
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 
SPECIAL MEETING 

SEPTEMBER 22, 2015 
AGENDA 

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

 
 
III. AD-HOC COMMITTEE UPDATES 

 
 
IV. CONSENT AGENDA 

A. Approval of Minutes 
1.  August 25, 2015 Study Session. 
2.  September 8, 2015 Regular Meeting. 

 
 
V. PUBLIC FORUM 

 
 
VI. TYPE II PUBLIC HEARINGS 

A. PLANNING ACTION:  PA-2015-00797    
SUBJECT PROPERTY:  266 Third Street 
OWNER/APPLICANT:  Tanima Bhadra & Brandon Mathew 
DESCRIPTION: An appeal of the approval of a Conditional Use Permit allowing a four-unit Traveler’s 
Accommodation consisting of three guest units and an owner’s unit for the property located at 266-268 
Third Street. COMPREHENSIVE PLAN DESIGNATION: Low Density, Multi-Family Residential; ZONING: 
R-2; ASSESSOR’S MAP: 39 1E 09AB; TAX LOT: 9500;  
 

 
VII. ADJOURNMENT 
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ASHLAND PLANNING COMMISSION 

STUDY SESSION 
 MINUTES 

August 25, 2015 
 
 

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

Commissioners Present:  Staff Present: 
Debbie Miller 
Troy J. Brown, Jr.  
Michael Dawkins 
Melanie Mindlin  
Haywood Norton 
Roger Pearce 
Lynn Thompson  

 Bill Molnar, Community Development Director 
Maria Harris, Planning Manager 
April Lucas, Administrative Supervisor 

   
Absent Members:  Council Liaison: 
None  Greg Lemhouse, absent 

 
ANNOUNCEMENTS & AD HOC COMMITTEE UPDATES 
Community Development Director Bill Molnar reminded the group of the commissioner appreciation event August 30 at Oak 
Knoll Golf Course. He also announced the city council’s public hearing on the Normal Neighborhood Plan is Tuesday, 
September 1. 
 
Commissioner Mindlin announced Toby Hemenway will be speaking on permaculture Wednesday, September 16 at 
Southern Oregon University.  
 
Commissioner Dawkins provided an update on the Downtown Beautification Committee and stated they are working with a 
consultant designing three new welcome signs. Dawkins stated the drawings will be presented at the October Public Arts 
Commission meeting for review.  
 
PUBLIC FORUM 
No one came forward to speak.  
 
DISCUSSION ITEMS 
A. Discussion of Ordinance Amendments for Recreational Marijuana.  
Planning Manager Maria Harris explained the objectives of the ordinance are to: 1) balance the allowances for recreational 
and medical marijuana under the new state laws and mitigate the nuisance and safety impacts, and 2) streamline the code 
so it is easy to understand and enforceable. Ms. Harris stated the draft presented tonight is a starting point for discussion 
purposes and explained one of the main questions before the commission is how many plants can you grow outdoors before 
it creates a nuisance? The draft ordinance proposes a sliding scale with the maximum number of outdoor plants set at 8, 
and a total allowance of 12 (indoor and outdoor). Ms. Harris displayed several examples depicting the allowable grow areas 
on different sized lots and asked the commission to consider whether larger lots should be allowed to grow more, whether 
the proposed setbacks are sufficient, and whether 12 total plants is appropriate. Ms. Harris noted the state has adopted 
separate provisions for medical marijuana and recreational marijuana, but this ordinance is intended to cover both. 
 
Ms. Harris commented on commercial operations, which will be licensed by the Oregon Liquor Control Commission. She 
explained the OLCC is accepting applications now; however they will not be issued until spring 2016. Regarding the draft 
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ordinance, the following three questions were posed for the commission to consider: 1) Should processing and production 
be at least 200 ft. from residential zones, 2) Should marijuana production buildings be limited in size, and 3) Should the 
separation requirement for retail sites be included in the local ordinance?  
 
Commission Discussion 
The commissioners shared their comments on the draft ordinance, including:  
 
Number of permitted plants:  

 Four plants is a lot of marijuana, both in terms of usage and smell. The city could keep the numbers low and still 
 allow for this change to occur.  
 The point of the law is to allow this for personal use and four plants should be ample. If they allow more than that 

they are recognizing the grow is going beyond the use of the homeowner.  
 A limit of four plants will keep the odor nuisance down.  
 The draft ordinance is overly lenient. The city should be stricter at the beginning since it would be difficult to make it 

more restrictive later on.  
 To keep it simple, the 4 plant limit should be regardless of size and should include starters and cuttings.  

 
Indoor vs. Outdoor Growing:  

 Grow sites should be limited to outdoors in order to keep people from wasting the city’s electricity.  
 If they drive this activity indoors, water and electrical use will be an issue.  
 The city should not allow indoor commercial growing since this could bump the city up to the next power usage tier. 
 Indoor plants should be allowed but only up to a certain size.  
 Growers can only harvest once a year. If residents want a continuous supply they will be more likely to grow their 
 plants indoors.  
 

Ms. Harris commented that there are a number of lots in the multifamily residential zone that are smaller than the examples 
shown. She added this may be one reason to allow some level of indoor growing.  
 
Setbacks:  

 Residents should have to comply with the more aggressive setback requirements. 
 Grow sites should be located closer to the grower’s residence than the neighbor’s. 
 The ordinance should say the grow location cannot be closer to the neighbor’s house than it is your own.  
 They should mitigate the effects on neighbors by requiring a minimum setback but recommending they locate the 
 plants as far away from the neighbors as possible.  
 If using an outdoor structure or greenhouse, the setbacks should be the same as an outdoor grow. 

 
Commercial Growing: 

 Why would the city want this here? 
 If we are not allowing other agriculture uses in the city, commercial marijuana grows should not be allowed either. 
 Ms. Harris clarified if the city prohibits any of the uses they won’t get to keep the tax money that is collected. She 
 also clarified before the state will issue a commercial license they are requiring paperwork that verifies the city’s 
 approval and establishes parameters.   
 It would be best to start out stricter and loosen up over time if necessary.   
 20,000 sq.ft is too large of a building. 
 The ordinance should indicate 10,000 sq.ft. as the maximum. 
 

Other Comments:  
 The ordinance should be clearer that the resident needs to live there, not just that the house’s primary use is 
 residential.  
 The ordinance language regarding retail sites should incorporate the same restrictions as medical marijuana 
 dispensaries (distance from schools, distance from each other, and elimination from the downtown overlay). 
 The ordinance should refer to the house bill number.  
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 “Ensure” should be removed from item F on page 16 of the ordinance. 
 Ms. Harris clarified there is the potential for a rate structure change that would charge a higher rate to customers 
 who consume large amounts of power. She added this is still being discussed at the staff level.  

 
Staff was directed to bring the ordinance back for a public hearing; no additional study session discussions are necessary.   
 
ADJOURNMENT 
Meeting adjourned at 8:50 p.m. 
 
Submitted by,  
April Lucas, Administrative Supervisor 
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ASHLAND PLANNING COMMISSION 

REGULAR MEETING 
MINUTES 

SEPTEMBER 8, 2015 
 
 

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

Commissioners Present:  Staff Present: 
Troy J. Brown, Jr.  
Michael Dawkins 
Debbie Miller  
Melanie Mindlin  
Roger Pearce 
Lynn Thompson 

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

   
Absent Members:  Council Liaison: 
Haywood Norton  Greg Lemhouse 

 
ANNOUNCEMENTS & AD HOC COMMITTEE UPDATES 
Community Development Director Bill Molnar stated over 125 people attended the Normal Neighborhood Plan public 
hearing last week, and 50 of them signed up to speak. He stated there was not enough time to get through the action and 
the hearing will be continued on September 15. Mr. Molnar also noted the local training opportunity available next week in 
Medford and encouraged interested members to contact staff.  
 
Commissioner Mindlin announced she will be absent from the next meeting and Commissioner Dawkins will chair.  
 
Commissioner Dawkins provided an update on the Downtown Parking and Circulation Committee. He stated the emphasis 
is currently on parking and the group is looking into satellite parking lots. Commissioner Thompson added they have 
adopted guiding principles and are now working on strategies. She also commented on the creation of a permanent city 
committee that will liaise with a new parking manager position. Mr. Molnar noted the new position will be in the public works 
department and will be a half time position.  
 
PUBLIC FORUM 
Joseph Kauth/482 Walker/Commented on the urban heat index, climate change, the forest resiliency project, and 
expressed his concerns with removing trees.  
 
CONSENT AGENDA 
A. Approval of Minutes 

1.  August 11, 2015 Regular Meeting. 
 

Commissioners Brown/Pearce m/s to approve the Consent Agenda. Voice Vote: all AYES. Motion passed 5-0. 
[Commissioner Thompson abstained]  
 
 
UNFINISHED BUSINESS 
A. Approval of Findings for PA-2015-00422, IPCO/City of Ashland, Tolman Creek Rd. 
No ex parte contact was reported.  
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Commissioners Dawkins/Brown m/s to approve the Findings for PA-2015-00422. DISCUSSION: Commissioner Pearce 
questioned if page one of the Findings should list IPCO as the co-applicant and noted tax lot 1000 is not part of the project 
and should be removed from the description. Staff concurred that these need to be corrected. Roll Call Vote on Findings 
as amended: Commissioners Brown, Dawkins, Miller, Pearce, and Mindlin, YES. Motion passed 5-0. [Commissioner 
Thompson abstained] 
 
COUNCIL LIAISON UPDATE 
Councilor Lemhouse provided a brief update of recent council activities, including: proposals from the Downtown 
Beautification Committee, updating parking fines, review of Ashland Fiber Network, and an ordinance requiring dog 
licensing.  
 
TYPE II PUBLIC HEARING 
A. PLANNING ACTION:  PA-2015-01370   

SUBJECT PROPERTY:  210-220 East Hersey St. 
OWNER:  The Bernard Family Trust 
APPLICANT:  Adroit Construction, as agent for the owners 
DESCRIPTION:  A request for Site Design Review approval to allow the construction of a 24,621 square foot 
addition behind the existing 39,962 square foot Darex factory located at 210-220 East Hersey Street. (A second 
phase consisting of an 11,107 square foot stand-alone building along Clear Creek Drive will be reviewed 
separately at a later date.)  Also included is a request for Tree Removal Permits to remove two trees six-inches 
or more in diameter at breast height: a six-inch Maple tree and a six-inch Pear tree. COMPREHENSIVE PLAN 
DESIGNATION: Employment; ZONING: E-1; ASSESSOR’S MAP: 39 1E 04CD; TAX LOTS: 2000.  

Commissioner Mindlin read aloud the public hearing procedures for land use hearings.  
 
Ex Parte Contact 
Commissioners Dawkins, Thompson, Pearce, and Miller performed site visits. Commissioner Miller stated she spoke with 
one of the Darex employees who pointed out that the parking area is usually crowded.  
 
Staff Report 
Associate Planner Derek Severson provided a summary of the application. He explained the request is for a 24,621 sq.ft. 
addition to the Darex building on Hersey Street. The application includes the removal of 3 trees, with 2 protected, and the 
landscape plan includes the addition of 57 new trees. The parking will be reconfigured to create two parking areas, and the 
curb cuts and sidewalk fronting Clear Creek Drive will be improved to city standards. 
 
Mr. Severson commented on the parking requirements and stated 18.4.3.030 provides for three options:  

1. Standard Ratios for Automobile Parking. 
2. Unspecified Uses – Where a use is not specifically addressed in the standard ratios, parking required may be 

determined based upon the “most comparable use… and other available data”. 
3. A Parking Demand Analysis Provided by the Applicant.  

Additionally, 18.4.3.030 sets a Maximum Number of Off-Street Automobile Parking Spaces which “shall not exceed the 
number of spaces required by this chapter by more than 10%.” 
 
Mr. Severson explained the applicant is requesting Option 2, and their application details why they believe the office use 
requirements (1 space per 500 sq.ft.) are the most comparable. He displayed a matrix of the various parking ratios and 
stated in staff’s assessment: 1) the square footage per employee at Darex clearly supports their argument that the business 
is more labor intensive than anticipated by the “industrial, manufacturing and production, warehousing and freight” parking 
ratios in the municipal code, 2) Darex currently has 26.76 employees per acre, and with the increase to 226 accommodated 
by the expansion, this would increase to 46.88 employees per acre, 3) the most recent economic opportunities analysis had 
employment zones in the city averaging 17 employees per acre, and 4) this supports the argument that the Darex building 
model supports more employee density than the average E-1 business and merits consideration under the parking ratio for 
office as the most comparable use.  
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Mr. Severson stated the applicants are proposing a quasi-public park that would reserve a building envelope for future 
development. The area would be landscaped with pathways and seating areas, and would be available for public use until 
the site develops further.  
 
Mr. Severson clarified the applicant’s are requesting 163 total parking spaces, and while parking cannot be provided for the 
future building and the quasi-public park space would not require 22 additional spaces, the ITE Parking Generation manual 
includes examples of office uses reflecting a substantial range of parking demand, and staff believes the commission could 
determine that the proposed number of parking spaces is appropriate and necessary based on the unique nature of the 
Darex operation described in the application and utilizing the “other available data” discretion provided in AMC 18.4.3.030. 
 
Applicant’s Presentation 
David Wilkerson, Kerry Kencairn, Mathew Bernard, Dave Ross, and David Stephens/Mr. Wilkerson stated the 
proposed building is very straight forward in its design and is an expansion of their facility. He stated the addition continues 
the orientation of the building towards Hersey and creates a new rear of the building. He explained this property was 
purchased long before Clear Creek Drive was is exempt from the detail site review zone. Regardless, Mr. Wilkerson stated 
they want to expand in a way that is respectful to the development on the south side of Clear Creek and have adjusted their 
design to allow the opportunity for a future pad lot that would be developed in manner more consistent with what’s 
happening on the other side of the street. Mr. Wilkerson stated phase two of the expansion would be another addition to the 
building that would either be utilized as office space for Darex or leased to tenants, and that addition would likely include 
structured parking. He added parking under the building would be a natural solution given the grade change on the site. Mr. 
Wilkerson commented on the amount of requested parking and stated the industrial demand is insufficient and the type of 
work they do more closely resembles office space.  
 
Kerry Kencairn commented on the temporary park. She stated trees will be placed in planters that can be easily moved and 
replanted, and they will utilize pavers and stacked blocks instead of concrete. She added the lawn area will have drought 
tolerant grasses and stated Darex will assume responsibility for the maintenance.  
 
Mathew Bernard stated the goal is to create a win-win situation for the business and the community. He stated Darex has 
been in Ashland for 35 years and they do high volume assembly and employ over 150 workers. He added they are currently 
renting space to meet their needs and will be hiring additional staff. 
 
Mr. Wilkerson stated their civil engineer has spoken at length with the city’s engineer and he is supportive of their proposed 
surface detention area on the east side instead of a bioswale. He stated this is just a different way to hold the water and 
requested the bioswale condition be removed.  
 
Questions of the Applicant 
Commissioner Dawkins asked if the applicants would be willing to discuss the utilization of their parking area for city use 
when the facility is not open. Mr. Wilkerson noted the challenges in working with ODOT Rail and stated he does not want to 
encourage people to cross the tracks until there is a proper crossing, but stated they are willing to have this conversation 
and see if they can make this work.  
 
When asked about the park area, Ms. Kencairn clarified the furniture was intentionally left off the plan and stated the planter 
boxes and walls are all seat height.  
 
Commissioner Brown stated as written, Condition 8e (storm drainage) is left up to staff to resolve and rather than remove it 
as suggested, the language appears to address the applicants concerns. Mr. Wilkerson agreed that Condition 8e is 
acceptable as written.  
 
Commissioner Mindlin asked why the applicant chose to use option two (unspecific uses) as their approach for the parking. 
Mr. Wilkerson explained this evolved from numerous meetings with the owners and staff and stated this seemed to be the 
more natural approach for the project. Mr. Molnar added after reviewing the existing use tables and analyzing their 
background information, staff had some involvement in guiding them in this direction.  
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Mr. Bernard clarified for the commission that should additional parking be necessary for phase two, there is plenty of 
opportunity to provide additional underground parking on the site.  
 
Public Testimony 
No one came forward to speak.  
 
Applicant’s Rebuttal 
Mr. Wilkerson stated there are a number of ways they could have approached the parking issue, but how it has been 
presented is the right solution for this project. Mr. Bernard stated Darex wants to continue to be a good community member 
and also have the opportunity to grow their business. He stated they have been here for a long time and want to continue to 
be here for a long time, but they need the commission’s support to do this.  
 
Commissioner Mindlin closed the record and the public hearing at 8:40 p.m. 
 
Questions of Staff 
Mr. Molnar addressed the width of Clear Creek Drive and clarified the city has allowed parking on both sides of the street; 
however as development increases this will likely change to parking on one side only.  
 
Mr. Severson commented on the parking rationale. He stated the normal approach would be to start with the industrial 
parking ratio in the code (1 space per 1,000 sq.ft.); however this is significantly less parking than the applicant has 
demonstrated they need. The other options available are to either look at a comparable use or a parking demand analysis, 
and the applicant has provided the basis for both in their application. Mr. Severson stated staff believes however the 
commission approaches this there is sufficient data in the record to support the applicant’s request. He added the 
application asserts office use is the most comparable use and under the city’s ratio, this gets them to 141 parking spaces. If 
the commission wishes to grant the 163 spaces requested, this is where the “other data” option comes into play and they 
can apply the ITE parking numbers or utilize the data demonstrating actual need provided by the applicant.  
 
Deliberations & Decision 
The commission discussed whether the ITE numbers or the actual data parking data provided by the applicant was the more 
defensible approach in granting the requested parking numbers. Comment was made that if you use the ITE chart and the 
applicant’s data, you are already at the requested number and there is no need to make this any more complicated.  
 
Commissioners Dawkins/Brown m/s to approve PA-2015-01370 with the modification to Condition 7 to allow 163 
parking spaces. DISCUSSION: The applicant’s were thanked for their offer to do a temporary park. Comment was made 
expressing support for the additional parking on the site, since it is not realistic to expect much on street parking in this area. 
Roll Call Vote: Commissioners Pearce, Thompson, Brown, Dawkins, Miller, and Mindlin, YES.  Motion passed 6-0. 
 
B. PLANNING ACTION:  PA-2015-01496   

SUBJECT PROPERTY:  35 South Second Street 
OWNER/APPLICANT:  MPM Investments 
AGENT:  Kistler, Small & White, Architects 
DESCRIPTION:  A request for Conditional Use Permit and Site Design Review approvals to allow 3,051 square 
feet of additions including a new kitchen, new bar, laundry room, two new second floor offices and an 
accessible lift, and the conversion of the existing kitchen into bussing and storage areas for the Winchester Inn 
located at 35 S. Second St. Also included are requests for Tree Removal Permits to remove two trees: a six-
inch diameter Plum tree located within the footprint of the proposed new bar, and an eight-inch diameter Birch 
tree within the footprint of the addition at the rear of the main house; and Exception to the Street Standards to 
retain the existing curbside sidewalks along the perimeter of the property. COMPREHENSIVE PLAN 
DESIGNATION: Commercial Downtown; ZONING: C-1-D; ASSESSOR’S MAP: 39 1E 09BD; TAX LOTS: 5600-
5700.  

 
Ex Parte Contact 
Commissioner Dawkins performed a site visit. No ex parte contact was reported.  
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Staff Report 
Associate Planner Derek Severson explained the request is to add two additions to the existing Winchester Inn on Second 
Street. He stated this is a very straight forward application and the only reason it is before the commission is because the 
addition slightly exceeds the threshold that requires a public hearing. Mr. Severson explained the additions will add a new 
kitchen, bar area, laundry room, and second floor office space. He added no additional guest rooms will be added and 
therefore there is no increase in the parking demand. He displayed several images of the applicant’s proposal and stated 
staff believes the applicants have done a good job of balancing the historic district design standards with the downtown 
design standards. Mr. Severson noted the application includes the removal of two trees and involves an exception to the 
street standard to retain the existing curbside sidewalks along the perimeter of the property. He went on to say both the 
Historic Commission and Tree Commission have reviewed the request and are supportive of the application as presented. 
Mr. Severson concluded his presentation and stated staff is recommending approval with the conditions as outlined. 
 
Applicant’s Presentation 
Matt Small and Leslie Gore/Kislter, Small & White Architects/Mr. Small agreed with the staff presentation and stated this 
is a very straight forward project. He presented several images of the new bar/conservatory area and the kitchen and 
second story addition at the rear. He noted one of the goals of this project was to create a kitchen that was more efficient 
and offered better working conditions for the employees, and also noted the need to improve the egress out of the second 
story. Regarding the exception to the street standards, Mr. Small clarified this would have required the removal of the 
beautiful, mature landscaping the currently exists.  
 
Questions of the Applicant 
The applicant was asked why vertical boards were used for the addition when the rest of the house is horizontal. Mr. Small 
responded that he felt there was too much horizontal siding and this was done to add some interest and texture to the 
project.  
 
The applicant was asked to identify the more modern design elements in the proposal. Mr. Small responded that these are 
mostly seen in the glass conservatory with its metal roof and stem walls, but also the posts, columns, and concrete base.  
 
Commissioners Thompson/Pearce m/s to extend the meeting to 10 p.m. 
 
Public Testimony 
No one came forward to speak.  
 
Commissioner Mindlin closed the record and the public hearing at 9:35 p.m. 
 
Deliberations & Decision 
Commissioners Miller/Dawkins m/s to approve PA-2015-01496. Roll Call Vote: Commissioner Thompson, Pearce, 
Dawkins, Brown, Miller, and Mindlin, YES. Motion passed 6-0. 
 
ADJOURNMENT 
Meeting adjourned at 9:40 p.m. 
 
Submitted by,  
April Lucas, Administrative Supervisor 
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