: The City may wish to add the recommended Pedestrian Place overlay zone 
to these and other similarly zoned areas within the five-minute walk area.  

 
 
Review of Development Standards Common to All Districts 
 
Special Setbacks 
Section 18.68.050 requires large setbacks along arterial streets which are not supportive of the 
desired qualities of this or any other pedestrian place. A minimum setback of 65 feet from the road’s 
centerline is required along Ashland Street, a minimum 35-foot setback from centerline is required 
on East Main Street, and minimum 20-foot setbacks from right-of-way boundaries are required 
along all other arterials. The overlay district should supersede these requirements by specifying 
maximum building setbacks from right-of-way boundaries or special build-to lines in order to cause 
buildings to be located near the street. Our recommendation is building setbacks of five feet or 
greater from a street property line be permitted only where the building setback area is occupied by a 
customer-serving area like a sidewalk café or by a plaza, or where the site has more than one street 
frontage and the standard maximum setback is met along the other street.  
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Other Standards/Floor Area Ratio (FAR) 
The Basic and Detailed Site Review Standards of the Site Design and Use Standards Manual were 
reviewed. Most seem to be supportive of, or at least not detrimental to, Pedestrian Place objectives. 
One potential exception is the maximum floor area ratio (FAR) standard. The maximum FAR 
standard for buildings outside of the Historic District is 0.50:1 (Standard II-C-2a). The Detailed Site 
Design Standards currently require a minimum FAR of 0.35:1. This is a low FAR for the type of 
redevelopment illustrated in the Pedestrian Place concept plans which have FARs ranging from .60:1 
to .70:1. The existing conditions at the Ashland Street/Walker Avenue location (the only one of the 
selected sites that is currently built-out) appears to barely reach the 0.35:1 minimum and has a higher 
parking ratio than is being recommended. 
 

Recommendation: Increase the maximum allowable FAR to at least 1.0 in order to encourage 
more intensive use of individual parcels through reduced onsite parking and decreased 
setbacks from the street. This reduces the unproductive footprint of parking lots and large 
setbacks in favorable of buildings and useable pedestrian space. 
  
Complementary Recommendation: Some zoning codes specify higher minimum FARs, 
minimum building heights, or a minimum lot coverage standard in order to promote 
intensify development in transit or pedestrian areas. Of those types of practices, we 
recommend setting a minimum building height of two stories. Choosing to implement 
higher minimum FAR and minimum lot coverage standards may discourage innovative 
building and site designs which otherwise could also result in desirable gathering spaces 
supportive of pedestrian-oriented development. High minimum FAR and lot coverage 
standards are also often difficult to satisfy on unusually shaped parcels but two- or three-
story buildings can still meet the objective of more intensive use of the site. 

 
Parking Standards 
The concept plans included in the accompanying graphics package illustrate parking that is 
significantly lower than the current minimum for off-street parking space standards of Section 
18.92.20. The current minimums for detached and multi-family residential uses (based upon number 
of bedrooms), general retail (1 space per 350 square feet), and for eating and drinking establishments 
(1 space per 100 square feet or 1 space per 4 seats) do not appear to be supportive of the key aspects 
for pedestrian place development, such as increased FAR, reduced building setbacks from the street 
and achieving transit-supportive densities. The Ashland Land Use Ordinance already provides 
options to reduce minimum parking space requirements. Some options can currently be utilized 
within the proposed overlay zone areas. Other options provided by the Land Use Ordinance are 
currently only allowed elsewhere in the city.  
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Recommendation: Extend all of the options addressed below to pedestrian places. Continue 
the maximum allowed number of parking spaces at 110 percent of the minimum required. 

 
On-Street Parking. Land Use Ordinance Section 18.92.025 applies city-wide. This section allows a 
reduction of required off-street parking based upon credits for on-street parking provided by the 
development. A credit of one required off-street parking space for every two on-street general use 
parking spaces is provided. A development can obtain up to four credits at that ratio. After four 
credits are earned, a development can receive a one off-street parking space credit for each 
additional on-street space provided. (Note: the Croman Mill area provisions of the Site Design and 
Use Standards Manual allows a one on-street parking space for one on-site space ratio without the 
initial one for two qualifier) This is a progressive tool for reducing onsite parking lot areas and 
increasing FAR and density. 
 
Bicycle Parking. Section 18.92.040 requirements are clear, appropriate, and generally supportive of 
pedestrian place objectives. However, there currently is no provision for reducing auto parking 
requirements if additional bike parking or bicyclist serving amenities are provided. There is no 
scooter parking requirement. Adding this requirement should be considered. 
 
Mixed Use Parking Credits. The Land Use Ordinance allows a credit for a reduction of up to 35 
percent of required off-street parking for the total minimum parking required for multiple uses on 
the same site when it can be demonstrated that the uses have different peak parking demand 
periods. 
 
Croman Mill Parking Standards of the Site Design and Use Standards Manual  
The Croman Mill parking standards of the Site Design and Use Standards Manual provides for the 
amount of required auto parking to be reduced by not more than 50 percent through application of 
credits for:  
 
• Providing on-street parking (actually, a one on-street for one onsite parking space substitution), 

as described above; 
• Implementation of a Transportation Demand Management Plan; 
• A mixed use credit, as described above; and 
• A shared parking space credit for every space a developer constructs in a designated offsite 

shared parking area, or for payment of a fee-in-lieu-of parking with such fees to be used for 
constructing a shared parking area. Further, after plans for a shared parking structure are 
completed, a development will only be allowed to build up to 50 percent of their required 
parking on their own site with the remainder of the parking to be provided for in the shared 
structure through use of one or more of the bulleted items above. 
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Recommendation: Consider extending similar standards and credits to pedestrian places.  
 

Downtown Overlay Zone Parking 
The Downtown overlay zone does not require off-street parking for all uses other than hotels, 
motels, and hostels. This overlay zone applies only within the downtown area and, thus, does not 
apply to any of the Pedestrian Places currently under study.  
 

Recommendation: It is not recommended that this same approach be taken in the Pedestrian 
Place areas. We recommended the reduced parking standards. The possibility of waiving the 
requirements and allowing a development with no off-street residential parking could be 
considered but several factors seem to work against that. First, these Pedestrian Places are on 
collector and arterial streets which do not currently allow on-street parking. That is not 
favorable for retail uses. Second, the local development community may not feel the market 
will support them in offering residential units without some parking. Lastly, a high density 
development without parking may not be acceptable to the surrounding neighborhood 
because of concerns about over-utilization of the neighborhood supply of on-street parking 
by residents of the new development. 

 
Street Standards/Parking Area Design Standards  
At present, typical City of Ashland street improvement standards would apply within the Pedestrian 
Place.  
 

Recommendation: In the interest of promoting green street style street improvements, the 
City could designate certain streets within a pedestrian district as green streets and require 
streets to meet certain special design standards; much like the Site Design and Use Standards 
Manual does for streets within the Croman Mill District (Section VIII-C-3). The same could 
be done for green parking lots (like Section VIII-C-4 of the Site Design Manual) and green 
streets.  
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