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Note: Anyone wishing to speak at any Planning Commission meeting is encouraged to do so. If you wish to speak,
please 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.

ASHLAND PLANNING COMMISSION
March 13, 2018
AGENDA

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

ANNOUNCEMENTS

AD-HOC COMMITTEE UPDATES

CONSENT AGENDA

A. Approval of Minutes
1. February 13, 2018 Regular Meeting.
2. February 27, 2018 Study Session.

PUBLIC FORUM

UNFINISHED BUSINESS
A. Approval of Findings for PA-2017-01911, 181 A Street.

TYPE Il PUBLIC HEARINGS

A. PLANNING ACTION: PA-2018-00154
SUBJECT PROPERTY: 601 Washington Street
OWNER/APPLICANT: South Ashland Business Park LLC

DESCRIPTION: A request for Annexation of a 5.38-acre parcel, Zone Change from County RR-5
Rural Residential) to City E-1 (Employment), and Site Design Review approval for the phased
development of a light industrial business park for the property located at 601 Washington Street.
The application includes a request for a Conditional Use Permit to allow a watchman’s dwelling;
Limited Use/Activity Permits within the Water Resource Protection Zones of Knoll Creek and a
Possible Wetland on the property to construct a stormwater outfall and street improvements; an
Exception to Street Standards for the frontage improvements along the property's Washington
Street frontage; and a Tree Removal Permit to remove four trees greater than six-inches in
diameter at breast height (d.b.h.). COMPREHENSIVE PLAN DESIGNATION: Employment; ZONING:
Existing — County RR-5, Proposed - City E-1; ASSESSOR’S MAP: 39 1E 14AB; TAX LOT #: 2800.

ADJOURNMENT

ASHLAND A

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




CITY OF

ASHLAND

ASHLAND PLANNING COMMISSION
MINUTES
February 13, 2018

CALL TO ORDER
Chair Roger Pearce called the meeting to order at 7:01 p.m. in the Civic Center Council Chambers, 1175 East Main
Street.

Commissioners Present: Staff Present:

Troy Brown, Jr. Bill Molnar, Community Development Director
Michael Dawkins Derek Severson, Senior Planner

Debbie Miller Dana Smith, Executive Assistant

Melanie Mindlin

Haywood Norton
Roger Pearce
Lynn Thompson

Absent Members: Council Liaison:
Dennis Slattery, absent

ANNOUNCEMENTS

Community Development Director Bill Molnar announced the City Council would hear a staff update on the Croman Mill
area during their Study Session March 5, 2018. The legislative action and Comprehensive Plan amendment for 475
East Nevada were tentatively scheduled for the Council Meeting March 20, 2018. At this time, there was nothing
scheduled for the Planning Commission Study Session February 27, 2018.

AD-HOC COMMITTEE UPDATES
Chair Pearce met with the Wildfire Lands Committee two weeks ago. Senior Planner Brandon Goldman had revised
the draft ordinance. It could possibly go on the agenda for the Study Session February 27, 2018.

CONSENT AGENDA
A. Approval of Minutes
1. January 9, 2018 Regular Meeting.

Commissioners Thompson/Mindlin m/s to approve the Consent Agenda. Voice Vote: all AYES. Motion
passed 7-0.

PUBLIC FORUM - None
UNFINISHED BUSINESS

A. Approval of Findings for PA-2017-02129, 475 East Nevada Street.
The Commission had no ex parte contacts regarding the matter.

Commissioners Dawkins/Thompson m/s to approve the Findings for PA-2017-02129, 475 East Nevada Street.
Voice Vote: all AYES. Motion passed 7-0.
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TYPE Il PUBLIC HEARINGS
A. PLANNING ACTION: PA-2017-01911
SUBJECT PROPERTY: 181 A Street
OWNER/APPLICANT: Jorge Yant
DESCRIPTION: A continued public hearing from December 12, 2017 to review an application for a
Conditional Use Permit for Marijuana Retail Sales in the existing building located at 181 A St. The applicant
withdrew the previously proposed Marijuana Production (Indoor Grow) located at 185, 191 and 195 A St
and as a result, the indoor grow is no longer a part of the application. COMPREHENSIVE PLAN
DESIGNATION: Employment; ZONING: E-1; ASSESSOR’S MAP: 39 1E 09BA; TAX LOT #: 14600 & 14900.
Chair Pearce read aloud the public hearing procedures for land use hearings.

Ex Parte Contact

Commissioners Mindlin, Brown, Norton, and Thompson declared no ex parte contact regarding the matter.
Commissioner Miller and Chair Pearce had no ex parte contact and one site visit. Commissioner Dawkins had no ex
parte contact, had an additional site visit, read the article in the newspaper and asked the City Attorney clarifying
questions.

Staff Report
Planning Manager Maria Harris explained the planning action was a continuation of the public hearing that occurred

December 12, 2017. The property was zoned E-1 except across Oak Street where it was zoned R-2. It was in the
Historic District Overlay, the Detail Site Review Zone, and the Residential Overlay. The applicant withdrew the
indoor marijuana production. At this time, the request was for a marijuana retail sales establishment and subject to
the Marijuana Related Business Special Use Standards, Ashland Municipal Code (AMC) 18.2.3.190.B, and the
Conditional Use Permit (CUP) criteria in AMC 18.5.4.050.A. The retail sales area was 1,850 square feet (sq. ft.).

Issues identified at the Public Hearing December 12, 2017, included:

o Traffic Generation: Does the application demonstrate there is no greater adverse material effect on the
livability of the impact area from proposed marijuana retail sales use compared to the target use of general
office?

o Performance of nearby intersections.
o Daily traffic generation - not just the PM Peak Hour traffic.
o Pedestrian and bicycle travel.

o Residential Buffer: Measurement of the required 200 feet from a residential zone to the marijuana retail
sales establishment
o Interior door.

The applicant submitted a revised application that consisted of the following:
¢ Production (Indoor Grow) withdrawn from the application.
o Revised Findings.
¢ AnIntersection evaluation of A Street/Oak Street/Van Ness Avenue suggested striping the center line
on Oak Street, lighting the crosswalk and removing an existing driveway apron on the Oak Street frontage.
o Letter from Mark Bartholomew regarding the measurement of the 200-foot buffer.

The Public Works Department Engineering Division reviewed the materials. The revised Findings indicated a 5%
increase in traffic on A Street. They compared it to the traffic counts in 2003 when the building was used as the A
Street Market Place and added 5% to that amount. It resulted in 200 more vehicles on A Street. Staff agreed with
the Findings in the engineering study and supported the changes recommended by the engineer.

The City Attorney reviewed information submitted regarding the 200-foot buffer and agreed with the conclusions and
reasoning in the letter. When they measure to the marijuana retail sales, they should measure from the residential
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zoning boundary to the use itself. He thought the definition of premises in the Special Use Standards regarding
Marijuana Related Business reinforced the staff and the Planning Commission’s concern regarding the interior door.
It did affect the measurement of the 200-foot buffer.

Outstanding Issues included:
Target Use Comparison: Does the application demonstrate there is no greater adverse material effect on the
livability of the impact area from proposed marijuana retail sales use compared to the target use of general office?

o Information regarding future impacts to pedestrian and bicycle travel was limited.

o Transportation capacity and development of adjacent properties as envisioned in the Comprehensive Plan.
There was a certain amount of capacity in the transportation system. Every review for a conditional use looked at
how much transportation each use would take. Marijuana retail sales generated more traffic and parking
requirements than other uses. This retail use was under 2,000 square feet and would produce more trips than a
20,000 sq. ft. building used as general office.

o Traffic Information
o Daily traffic.
o Nearby intersections.
o Incorporation of the remainder of the building.
¢ Residential Buffer
o Does the interior door shown on site plan provide access to and from the portion of the larger building
that is closer than 200 feet to the residential zone?
The residential zoning line ran down the middle of Oak Street. It was 230 feet from that zoning line to the interior of
the building where the retail use was located. The definition of premises basically stated everything needed for the
business, including the bathrooms, had to be located in the area being measured for the use. Accessing the interior
door to the common area and entry to the building on the Oak Street side was close to the residential if measured
from Oak Street.

Questions of Staff

Commissioner Dawkins wanted to know if the bathroom in the common area was the only one accessible to the
dispensary. Ms. Harris thought the applicant could answer where the restroom that served the retail area was
located. If the bathroom was within the 200-foot buffer, they would not comply with the requirement.

Ms. Harris clarified in the Detailed Site Review general office was the target use for a conditional use in the E-1 zone.
When the decision maker went through the review process, they would use general office at half the size of the
property.

Staff recommended adding a condition to close the interior door and meet all building code requirements if there
were issues with the 200-foot buffer.

Ms. Harris explained they had received the applicant's engineering report just hours before the meeting. The
submittal did not change the issues staff had with the application. The issues were operational, vehicle traffic, and
adjacent property development. The Planning Commission could consider whether it was appropriate to utilize some
of the valuable transportation system capacity for a small store generating relatively high traffic when other uses in
the area would develop in the future.

There were 43 parking spaces in the lot and the applicant needed twelve for the proposed retail use. The remaining
parking spaces covered parking requirements for general office use but not permitted uses. The parking
requirement was six spaces. The applicant had doubled the amount. Business owners and the property owner
would work out possible parking issues in the future as businesses developed in the building.
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The last sentence in the definition of premises for marijuana use in 18.2.3.190(B)(1f) Methodology for Measuring
Separation Requirements read, “For the purpose of this section, premises is all public and private enclosed
areas within a building at the location that are used in the business operation, including offices, kitchens,
rest rooms and storerooms.”

Ms. Harris clarified the City used level of service to measure street capacity. Staff addressed the level of service for
A Street, Van Ness Avenue, and Oak Street. They were the most heavily impacted intersections. It was a challenge
to determine the material adverse effect. The focus on operational measurements of transportation systems could be
narrow in scope. The transportation element and the implementing policies and land use ordinance applied to all
forms of travel. Engineering information tended to focus on vehicle travel and was not a good mechanism for bicycle
and pedestrian travel.

Applicant’s Presentation

Jay Harland/CSA Planning, LTD/4497 Brownridge Terrace/Medford, OR/The applicant would comply if

the Planning Commission concluded the interior door needed to be closed to meet the 200-foot buffer. There were
existing bathrooms in the building closer to the retail area and not restricted to the 200-foot buffer. The trip
generation would be higher than the specialty retail based on the International Transportation Engineers (ITE)
Manual.

He explained the Sandow Engineering submittal stated the intersections volumes were well within the range typical
for these types of intersections. There was no unusual queuing or blocking issues for this type of queuing. The math
substantiating the statement was included in the submittal. The area was at a level of service B until 2028. There
was adequate capacity from a throughput standpoint for the area. Kelly Sandow, the traffic engineer went out to the
site and watched vehicle, pedestrian, and bicycle traffic January 16, 2018. She spotted several soft improvements to
the system. One was adding stripping to Oak Street and Van Ness Avenue. Another would install better lighting for
the crosswalk at A Street and Oak Street. The third suggestion would replace the curb cut with a landscaped planter
strip to keep people from cutting to the other side of Van Ness Avenue. Through the approval of the project, the
street improvements would benefit the transportation system.

Questions of the Applicant

Mr. Harland confirmed the applicant was not proposing any type of production at the site. The current lease was only
for the dispensary and not cultivation. There were no plans to lease for production. The applicant had no intention to
add production after the retail approval.

There was a bathroom located near the retail site. It was not uncommon for tenants to share restroom facilities.

Commissioner Miller expressed concerns the traffic analysis was inadequate. She thought First Street and Pioneer
Street should have been included. The peak traffic for the Ashland Food Coop occurred between 4:00 p.m. and 6:00
p.m. It was a one-way street with people exiting on A Street. Mr. Harland responded the traffic engineer observed
traffic in that location and did not encounter anything that could cause capacity issues. Commissioner Miller noted the
study occurred in January, the quietest month in town. It would be more accurate if the study happened on a spring
day. Commissioner Mindlin wanted to know if they had reviewed other studies of the area. Specifically, studies that
included all modes of transportation during other seasons. Community Development Director Bill Molnar added the
Public Works Department had explained it was not uncommon to evaluate traffic studies this time of year. Pedestrian
and bicycle traffic were also issues.

Public Testimony
Brian Comnes/Ashland/Reiterated Commissioner Miller's account of traffic. He walked or drove through the project
area daily. Where A Street, Oak Street, and Van Ness Avenue connected was confusing. He had personally
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witnessed near accidents with vehicles, pedestrians, and cyclists. Where First Street came out to A Street, the tight
“S” turn on A Street made it difficult to see. Any increase in traffic due to the retail establishment in that area would
increase safety risk. The rafting company frequently blocked half the street. It was not a desirable place to increase
traffic. He expressed concern about the potential of people ingesting the products they just purchased then driving
away impaired. He was opposed to the project and suggested the Commission oppose it as well.

Robin Popin/Ashland/\Was baffled to be there. She lived in the Railroad District and described the area.

The Plexis building was a historic building and the area caused traffic issues. She thought that cannabis
dispensaries had to be on major thoroughfares in Ashland, not small streets. She did not consider A Street a
thoroughfare. The traffic was bad. It was a residential community that co-existed with commercial property. The
marijuana dispensary did not belong in the neighborhood. She would be profoundly disappointed to have purchased
her property if this project went through.

Applicant’s Rebuttal

Mr. Harland addressed traffic generation and explained the actual retail use generated less than one trip per minute.
Ms. Harris shared the number of PM Peak Hour for specialty retail was 5 trips per 1,000 square feet. General office
PM Peak Hour was 1.49 per 1,000 square feet. Mr. Harland added trip generation for marijuana retail was higher.

Deliberations & Decision
Ms. Harris confirmed Clear Creek Drive was zoned for E-1 and not in a historical district. The building for the project
was a historic building but the applicants were not making any changes to the exterior.

The Commission discussed how using the bathroom in the hallway would change the 200-foot buffer to the residential
area on Oak Street. The applicant could access bathrooms located behind the retail site. The Commission could also
place a condition on the application to permanently close the interior door. There were multiple entrances for fire exits.
There was a concern whether the Oak Street door would be used as an entry. At this point, without using the hallway
bathroom, the applicant complied with the 200-foot requirement.

A Street was not a major street but the Comprehensive Plan allowed marijuana retail on a neighborhood collector
through a conditional use permit. The Commission voted to include A Street for potential marijuana retail because the
street was commercial in nature.

Commissioner Mindlin did not think the applicant met the burden of proof that there was no adverse material effect
based on the traffic. The proposed project would generate six times more traffic during peak hour than the specialty
retail rate. There was no analysis done regarding pedestrian and bicycle traffic. The study in January did not exhibit
a coherent picture of traffic impact later in the year. The Commission majority agreed the applicant had not met the
burden of proof for traffic.

Commissioner Dawkins disagreed and thought because this was marijuana based, it was being singled out. Current
traffic issues were generated by the Ashland Food Coop and Ace Hardware. In that case, no other retail uses should
be allowed in that area due to the increase in traffic. Commissioner Brown commented when the Ashland Food Coop
opened at that location, no one had understood the traffic impact. Traffic was also not addressed when Ace Hardware
was developed. They could not continue allowing high traffic uses in the area just because two other high traffic uses
were there. Additionally, the code based the traffic for that particular building on general office use.

Commissioner Norton thought the issues could have been mitigated or addressed better. Commissioner Thompson
noted when the proposed use was compared to the general office use it did show material difference and impact. The
other uses allowed had an effect of five per 1,000 square feet. The proposed use was 28 per 1,000, five and a half
times the impact. The Commission had to take the congestion in the area and the difficulty navigating the street
seriously.
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Chair Pearce observed the city engineer did not have a problem with the traffic report. He was not sure there was an
adverse material effect here. However, the lack of information on traffic impacts made it hard to make a decision. The
traffic report did not take into consideration bicycle and pedestrian traffic in May or June. He did not think the applicant
had provided the Commission with the quality of information needed for an approval.

Commissioners Miller/Brown m/s to deny the application for PA-2017-01911. Roll Call Vote: Commissioners
Miller, Pearce, Mindlin, Brown, Norton, and Thompson, YES, Commissioner Dawkins, NO. Motion passed 6-1.

ADJOURNMENT
Meeting adjourned at 8:30 p.m.

Submitted by,
Dana Smith, Executive Assistant
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CITY OF

ASHLAND

ASHLAND PLANNING COMMISSION

STUDY SESSION
MINUTES
February 27, 2018
CALL TO ORDER
Chair Roger Pearce called the meeting to order at 7:01 p.m. in the Civic Center Council Chambers, 1175 East Main Street.
Commissioners Present: Staff Present:
Troy Brown, Jr. Bill Molnar, Community Development Director
Michael Dawkins Maria Harris, Planning Manager
Melanie Mindlin Brandon Goldman, Senior Planner
Haywood Norton Dana Smith, Executive Assistant

Roger Pearce
Lynn Thompson

Absent Members: Council Liaison:
Debbie Miller Dennis Slattery
ANNOUNCEMENTS

Community Development Director Bill Molnar announced a public hearing would occur at the Planning Commission
meeting March 13, 2018. It was for an annexation and a site review for a business park development at Jefferson
Avenue and Washington Street. At the Study Session March 27, 2018, the Commission would discuss a public hearing
for the Accessory Residential Unit Standards and possibly another update regarding the Wildfire Lands

Ordinance. The Tree Commission and Wildfire Mitigation Commission will have reviewed the ordinance by then. The
Planning Commission meeting April 10, 2018, could have the continuation of the accessory residential unit at

232 Nutley Street. The applicant had until March 31, 2018, to request a continuance. Public Works Director

Paula Brown and the Planning Division were reconvening the System Development Charge (SDC) Commission.

Ms. Brown may contact Commissioner Brown to rejoin the commission.

PUBLIC FORUM

DISCUSSION ITEMS

A. Update on Wildfire Lands Ordinance Revisions

Senior Planner Brandon Goldman explained the Community Planning Assistance for Wildfires (CPAW) assessed the
existing ordinance and the proposed ordinance. They provided recommendations and best practices. The ordinance
would come back to the Planning Commission March 27, 2018, following a review by the Tree Commission and the
Wildfire Mitigation Commission.

The ordinance standards were broken into two broad categories. A requirement for a fire prevention and control plan,
and requirements for general fuel management practices. A presentation on Wildfire Development Standards included:
Fire Prevention and Control Plan Applicability
e Subdivisions
Performance Standards Developments
Land Partitions
Site Design Review
Not required for new single family dwellings or additions
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e Code Refs: 18.3.10.100.A.1
Fire Prevention and Control Plan Submittals
o Similar to formal planning application plan requirements regarding:
o Site, building locations, drive locations, grades, hydrant locations, landscape plan.
e Requires a tree and vegetation management plan:
o Tree Removals
o Areas to be thinned
o Schedule for thinning and removal
e Code Refs: 18.3.10.100.A.2
Fire Prevention and Control Plan Approval
o The wildfire hazards present on the property has been reduced to a reasonable degree, balanced with the need
to preserve and/or plant a sufficient number of trees and plants for erosion prevention wildlife habitat,
enhancement of water resources, and aesthetics.
o Code Refs: 18.3.10.100.A.3 &A4
The Fire Department Fire Marshal or designee would conduct the inspection on site to ensure the plants were thinned in
a sufficient manner.

Maintenance
e Provisions for the maintenance of a required Fire Prevention and Control Plan shall be recorded on the property
to ensure continued maintenance.
e Code Refs: 18.3.10.100.A.3 & A4
General Fuel Modification Areas - Applicability
o Applies to new buildings, additions, and decks increasing lot coverage by 200 sq. ft. or greater.
o  Full extent of the property for new structures.
o 30’ from furthest extent of an addition or deck.
o Code Refs: 18.3.10.100.B.1
General Fuel Modification Areas - Requirements
e Remove all dead or dying vegetation.
No new planting of plants listed on the new Prohibited Flammable Plant List within 30’ of a structure.
Removal of Prohibited Flammable Plants from 5’ of a new structure.
No combustible materials within 5 feet of a new structure or addition, including mulch.
Flammable trees (not deciduous) which are to be retained:
o Provide a 10-foot clearance to canopy from new building or additions.
o Must be maintained to remove understory growth and clearance from the ground (8’).
o Allowance for an exception if pruning the tree to this extent will compromise its health.
o Existing fire resistant trees to be retained:
o Pruned to not touch a structure.
o Provide a 10’ clearance from a chimney.
o Allowances to preserve vegetation for erosion control, riparian and wetland preservation.
o Roof Material (new or 50% re-roof) to be fire resistant (Class B).
o Code Refs: 18.3.10.100.B.2 &B.3
The primary intent of the ordinance was to expand wildfire overlay to incorporate the entire city.

Implementation Requirements
e Compliance with Fire Prevention and Control Plan, and General Fuel Modification standards, to be completed
prior to bringing combustible materials onto the property.
o Fire Code Official inspection and approval
¢ Ongoing Maintenance
Code Refs: 18.3.10.100.C
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Adjustments to Fire Prevention Control Plan and Fuel modification requirements
o New flexibility to address unique on-site conditions.
o New Section 18.3.10.100.D and E
o Fire Code Official and Planning Director may waive or reduce submittal requirements or fuel modification
requirements if on-site conditions are already sufficient to reduce fire risk.
o Written Request
o Site Inspection by Fire Code Official
o Evaluation of criteria
e Code refs: 18.3.10.100.D
Amendments to approved plans
e Minor Amendments
o Administrative
e Exceptions
o Type 1 Planning Action
o Code Refs: 18.3.10.100.E & F
Physical and Environmental Constraints
e Tree Removal
o Amends regulated conifer tree caliper from 24" to 18” to align with the definition of “significant tree.”
o Allows removal of regulated trees in hillside lands for trees removed as part of an approved Fire
Prevention and Control Plan, or as approved to implement a comprehensive general fuel modification
area.
o  Submission Requirements - Staff advisor may waive a submittal requirement if not necessary to make a
decision on an application.
e Code Refs: 18.3.10.020.A.3, 18.3.10.040, 18.3.10.090.D
Staff modified tree removal to exempt a tree if it was part of a fire prevention and control plan and required to meet fill
modification areas in the wildfire ordinance. It would also exempt tree replacement mitigation requirements.
Another modification changed removing and replacing a tree because it was too close to the proposed addition or
structure. In terms of what was required for a plant submittal, the staff advisor could waive a submission
requirement if it was unnecessary to make a decision on the application.

Tree Removal Permits
e Amends exemption section:
o Newly requires a tree removal permit for removal of trees greater than 6” dBH, when the lot is
large enough to be partitioned or subdivided.
o Currently, lots occupied by a single family dwelling are exempt regardless of size.
o The amendment addresses situations in which a site occupied by a single dwelling is cleared of
trees under the exemption, in advance of an application to subdivide or partition.
o AppliesinR-1, R-2, R-3, and HC zoned properties.
o HC zone added as Mountain Meadows is comprised of a large number of small lot single family
homes on HC zoned property.
e Code Refs: 18.5.7.C

Alison Lerch, the fire adapted community coordinator spoke to the Wildfire Readiness and Preparedness approach. The
ordinance addressed new homes and additions and would only capture a fraction of the city. The Fire Department
looked at how to have wildfire reduction citywide. In addition to the ordinance, it required education and incentives. The
City’s Firewise USA Program currently had 28 individual neighborhoods involved.

Fire Adapted Ashland
1. Expand the Wildfire Hazard Zone to include the entire city. Wildfire risk is citywide. The City of Ashland
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Comprehensive Plan would be amended to change the Wildfire Lands Overlay.
2. Adopt an updated Wildfire Lands Ordinance for new construction and additions that require vegetation
clearance and fire-resistant landscaping.
3. Adopt a Municipal Code (Health & Sanitation Chapter) restricting new plantings of known flammable species
identified on the Prohibited Flammable Plant List.
4. Increase wildfire safety through a citywide grant incentive program encouraging residents to remove known
flammable plant species and implement fire resistant landscaping.
The Fire Department was conducting parcel by parcel assessments of every home in city limits and expected to finish
the following week. The data collected would provide information on highest hazard homes and areas. It would enable
the Fire Department to apply for a Predisaster Mitigation grant through FEMA as well as others. The Predisaster
Mitigation grant would provide up to $3,000,000 to help facilitate voluntary removal of flammable plant species and
creating fire resistant landscaping. The grant could also go towards retrofitting existing structures and building materials.

5. Continue wildfire mitigation and risk reduction of existing buildings through the Firewise USA program.
6. Adopt wildfire building codes within city limits so new construction uses ignition resistant building materials.
Prohibited Flammable Plant List
e Adopted into Chapter 9, Health and Sanitation.
e Reference in the wildfire development standards.
e Application City Wide
o To reduce the risk of damage to property and persons by the spread of fire due to highly flammable
plant material.
o Prohibits planting flammable plants with 30’ of buildings and decks.
Fire resistant building materials and construction - State of Oregon
o Fire Code Amendments
e Building Code Amendments

Fire Division Chief-Fire Marshal Ralph Sartain addressed Appendix W Building Construction. It was a code proposal that
had essential ignition resistant development for homes in the wildfire risk assessment. It would make them less
vulnerable to combust during wildfires. The ignition resistant construction elements would reduce the house to house
ignition potential resulting in a community risk reduction. Oregon construction was already developing many wildfire risk
reduction building. Changes would include a cap on gutters, under mount open exposed decking and flooring. Roofing
material was already in City code. Windows were in the construction code and would not change.

The Building Codes Division would review the code proposal and add it as an appendix to the 2014 Fire Code and
eventually to the 2018 Fire Code appendix. The state would adopt it first then the City.

Mr. Goldman spoke to the tree removal exemption in A2. An existing conifer over 18 inches could be retained and the
new building or addition could be in close proximity. If it could be trimmed back to provide 10 feet of canopy spacing.
However, if that clearance jeopardized the health of the tree, it could be retained. It would not provide the same level of
fire protection. Smaller trees could potentially be removed.

In the ordinance, A. Requirements for Subdivisions, Performance Standards Developments, Site Design Review
or Partitions. (3) Approval Criteria would require discretion in reviewing a subdivision by the Commission. It identified
balancing with the need to preserve a sufficient number of trees and plants for erosion prevention on steep slopes. An
applicant going through a hillside development would have a geotechnical engineer determine if the trees were a vital
part of maintaining that slope. An applicant could also argue retaining trees to preserve wildlife habitats. It was
balancing goals in terms of what the community wanted to retain. Community Development Director Bill Molnar added in
regards to the approval criteria, the ultimate burden was on the applicant.

Ms. Lerch, the City Conservation Specialist, a Wildfire Mitigation Commissioner and the Shooting Star Nursery
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developed a list of plants for drought tolerant and pollinator-friendly gardens. It also included plants that required
protection from deer. The Water Wise Landscaping website had a Firewise plant list as well.

Mr. Goldman clarified all new buildings that would increase lot coverage by 200 square feet or more would have a fuel
modification area within 30-feet of the new building. Submission requirements for the fire prevention and control

plan pertained to performance standards subdivisions, preliminary plat of a subdivision, and site design review. Site
design review required for accessory residential units was not included. They would have to make a general fuel
modification requirement and would not provide a fire prevention and control plan.

Planning Commission comment suggested revising the language for screening a hedge. Other comments expressed
concerns regarding enforcement, Home Owner Associations (HOA) and Covenants, Conditions and Restrictions
(CC&Rs). Another comment suggested using hardy plank or a metal gate for the last five feet of a fence that connected
to a house.

Division Chief-Fire Marshal Sartain spoke to fire resistant wood products that met Class B. He noted city code exceeded
state requirements for roofs. Ms. Lerch described education outreach and videos that would be available.

Staff would incorporate language regarding fences and revise wording in Section 2(A)3) Approval Criteria.

UPDATES

A. Accessory Residential Unit Standards

Planning Manager Maria Harris explained currently adding an Accessory Residential Unit (ARU) required planning
approval, site design review, and a pre-application conference. It also required a Type | application fee, and the time and
resources to put it together. The ordinance would exempt ARUs less than 500 square feet from the planning approval
process if they were attached to a home or within a building. For a new residence, someone could incorporate

an ARU into the design. It had to be less than 500 square feet with two parking spaces on site for the

primary residence. It also needed on-street parking on one side of the street within 200 feet on either side. If it

met those requirements, it could be done with a building permit. She clarified R-1 included R-1-5, R-1-7.5, and R-1-10.

Due to the number of qualifiers, staff created a new section under 18.2.3.040 Accessory Residential Unit titled A.
Exemptions. Suggestions from the Planning Commission resulted in A. 5 and A. 6. The exemption would not apply to
the multifamily zones because on-street parking was more heavily used. Mr. Molnar added the downtown parking
management study looked at parking in the early morning and end of day. They did not detect issues with parking.

For 18.2.3.040 B. R-1 Zone, (2), staff removed “...except that accessory residential units shall be counted in the
density of developments created under the Performance Standards Option in Chapter 18.3.9.” In B(3), the
maximum gross habitable floor area of an ARU did not come up often enough to add the language. B(6) and B(7) were
the design standards staff had introduced. They were in the site design chapter. Staff moved them to this section
because it was easier to read. They clarified the “interior of the property” language in B(7) to, “New exterior doors and
outdoor living areas (e.g., balconies or decks) on the second story shall be oriented towards the interior of the
property rather than the side or rear yards.” Staff would clarify it further to indicate ARUs above a detached structure
and add language to minimize the impact on the neighbor’s private space.

In 18.2.3.040(B)(C) RR Zone section, they removed (1) and (2) regarding building on lands with less than 25% slope and
access to an improved city street. Hillside Development standards would address slopes that were 25% greater. If
someone did an addition that was 300 square feet or less, it would not require a physical environmental constraints
permit.

In 18.2.3.040, E. NN Zones and F. NM Zones were added. It would allow exempt ARUs less than 500 square feet to be
in those zones. The Normal Neighborhood and North Mountain plans had ARUs written in the code and adopted before
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they were developed. The proposed ordinance would allow a building permit only for exempted ARUs less than 500
square feet instead of going through site design. The number of units was not locked in. It was the number of lots
created through the subdivision process. The ARU standards specifically stated they were not subject to the density
requirements.

Commissioner Norton explained the conditions of approval for his subdivision locked in the number of units, not lots. Ms.
Harris commented most of the subdivisions over the past 30 years were performance standard subdivisions. It brought
up whether the community had the ability to acknowledge changing conditions and adjust policies. The community
decided through the regional planning process the city would not expand boundaries and accommodate future growth
within city limits instead. Mr. Molnar noted there were neighborhoods with subdivisions that were platted with a home
owner’s association that restricted additional units through their CC&Rs. Commissioner Norton did not think the public
was clear on what the ordinance would allow. They might not understand that homes with ARUs were essentially
duplexes. He stressed the importance of having a public process and suggested notifying all of the Home Owner
Associations in Ashland about the proposed ordinance.

Ms. Harris clarified 18.2.3.040 (B) as one ARU was allowed per lot and the maximum number of dwelling units shall not
exceed two. It was an exemption from site design review and did not permit an unlimited number of ARUs. Applicants
had to meet all the qualifiers under (B). For 500 square feet ARUs in historic districts, a planner reviewed the building
permits with another review by the historic review board. It went through the noticing process and was appealable to the
Planning Commission. The standards were the dimensional requirements of the zone. The following would not be
required:

e Alandscape plan

e Open space for the ARU

e Planting street trees

e Afull Historic Commission review if applicable

Mr. Molnar added it would go to the Historic Commission as part of an advisory. If the 500 square foot addition was part
of the site review it had to meet the mandatory standards in terms of compatible materials. Ms. Harris explained it did not
have to happen for a single family home. An applicant could build the same volume for a house that was allowed under
the standard requirements of the zone. It did not make a difference if the new section was an ARU. A 500 square foot
addition for a house in a historic district required a building permit only. It did not go through a site design review.

One Commission comment suggested clarifying parking further.

Ms. Harris addressed Table 18.4.3.040 Automobile Parking Space by Use. She separated the requirements for a
single family dwelling into its own box and added another box for ARUs. They used the same standard used for cottage
housing where one space was required for an ARU.

Staff would incorporate suggested changes and take the opportunity to update typographical errors and redundant
information in the ordinance.

ADJOURNMENT
Meeting adjourned at 8:47 p.m.

Submitted by,
Dana Smith, Executive Assistant
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BEFORE THE PLANNING COMMISSION
February 13, 2018

)
IN THE MATTER OF PLANNING ACTION #2017-01911, A REQUEST FOR A ) FINDINGS,

CONDITIONAL USE PERMIT FOR MARIJUANA RETAIL SALES LOCATED ) CONCLUSIONS,

AT 181 A ST. ) & ORDERS
)
APPLICANT: Jorge Yant )
RECITALS:

1) Tax lots #14600 and 14900 of Map 39 1E 09 BA are located on A St. and zoned E-1, Employment.
The properties are located in the Detail Site Review, Historic District and Residential overlays.

2) The project site is comprised of two lots and includes a historic building dated at 1912 that was
originally constructed for the Ashland Fruit and Produce Association. The building is bordered by Oak St.
on the west, A St. on the south and the railroad tracks and associated right-of-way to the north. The eastern
end of the building is next to the private parking lot that is part of the development and serves the subject
building. The parking lot includes 43 parking spaces. According to the application, the building is 16,225
square feet in size and according to City of Ashland maps is approximately 400 feet in length.

3) According to the City of Ashland Railroad Addition National Register Historic District
Nomination, the business known as Oak Tank and Steel moved into the building in 1945. In the early
2000’s, the site was converted from the light industrial use to the A Street Marketplace which included
retail, food service, nightclub, light industrial and office uses. Subsequently, Plexis Healthcare Systems,
Inc. acquired the building and converted the building to office space for their corporate offices. However,
Plexis Healthcare Systems, Inc. moved to Medford and the property is currently vacant.

4) The original application included a request for Site Design Review approval under AMC 18.5.2
for marijuana production (indoor grow) and a Conditional Use Permit for marijuana retail sales. After the
first public hearing on December 12, 2017, the applicant withdrew the application for the marijuana
production use by a letter submitted on December 28, 2017. The applicant submitted a revised application
for the Conditional Use Permit for a marijuana retail use on January 29, 2018 and supplemental
transportation information on February 13, 2018.

5) In the letter submitted on December 28, 2017, the applicant also requested to move the second
public hearing to February 13, 2018 and granted a 60-day extension the 120-day review period. The
extension moves the deadline for the required final decision date by the City to May 2, 2018.

6) The hearing before the Planning Commission involves a request for a Conditional Use Permit for
marijuana retail sales located at 181 A. St. The proposal is to use the portion of the building located at 181
A St. for a marijuana retail sales use. The application describes the proposed marijuana retail use as 1,850
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square feet in size. Any marijuana-related businesses must also meet the applicable special use standards
in AMC 18.2.3.190.B.

7) The criteria for a Conditional Use Permit are described in AMC 18.5.4.050.A as follows.

1. That the use would be in conformance with all standards within the zoning district in which
the use is proposed to be located, and in conformance with relevant Comprehensive plan
policies that are not implemented by any City, State, or Federal law or program.

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

3. That the conditional use will have no greater adverse material effect on the livability of the
impact area when compared to the development of the subject lot with the target use of
the zone, pursuant with subsection 18.5.4.050.A.5, below. When evaluating the effect of
the proposed use on the impact area, the following factors of livability of the impact area
shall be considered in relation to the target use of the zone.

a. Similarity in scale, bulk, and coverage.

b. Generation of traffic and effects on surrounding streets. Increases in pedestrian,
bicycle, and mass transit use are considered beneficial regardless of capacity of
facilities.

C. Architectural compatibility with the impact area.

d. Air quality, including the generation of dust, odors, or other environmental
pollutants.

e. Generation of noise, light, and glare.

f. The development of adjacent properties as envisioned in the Comprehensive Plan.

g. Other factors found to be relevant by the approval authority for review of the

proposed use.

4. A conditional use permit shall not allow a use that is prohibited or one that is not permitted
pursuant to this ordinance.

5. For the purposes of reviewing conditional use permit applications for conformity with the
approval criteria of this subsection, the target uses of each zone are as follows.

f. E-1. The general office uses listed in chapter 18.2.2 Base Zones and Allowed
Uses, developed at an intensity of 0.35 floor to area ratio, complying with all ordinance
requirements; and within the Detailed Site Review overlay, at an intensity of 0.50 floor to
area ratio, complying with all ordinance requirements.

8) The special use standards for Marijuana-Related Businesses are described in Ashland Municipal
Code (AMC) 18.2.3.190.B as follows.
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B. Marijuana-Related Businesses.
1. Marijuana-related businesses may require Site Design Review under chapter 18.5.2 or a
Conditional Use Permit under chapter 18.5.4. See Table 18.2.2.030 — Uses Allowed by
Zone for zones where marijuana-related businesses are allowed. See definition of
marijuana-related businesses in part 18.6. Marijuana-related businesses shall meet all of
the following requirements.

a.

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

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

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

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

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

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

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

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

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

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

b. Marijuana Production.

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

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

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

3. Marijuana Retail Sales. In addition to the standards described above in subsection
18.2.3.190.B.1, marijuana retail sales shall meet the following requirements. See definition
of marijuana retail sales in part 18.6.
a. Location.

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

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

iii. Marijuana retail sales are not permitted in the Downtown Design Standards Zones.

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

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

9) The Planning Commission, following proper public notice, held public hearings on December 12,
2017 and February 13, 2018 at which time testimony was heard and evidence was presented. Subsequent to
the closing of the February 13, 2018 hearing, the Planning Commission denied the application.

Now, therefore, the Planning Commission of the City of Ashland finds, concludes and recommends as
follows:

SECTION 1. EXHIBITS

For the purposes of reference to these Findings, the attached index of exhibits, data, and testimony
will be used.

Staff Exhibits lettered with an "S™

Proponent's Exhibits, lettered with a "P"

Opponent's Exhibits, lettered with an "O"

Hearing Minutes, Notices, and Miscellaneous Exhibits lettered with an "M"
SECTION 2. FINDINGS OF FACT AND CONCLUSIONS OF LAW

2.1  The Planning Commission finds that it has received all information necessary to make a decision
based on the Staff Report, public hearing testimony and the exhibits received. The Commissioners disclosed
at the public hearing that all Commissioners had visited the site or were very familiar with the site and
surrounding area.

2.2 The Planning Commission received 38 written comments on the planning action that are included in
the record. Additionally, eight individuals provided testimony at the December 12, 2017 hearing and two
individuals provided testimony at the February 13, 2018 public hearing. The minutes from the public hearings
are included in the record.

2.3 The Planning Commission finds that the proposal for a Conditional Use Permit for marijuana retail
sales does not meet all applicable approval criteria in AMC 18.5.4.050.A.

2.4 For the reasons discussed below in this section, the Planning Commission finds that the application
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does not demonstrate that the proposal satisfies the third approval criteria for a Conditional Use Permit in
AMC 18.5.4.050.A.3. Specifically, the application does not demonstrate that the proposed marijuana
retail use will not have a greater adverse material effect on the livability of the impact area when compared
to the development of the subject lot with the target use of the E-1 zone in terms of two of the seven factors
to be considered including: b. generation of traffic and effects on surrounding streets, and f. the
development of adjacent properties as envisioned in the Comprehensive Plan. Under the Ashland
Municipal Code Title 18 Land Use, the applicant has the burden of producing evidence showing that the
application satisfies all applicable approval criteria. In this case, the applicant has failed to meet the
burden.

2.5  The Conditional Use Permit approval criteria establish the target use in the E-1 zone in AMC
18.5.4.050.A.5.f as general office uses developed at an intensity of .50 floor to area ratio in the Detail Site
Review overlay. The floor-area ratio or FAR is defined in AMC 18.6.1.030 as “The gross floor area of all
building on a lot divided by the lot area.” In this case, the site area is 40,738 square feet. As a result, the
target use of the site is a general office building that is half of the size of the site or 20,369 square feet in
size. According to the application, the existing building on the site is 16,255 square feet in size.

2.6 The Planning Commission finds that the proposed marijuana retail use is projected to generate
significantly more vehicle trips than the target use of general office. The traffic analysis included in the
application estimates that a marijuana retail sales use creates 28.2 trips for every 1,000 square feet of floor
area during the p.m. peak hour. In comparison, the applicant’s traffic analysis shows a rate of 1.49 for
every 1,000 square feet of office floor area during the p.m. peak hour. Therefore, a marijuana retail use
generates 18 times more traffic than a general office use of the same size based on the trip generation rates
provided in the application.

The revised application and February 13, 2018 traffic analysis do not address the trip generation of the
target use of general office. Using the rate for general office of 1.49, the target use of 20,369 square feet
of general office would create 30 vehicle trips during the p.m. peak hour.

The proposal is to use 1,850 square feet of the existing building for a marijuana retail use which would
generate 52 vehicle trips during the p.m. peak hour. The proposal is to use the remaining 14,375 square
feet of the existing building for general office which would generate 21 vehicle trips during the p.m. peak
hour. Therefore, the total number of vehicle trips generated by the proposal would be 73 vehicle trips
during the p.m. peak hour.

In conclusion, the proposal would generate 73 vehicle trips during the p.m. peak hour, which is more than
double the 30 vehicle trips that the target use of 20,369 square feet of general office would generate during
the p.m. peak hour. The increase in trips of the proposal over the target use is due to the number of trips
generated by marijuana retail sales. Again, an 1,850 square foot space would generate 52 vehicle trips
during the p.m. peak hour. In comparison, a general office use of the same size, 1,850 square feet, would
generate only three vehicle trips during the p.m. peak hour.

2.7 The Planning Commission finds that the application does not adequately address the material
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effect of the additional vehicle trips generated by the proposed marijuana retail use on intersections in the
area. An intersection evaluation of A St./Oak St/ Van Ness Ave. is included in the revised application
(Exhibit 12). The intersection evaluation was based on data collected on January 9, 2018 and January 10,
2018. The original application included a trip generation analysis (Exhibit 11) that concludes that the
added traffic to the intersections of A St./Pioneer and A St/First would have negligible impact to the
intersections.

Testimony was received at the February 13, 2018 public hearing raising concerns about transportation
impacts. In particular, the testimony was that the effect of additional project traffic would be greater during
the spring, summer and early fall when there was increased pedestrian, bicycle and vehicle traffic during
the Oregon Shakespeare Festival with visitors traveling to nearby travelers’ accommodations and
attractions in the Railroad Addition Historic District. In addition, the testimony indicated that the
pedestrian and bicycle traffic is further increased during the spring, summer and early fall when the
weather is conducive to walking and bicycling in contrast to early January when the traffic data was
collected. The testimony concluded that the additional traffic from the proposed project would adversely
affect traffic during the much busier times of year. The person testifying indicated that he walked or drove
in the area daily and that the A St./Oak St./ Van Ness Ave. intersection is confusing and that he has
personally witnessed near accidents involving vehicles, pedestrians and cyclists. As the Commissioners
indicated prior to the hearing, many of them were also familiar with the area and they knew that traffic
was far more congested during the spring, summer and early fall.

The Planning Commission found the testimony about significant congestion and greater traffic impacts
during the spring, summer and fall months to be credible and that the application does not adequately
respond or address the issues. The Planning Commission finds that the intersection analysis of A St./Oak
St./VanNess Ave. provided by the applicant was unreliable because it is based on data collected during
one of the slowest traffic times of the year in Ashland.

The testimony at the public hearings also stated there was significant traffic congestion at other area
intersections including the intersection of A St./Pioneer St. and A St./First St. because of existing uses of
the Ashland Food Co-op and Ashland Hardware. The testimony indicated that the traffic from the
proposed project would adversely affect those busy intersections. The Planning Commission found the
applicant’s transportation analysis failed to adequately address the potential impacts at these nearby
intersections.

2.8 The Planning Commission finds that the application does not demonstrate that the additional
vehicle trips from the proposed marijuana retail use will not have a greater adverse material effect on
pedestrian and bicycle travel in the impact area compared to the target use of general office. The
application did not include an assessment or information regarding pedestrian or bicycle use or pedestrian
and bicycle conflicts/accidents with vehicle traffic in the impact area. The Planning Commission finds
that the sidewalk on A St. is a relatively narrow curbside sidewalk and bicycles are required to share the
travel lanes with motorized vehicles. Several Commissioners noted that the Central Ashland Bike Path
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ends at Sixth St. and bicyclists cannot bypass the congested area but instead must use A St. In the written
comments and testimony received, the area was described as a walkable neighborhood and shopping area
that residents regularly use and travel to and through on foot and bicycle. Additionally, testimony was
received indicating high volumes of all types of traffic including pedestrian and bicyclists in the impact
area, especially in spring, summer and early fall. The Planning Commission finds this testimony credible.

Three individuals testified about the blind corners on A St., conflicts between pedestrian, bicycle and
motor vehicle traffic, and traffic congestion in the general area of the project at the December 12, 2017
public hearing. In addition, five written comments were received raising the a variety of transportation
issues including concern regarding increased traffic in an area used by large numbers of pedestrians and
bicyclists, traffic in an area that is already congested, the inability of the area to handle traffic associated
with another major business, concerns about availability of on-street parking, and a request to consider
impacts on the crosswalk and pedestrian traffic at the busy intersection of A St./Oak St. The application
does not provide information about pedestrian and bicycle traffic in the area or how the proposal could
address the reported conflicts between vehicle and pedestrian and bicycle traffic in the A St. corridor or
outside of the A St./Oak St./VVanNess Ave. intersection.

2.9  The Planning Commission finds that the application does not demonstrate that additional vehicle
trips from the proposed marijuana retail use will not have a greater adverse material effect the development
of adjacent properties as envisioned in the Comprehensive Plan compared to the target use of general
office. The application does not address whether traffic from the proposed marijuana retail sales use will
reduce transportation capacity for future permitted uses and development in the vicinity. Specifically, the
application assumes the remainder of the subject building will generate relatively few trips and doesn’t
clearly address the transportation system capacity in relation to development of nearby properties. The
application also only addressees the size of the existing building and does not address the target use against
which impacts must be measured.

Most of the square footage of the building on the subject property, approximately 14,000 square feet
outside of the proposed marijuana retail use, is vacant. The applicant’s traffic analysis assumes a general
office use but the building could house a range of outright permitted uses such as retail and restaurants.
Retail and restaurant uses typically generate more vehicle trips than general office and this range of
possible uses in the remainder of the building is not discussed.

The Response to Staff Report Addendum Comments Regarding Traffic by Sandow Engineering that was
received on February 13, 2018 assumes a 2.73 percent growth rate in vehicle traffic based on the City of
Ashland Transportation System Plan. The analysis predicts the A St./Oak St./VVanNess Ave. intersection
will operate at Level of Service (LOS) B in the p.m. peak hour in 2028 but as discussed above, the
prediction is based on background traffic measured during the slowest traffic time of year (i.e., on January
9 and 10) rather than on the busier spring, summer and early fall time periods. The LOS analysis is not
provided for A St./Pioneer St. and A St./First St. It is not clear if the 2.73 percent growth rate used in the
analysis incorporates development of closely situated sites such as the approximately 43,000 square foot
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mixed-use building that was approved at the intersection of VanNess Ave. and Water St., vacant parcels
on Clear Creek Dr. as well as the future development of the approximately 15-acre parcel of railroad
property to the northeast of the site. The Planning Commission finds that the transportation analysis does
not adequately address the cumulative impacts of the proposal and the future development on the three
intersections in the impact area or on pedestrian and bicycle travel in the area.

2.10 The Planning Commission finds that the application does not clearly demonstrate that the additional
traffic generated by the proposed marijuana retail use will not create a greater adverse material effect on
the livability of the impact area compared to the target use of general office. The Planning Commission
finds that the proposed marijuana retail use creates significantly more trips than the target use and the
application does not address the impact of the additional trips on the reported high volumes of pedestrian
and bicycle travel in the area, especially in spring, summer and early fall. Additionally, testimony received
reported conflicts between vehicle traffic and pedestrians and bicyclists in the A St. corridor. Outside of
some suggested improvements to the A St./Oak St./VVanNess Ave. intersection, the application doesn’t
include information on the reported conflicts or measures to address those situations. The Planning
Commission finds that the application does not address the reported higher volumes of all types of traffic
during the Oregon Shakespeare Festival and peak tourism season. Finally, the application does not
demonstrate that the cumulative effect of the proposal and future development in the vicinity on the
transportation system will not affect the future development of adjacent properties.

SECTION 3. DECISION
3.1 Based on the record of the Public Hearing on this matter, the Planning Commission concludes that
the request for a Conditional Use Permit for marijuana retail sales located at 181 A St in Planning Action

2017-01911 is not supported by evidence contained within the record.

Therefore, based on our overall findings and conclusions included above, we deny the application in Planning
Action #2017-01911.

March 13, 2018
Planning Commission Approval Date
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.@ Planning Department, 51 Winburn Way, Ashland, Oregon 97520 CiITY OF
Vam 541-488-5305 Fax: 541-562-2050 www.ashland.orus TTY: 1-800-735-2900 ASHLAND

NOTICE OF PUBLIC HEARING
PLANNING ACTION: PA-2018-00154
SUBJECT PROPERTY: 601 Washington Street
OWNER/APPLICANT: South Ashland Business Park LLC
DESCRIPTION: A request for Annexation of a 5.38-acre parcel, Zone Change from County RR-5

Rural Residential) to City E-1 (Employment), and Site Design Review approval for the phased development of a light
industrial business park for the property located at 601 Washington Street. The application includes a request for a
Conditional Use Permit to allow a watchman's dwelling; Limited Use/Activity Permits within the Water Resource
Protection Zones of Knoll Creek and a Possible Wetland on the property to construct a stormwater outfall and street
improvements; an Exception to Street Standards for the frontage improvements along the property's Washington
Street frontage; and a Tree Removal Permit to remove four trees greater than six-inches in diameter at breast height
(d.b.h.).COMPREHENSIVE PLAN DESIGNATION: Employment; ZONING: Existing — County RR-5, Proposed -
City E-1; ASSESSOR’S MAP: 39 1E 14AB; TAX LOT #: 2800.

NOTE: The Ashland Tree Commission will also review this Planning Action on Thursday, March 8, 2018 at 6:00 PM in the Community
Development and Engineering Services building (Siskiyou Room), located at 51 Winburn Way,

ASHLAND PLANNING COMMISSION MEETING: Tuesday, March 13, 2018 at 7:00 PM, Ashland Civic Center,
1175 East Main Street

N PA #2018-00454
\J| 601 WASHINGTON 8T \
SUBJECT PROPERTY |-\

Notice is hereby given that a PUBLIC HEARING on the following request with respect to the ASHLAND LAND USE ORDINANCE will be held before the
ASHLAND PLANNING COMMISSION on meeting date shown above. The meeting will be at the ASHLAND CIVIC CENTER, 1175 East Main Street,
Ashland, Oregon.

The ordinance criteria applicable to this application are attached to this notice. Oregon law states that failure to raise an objection concerning this application,
either in person or by letter, or failure to provide sufficient specificity to afford the decision maker an opportunity to respond to the issue, precludes your right
of appeal to the Land Use Board of Appeals (LUBA) on that issue. Failure to specify which ordinance criterion the objection is based on also precludes your
right of appeal to LUBA on that criterion. Failure of the applicant to raise constitutional or other issues relating to proposed conditions of approval with
sufficient specificity to allow this Commission to respond to the issue precludes an action for damages in circuit court.

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, if requested. A copy of the Staff Report will be available for inspection seven days prior to the hearing and will be provided at
reasonable cost, if requested. All materials are available at the Ashland Planning Department, Community Development and Engineering Services, 51
Winburn Way, Ashland, Oregon 97520.

During the Public Hearing, the Chair shall allow testimony from the applicant and those in attendance concerning this request. The Chair shall have the
right to limit the length of testimony and require that comments be restricted to the applicable criteria. 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.

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

If you have questions or comments concerning this request, please feel free to contact the Ashland Planning Division, 541-488-5305.

DAHOMEWORKAG601 Washington St\PA-2018-00154.docx



18.5.8.050 Annexations - Approval Criteria and Standards

An annexation may be approved if the proposed request for annexation conforms, or can be made to conform through the imposition of conditions, with all of
the following approval criteria.

A
B.

C.

The fand is within the City's Urban Growth Boundary.

The proposed zoning for the annexed area is in conformance with the designation indicated on the Comprehensive Plan Map, and the project, if proposed

cencurrently with the annexation, is an allowed use within the proposed zaning.

The land is currently contiguous with the present city fimits.

Adequate City facilities for the provision of water to the site as determined by the Public Works Department; the transport of sewage from the site to the

waste water treatment plant as determined by the Public Works Department; the provision of electricity to the site as determined by the Electric

Department, urban storm drainage as determined by the Public Works Department can and will be provided to and through the subject property. Unless

the City has declared a moratorium based upon a shortage of water, sewer, or electricity, it is recognized that adequate capacity exists system-wide for

these fagilities.

Adequate transportation can and will be provided to and through the subject property. For the purposes of this section "adequate transportation” for

annexations consists of vehicular, bicycle, pedesirian, and fransit transportation meeting the following standards.

1. For vehicular transportation a 20-foot wide paved access exists, or can and will be constructed, along the full frontage of the project site to the
nearest fully improved collector or arterial street. All streets adjacent to the annexed area shall be improved, at a minimum, to a half-street standard
with a minimum 20-foot wide driving surface. The City may, after assessing the impact of the development, require the full improvement of streets
adjacent to the annexed area. All streets located within annexed areas shall be fully improved to City standards. Where future street dedications are
indicated on the Street Dedication Map or required by the City, provisions shali be made for the dedication and improvement of these streets and
included with the application for annexation.

2. For bicycle transportation safe and accessible bicycle facilities exist, or can and will be constructed. Should the annexation be adjacent to an arterial
street, bike lanes shall be provided on or adjacent to the arterial street. Likely bicycle destinations from the project site shall be determined and safe
and accesstble bicycle faciliies serving those destinations shall be indicated.

3. For pedestrian fransportation safe and accessible pedestiian facilities exist, or can and will be constructed. Full sidewalk improvements shall be
provided on one side adjacent to the annexation for all streets adjacent to the proposed annexed area. Sidewalks shali be provided as required by
ordinance on all streets within the annexed area. Where the project site is within a quarter of a mile of an existing sidewalk system, the sidewalks
from the project site shall be constructed to extend and connect to the existing system. Likely pedestrian destinations from the project site shall be
determined and the safe and accessible pedestrian facilities serving those destinations shall be indicated.

4. For fransit ransportation, should transit service be available to the site, or be likely to be extended to the site in the future based on information from
the tocal public transit provider, provisions shali be made for the construction of adequate transit facilities, such as bus shelters and bus turn-out
lanes. All required {ransportation improvements shall be constructed and installed prior to the issuance of a certificate of occupancy for any new
structures on the annexed property.

For all residential annexations, a plan shall be provided demonstrating that the development of the entire property will uliimately occur at a minimum

density of 90 percent of the base density for the zone, unless reductions in the total number of units is necessary to accommodate significant natural

features, topography, access limitations, or similar physical constraints. The owner or owners of the property shall sign an agreement, to be recorded with
the county clerk after approval of the annexation, ensuring that future development will occur in accord with the minimum density indicated in the
development plan. For purposes of computing maximum density, porfions of the annexed area containing undevefopable areas such as wetlands,
floodplain corridor lands, or slopes greater than 35 percent, shall not be included.

Except as provided in 18.5.8.050.G.7, below, annexations with a density or potential density of four residential units or greater and involving residential

zoned lands, or commercial, employment or industrial lands with a Residential Cverlay (R-Overlay) shall meet the following requirements.

1. The total number of affordable units provided to qualifying buyers, or to qualifying renters, shali be equal to or exceed 25 percent of the base density
as calculated using the unit equivalency values set forth herein,

a.  Ownership units resfricted to households earning at or below 120 percent the area median income shall have an equivalency value of 0.75 unit.

b, Ownership units restricted to households earning at or below 100 percent the area median income shall have an equivalency value of 1.0 unit.

¢ Ownership units restricted to households earning at or below 80 percent the area median income shall have an equivaiency value of 1.25 unit.

d.  Ownership or rental units restricted to households earning at or below 80 percent the area median income shall have an equivalency value of
1.5 unit.

2. As alternative to providing affordable units per section 18.5.8.050.G.1, above, the applicant may provide title to a sufficient amount of buildable fand
for development complying with subsection 18.5.8.050.G.1.b, above, through transfer to a non-profit (IRC 501(3){(c} affordable housing developer or
public corporation created under ORS 456.055 o 456,235,

a.  Theland to be transferred shall be located within the project meeting the standards set forth in 18.5.8.050.G, subsections 4 - 8.

b.  All needed public facifities shalf be extended fo the area or areas proposed for transfer.

¢.  Prior to commencement of the project, title o the land shall be transferred to the City, an afiordable housing developer which must either be 2
unit of governmend, a non-profit 504{C)(3) organization, or public corporation created under ORS 456.055 to 456.235.

d.  Theland to be transferred shall be deed restricted to comply with Ashland’s affordable housing program requirements.

3. The affordable units shall be comparable in bedroom mix and housing type with the market rate units in the development,

a.  The number of bedrooms per dwelling unit in the affordable units within the residential development shall be in equal proportion to the number
of bedrooms per dwelling unit in the market-rate units within the residential development. This provision is not intended to require the same floor
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area in affordable unifs as compared to market-rate units. The minimum square footage of each affordable unit shall comply with the minimum
required floor based as set forth in Table 18.5.8.050.G.3.

Table 18.5.8.050.G.3

Unit Type Minimum Required Unit Floor Area (Square Feet)
 Studio 350

1 Bedroom 500

2 Bedroom 800

3 Bedroom " 1,000

4 Bedroom 1,250

b.  The required on-site affordable units shall be comprised of the different unit types in the same proportion as the market dwelling units within the
development,

A development schedule shall be provided that demonstrates that that the affordable housing units per subsection 18.5.8.050.G shall be developed,

and made available for occupancy, as follows.

a.  That 50 percent of the affordable units shall have been issued building permits prior to issuance of a certificate of occupancy for the last of the
first 50 percent of the market rate units.

b.  Prior to issuance of a building permit for the final ten percent of the market rate units, the final 50 percent of the affordable units shall have been
issued certificates of occupancy.

That affordable housing units shall be distributed throughout the project

That affordable housing units shall be constructed using comparable building materials and include equivalent amenities as the market rate units.

a. The exterior appearance of the affordable units in any residential development shall be visually compatible with the market-rate units in the
development. External buitding materials and finishes shall be substantially the same in type and quality for affordable units as for market-rate
units

b. Affordable units may differ from market-rate units with regard to interior finishes and materials provided that the affordable housing units are
provided with comparable features fo the market rate units, and shall have generally comparable improvements related to energy efficiency,
including plumbing, insulation, windows, appliances, and heating and cooling systems.

Excepfions to the requirements of 18.5.8.050, subsections G.2 - G.5, above, may be appraved by the City Council upon consideration of one or

more of the following.

a. Thatan alternative land dedication as proposed would accomplish additional benefits for the City, consistent with the purposes of this chapter,
than would development meeting the on-site dedication requirement of subsection 18.5.8.050.G.2.

b.  That an alternative mix of housing types not meeting the requirements of subsection 18.5.8.050.G.3.b would accomplish additicnal benefits to
the City consistent with this chapter, than would the development providing a proportional mix of unit types.

¢ That the alternative phasing praposal not meeting subsection 18.5.8.050.G.4 provided by the applicant provides adequate assurance that the
affordable housing units will be provided in a timely fashion.

d.  That the distribution of affordable units within the development not meeting subsection 18.5.8.050.G.5 is necessary for devefopment of an
affordiable housing project that provides onsite staff with supportive services.

e. That the distribution of affordable units within the development as proposed would accomplish addifional benefits for the city, consistent with the
purposes of this chapter, than would development meating the distribution requirement of subsection 18.5.8.050.G.5.

f.  That the materials and amenities applied to the affordable units within the development, that ars not equivalent to the market rate units per
subsection 18.5.8.050.G.8, are necessary due o local, State, or Federal Affordable Housing standards or financing limitations.

The fotal number of affordable units described in this section 18.5.8.050.G shall be determined by rounding down fractional answers fo 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. Properlies providing affordable units as part of the annexation process shall qualify for a maximum density bonus of 25 percent.

H.  One or more of the following standards are met.

1.

The proposed area for annexation is to be residentially zoned, and there is less than a five-year supply of vacant and redevelopable land in the
proposed land use classification within the current city limits. “Redevelopable land” means land zened for residential use on which development has
already occurred but on which, due to present or expected market forces, there exists the likelihood that existing development wilt be converted to
more intensive residential uses during the planning period. The five-year supply shalt be determined from vacant and redevelopable land inventories
and by the methodology for land need projections from the Housing Element of the Comprehensive Plan.

The praposed ot or lots will be zoned CM, E-1, or C-1 under the Comprehensive Plan, and that the applicant will obtain Site Design Review approval
for an outright permitted use, or special permitted use concurrent with the annexation request.

A current or probable public health hazard exists due to lack of full City sanitary sewer or water services.

Existing development in the proposed annexation has inadequate water or sanitary sewer service, or the service will become inadequate within one

year.
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5. The area proposed for annexation has existing City water or sanitary sewer service extended, connected, and in use, and a signed consent to
annexation agreement has been filed and accepted by the City.
6. The ot or lots proposed for annexation are an island completely surrounded by lands within the city timits.

18.5.9.020 Zone Change - Applicability and Review Procedure

Applications for Plan Amendments and Zone Changes are as follows;
A. Type . The Type Il procedure is used for applications invelving zoning map amendments consistent with the Comprehensive Plan map, and minor map

amendments or corrections. Amendments under this section may be approved if in compliance with the Comprehensive Plan and the application

demonstrates that one or more of the following.

1. The change implements a public need, other than the provision of affordable housing, supported by the Comprehensive Plan.

2. Asubstantial change in circumstances has occurred since the existing zoning or Plan designation was proposed, necessitating the need to adjust to
the changed circumstances.

3. Circumstances relating to the general public welfare exist that require such an action,

4. Proposed increases in residential zoning density resulting from a change from one zoning district to another zoning district, will provide 25 percent of
the proposed base density as affordable housing consistent with the approval standards set forth in subsection 18.5.8.050,G,

5. 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's commercial and industrial fand supply as required in the Comprehensive Plan, and will provide 25 percent of the
proposed base density as affordable housing consistent with the approval standards set forth in subsection 18.5.8.050.G.

6. The total number of affordabfe units described in 18.5.9.020.A, subsections 4 or 5, above, 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. 18.5.9.020.A, subsections 4 and 5 do not apply to Council initiated actions.

B. Type Il lt may be necessary from time fo time to make legislative amendments in order to confarm with the Comprehensive Plan or to meet other

changes in circumstances or conditions. The Type Il procedure applies to the creation, revision, or large-scale implementation of public policy requiring

City Council approval and enactment of an ordinance; this includes adoption of regulations, zone changes for large areas, zone changes requiring

comprehensive plan amendment, comprehensive plan map or text amendment, annexafions (see chapter 18.5.8 for annexafion information}, and urban

growth boundary amendments. The following planning actions shall be subject to the Type Il procedure.

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

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

3. Land Use Ordinance amendments.

4. Urban Growth Boundary amendments.

18.5.2.050 SITE DESIGN AND USE STANDARDS APPROVAL CRITERIA

The following criteria shall be used to approve or deny an application:

A

Underlying Zone: The proposal complies with all of the applicable provisions of the underlying zone (part 18.2), including but not limited fo: building and
yard setbacks, lot area and dimensicns, density and floor area, lot coverage, building height, building orientation, architecture, and other applicable
standards.

Overlay Zones: The proposal complies with applicable averlay zone reguirements (part 18.3).

Site Development and Design Standards: The proposal complies with the applicable Site Development and Design Standards of part 18.4, except as

provided by subsection E, below. :

City Facilities: The proposal complies with the applicable standards in section 18.4.6 Public Fagilities and that adequate capacity of City facilities for

water, sewer, electricity, urban storm drainage, paved access o and throughout the property and adequate fransportation can and will be provided to the

subject property.

Exception to the Site Development and Design Standards. The approval authority may approve exceptions to the Site Development and Design

Standards of part 18.4 if the circumstances in either subseclion 1 or 2, below, are found to exist.

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

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

18.5.4.050.A CONDITIONAL USE PERMITS

A Conditional Use Permit shall be granted if the approval authority finds that the application meets all of the following criteria, or can be made to conform through
the impaosition of conditions.

1.

2.

3.

That the use would be in conformance with all standards within the zoning district in which the use is proposed to be located, and in conformance with
relevant Comprehensive plan policies that are not implemented by any City, State, or Federal law or program.

That adequate capacily of Cily facilities for water, sewer, electricity, urban storm drainage, paved access to and throughout the development, and adequate
transportation can and will be provided to the subject property,

That the conditional use wiil have no greater adverse material effect on the livability of the impact area when compared to the development of the subject
lof with the target use of the zone, pursuant with subsection 18.5.4.0560.A.5, below, When evaluating the effect of the proposed use on the impact area, the
following factors of livability of the impact area shall be considered in relation to the target use of the zone.

a. Similarity in scale, bulk, and coverage.
b.  Generation of traffic and effects on surrounding streets. Increases in pedestrian, bicycle, and mass transit use are considered heneficial regardless of
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capacity of facilifes.

Architectural compatibility with the impact area.

Air quality, including the generation of dust, odors, or other environmental poliutants.

Generation of noise, light, and glare.

The development of adjacent properties as envisioned in the Comprehensive Plan.

g Other factors found to be relevant by the approval authority for review of the proposed use.

A cenditional use permit shall not allow a use that is prohibited or one that is not permitted pursuant to this ordinance.

For the purposes of reviewing conditional use permit applications for conformity with the approval criteria of this subsection, the target uses of each zone

are as follows.
a.  WRand RR. Residentiai use complying with all ordinance requirements, developed at the densily permitted by chapter 18.2.5 Standards for Residential

Zones.

b.  R-1. Residential use compiying with all ordinance requirements, developed at the density permitted by chapter 18.2.5 Standards for Residential Zones.

¢. R-2andR-3. Residential use complying with all ordinance requirements, developed at the density permitted by chapter 18.2.5 Standards for Residential
Zones.

d.  C-1. The general retail commercial uses listed in chapter 18.2.2 Base Zones and Allowed Uses, developed at an intensity of 0.35 floor to area ratio,
complying with alt ordinance requirements; and within the Detailed Site Review overlay, at an intensity of (.50 floor to area ratio, complying with all
ordinance requirements.

@ C-1-D. The general retail commercial uses listed in chapter 18.2.2 Base Zones and Allowed Uses, developed at an infensity of 1.00 gross floor to area
ratio, complying with all ordinance requirements.

f.  E-1. The general office uses listed in chapter 18.2.2 Base Zones and Allowed Uses, developed at an intensity of 0.35 floor to area ratio, complying
with all ordinance requirements; and within the Detailed Site Review overlay, at an intensity of 0.50 floor fo area ratio, complying with all ordinance
fequirements.

g M-1. The general light industrial uses listed in chapter 18.2.2 Base Zones and Allowed Uses, complying with all ordinance requirements.

h. CM-C1. The general light industrial uses listed in chapter 18.3.2 Croman Mili District, developed at an intensity of 0.50 gross floor to area ratio,

complying with all ordinance requirements.
. CM-OE and CM-MU. The general office uses listed in chapter 18.3.2 Croman Mill District, developed at an intensity of 0.60 gross floor to area,

complying with alt ordinance requirements.
k. CM:NC. The retail commercial uses listed in chapter 18.3.2 Croman Mill District, developed at an intensily of 0.60 gross floor to area ratio, complying

with all ordinance requirements.
[ HC, NM, and SOU. The permitted uses listed in chapters 18.3.3 Health Care Services, 18.3.5 North Mountain Neighborhood, and 18.3.6 Southemn

Cregon University District, respectively, complying with all ordinance requirements,

~®aoe

18.4.6.020.B.1 EXCEPTION TO STREET STANDARDS APPROVAL CRITERIA

Exception to the Street Design Standards. The approval authority may approve exceptions to the standards section in 18.4.6.040 Street Design Standards if all
of the following circumstances are found to exist.

a.

b.

c.
d.

There is demonstrable difficulty in meeting the specific requirements of this chapter due fo a unique or unusual aspect of the site or proposed use of the

site.
The exception will result in equal or superior transportation facilities and connectivity considering the following factors where applicable.

i.  For transit facilities and related improvements, access, wait time, and ride experience,

ii. For bicycle faciliies, fesling of safely, qualily of experience (i.e., comfort level of bicycling along the roadway), and frequency of conflicts with vehicle
cross traffic.

ili. For pedestrian facilities, feeling of safely, quality of experience (i.e., comfort level of walking along roadway), and ability to safety and efficiency
crossing roadway.

The exception is the minimum necessary fo alleviate the difficulty.

The exception is consistent with the Purpose and Intent of the Street Standards in subsection 18.4.6.040.A.

18.3.11.060.D LIMITED ACTIVITES AND USES PERMIT

All Limited Acfivities and Uses described in section 18.3.11.060 shall be subject fo a Type [ procedure in section 18.5.1.050. An application for a Limited Activities
and Uses Permit shall be approved if the proposal meets all of the following criteria.

1.
2.

3.

Alt activities shall be located as far away from streams and wetlands as practicable, designed fo minimize intrusion into the Water Resources Protection
Zone and disturb as littie of the surface area of the Water Resource Protection Zone as practicable.

The proposed activity shall be designed, located and constructed to minimize excavation, grading, area of impervious surfaces, loss of native vegetation,
erosion, and other adverse impacts on Water Resources.

On stream beds or banks within the bank full stage, in wetlands, and on slopes of 25 percent or greater in a Water Resource Protection Zone, excavation,
grading, instellation of impervious surfaces, and removal of native vegetation shall be avoided except where no practicable alternative exists, or where
necessary o construct public facifiies or fo ensure slope stability.

Water, storm drain, and sewer systems shall be designed, located and constructed to avoid exposure to floodwaters, and to avoid accidental discharges
to streams and wetlands.

Stream channel repair and enhancement, riparian habitat restoration and enhancement, and wetiand restoration and enhancement will be restored
through the implementation of a mitigation ptan prepared in accordance with the standards and requirements in section 18.3.11.110 Mitigation

Requirements.
Long term conservation, management and maintenance of the Water Resource Protectio_n Zone shall be ensured through preparation and recordation of
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a management plan as described in subsection 18.3.11,110.C, except a management plan is not required for residentially zoned lots occupied only by a
single-family dwelling and accessory structures,

18.5.7.040.B TREE REMOVAL PERMIT

1. Hazard Tree. A Hazard Tree Removal Permit shall be granted if the approval authority finds that the application meets all of the following criteria, or can
be made to conform through the imposition of conditions.

a.

b,

The applicant must demonstrate that the condition or location of the tree presents a clear public safety hazard (i.e., likely to fall and injure persons or
property) or a foreseeable danger of property damage to an existing structure or facility, and such hazard or danger cannot reasonably be alleviated

by treatment, refocation, or pruning. See definition of hazard free in part 18.6.
The City may require the applicant to mitigate for the removal of each hazard tree pursuant to section 18.5.7.050. Such mitigation requirements shalf

be a condition of approval of the permit,

2, Tree That is Not a Hazard. A Tree Removal Permit for a tree that is not a hazard shall be granted if the approval authorify finds that the application meets

all of the following criteria, or can be made to conform through the imposition of conditions.

d.

The tree is proposed for removal in order to permit the application to be consistent with other applicable Land Use Ordinance requirements and
standards, including but not limited to applicable Site Development and Design Standards in part 18.4 and Physical and Environmental Constraints in
part 18,10,

Removal of the tree will not have a significant negative impact on erosion, soil stability, flow of surface waters, protection of adjacent trees, or existing

windbreaks.
Removal of the tree will not have a significant negative impact on the free densities, sizes, canopies, and species diversity within 200 feet of the subject

property. The City shall grant an exception fo this criterion when aftemnatives fo the tree removal have been considered and no reasonable alternative

exists to allow the property to be used as permitted in the zone.
Nothing in this section shall require that the residential density to be reduced below the permitted density allowed by the zone. In making this

determination, the City may consider alternative site plans or placement of structures of alternate fandscaping designs that would lessen the impact

on trees, so fong as the alternalives continue to comply with the other provisions of this ordinance.
The City shall require the applicant to mitigate for the removal of each free granted approval pursuant to section 18.5.7.050. Such mitigation

requirements shall be a condition of approval of the permit,
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ASHLAND PLANNING DIVISION

STAFF REPORT
March 13, 2018

PLANNING ACTION: PA-2018-00154
OWNER/APPLICANT: South Ashland Business Park LLC
AGENT: CSA Planning Ltd.

LOCATION: 601 Washington Street

COMPREHENSIVE PLAN DESIGNATION: Employment
APPLICATION DEEMED COMPLETE: February 21, 2018

120-DAY TIME LIMIT: June 21, 2018*
(*Type Il applications not subject to 120-day limits
pursuant to ORS 227.178.7)

ORDINANCE REFERENCES:

(See also https://ashland.municipal.codes/LandUse )

18.2 Zoning Regulations

18.2.2 Base Zones and Allowed Uses

18.2.4 General Regulations for Base Zones

18.2.6 Standards for Non-Residential Zones

18.3 Special Districts and Overlay Zones

18.3.11 Water Resources Protection Zones (Overlays)
18.4 Site Development and Design Standards
18.4.2 Building Placement, Orientation & Design
18.4.3 Parking, Access and Circulation

18.4.4 Landscaping, Lighting & Screening

18.4.5 Tree Preservation and Protection

18.4.6 Public Facilities

18.4.7 Signs

18.4.8 Solar Access

18.5 Application Review Procedures and Approval Criteria
18.5.2 Site Design Review

18.5.4 Conditional Use Permits

18.5.7 Tree Removal

18.5.8 Annexations

18.5.9 Comprehensive Plan, Zoning & Land Use Ordinance Amendments
18.6.1 Definitions

REQUEST: A request for Annexation of a 5.38-acre parcel, Zone Change from County RR-5
Rural Residential) to City E-1 (Employment), and Site Design Review approval for the phased
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development of a light industrial business park for the property located at 601 Washington Street.
The application includes a request for a Conditional Use Permit to allow a watchman’s dwelling;
Limited Use/Activity Permits within the Water Resource Protection Zones of Knoll Creek and a
Possible Wetland on the property to construct a stormwater outfall and street improvements; an
Lixception to Street Standards for the frontage improvements along the property's Washington Street
frontage; and a Tree Removal Permit to remove four trees greater than six-inches in diameter at
breast height (d.b.h.).

1. Relevant Facts

A. Background - History of Application

There are no planning actions of record for the subject property.

B. Detailed Description of the Site and Proposal

The subject property site is a 5.38-acre parcel located at 601 Washington Street in southeast
Ashland, east of the intersection of Washington Street and Jefferson Avenue. The property is
presently vacant. The property had previously contained an agricultural outbuilding and a
single-wide manufactured home, however these buildings were removed after the “QOak Knoll
Fire” burned the property in August 2010,

The subject property is currently vacant and is gently sloped from south down to the north
with approximately 15 feet of grade change over the length of the property. Steeper areas
exist at the transition from the Washington Street improvements onto the property and at the
Knoll Creek corridor along the west boundary.

Natural features on the site include the Knoll Creek corridor along the western boundary; a
possible wetland, identified as “W11” in the adopted Local Wetlands Inventory, along the
eastern boundary; and native grasses and trees dispersed over the site.

Knoll Creek in an intermittent or ephemeral stream, with a Stream Bank Water Resource
Protection Zone (WRPZ) which includes the stream plus a riparian buffer extending 30-feet
upland from the centerline of the stream on either side.

The wetland is described in the LWI as a roadside emergent wetland dominated by meadow
foxtail, with lesser amounts of blue wild rye, birdsfoot-trefoil and catchweed bedstraw.
While not deemed to be locally significant in the inventory, this wetland is connected to the
Knoll Creek drainage by the roadside drainage ditch at its downstream end. The LW notes
that the wetland boundary is defined by the change to upland grasses on the property.

The application materials provided identify 22 trees on the subject property which are six-
inches in diameter at breast height (d.b.h.) or greater. All of these are Oregon white oaks
(quercus garryanna) located along the Knoll Creek corridor, and of these 22 trees, six are
proposed for removal while the remaining 16 are to be preserved and protected with
development of the property. The application notes that Trees #1 and #2 are dead, while
Trees #4, #6, #7 and #9 are in poor condition and are in the area proposed for development.
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The application also notes that the fire which impacted the property in 2010 severely
damaged or killed these trees. Three of the trees to be preserved and protected (#15, #18 and
#21) are located within the driveway area of the third phase of the development; the
applicants have proposed to preserve and protect them here and to revisit them with the
application for the third phase.

Washington Street is paved along the subject property’s frontage with a narrow gravel
shoulder and an overgrown roadside ditch to convey stormwater. The subject property’s
frontage lacks curbs, gutters, sidewalks and parkrows. Interstate 5 is located to the east of
the property, and the existing Washington Street improvements are within the Oregon
Department of Transportation’s freeway right-of-way.

The application includes the following component requests:
o Annexation of the 5.38-acre parcel.
o Zone Change from County RR-5 Rural Residential) to City E-1 (Employment).

o Site Design Review approval for the phased development of a light industrial/flexible
space business park which when completed will consist of approximately 72,606
square feet of “flexible space” light industrial development accommodating small
manufacturing and fabrication activities. The applicants are requesting approval for
the first phase here, which includes the watchman quarters and two industrial units in
a 3,156 square foot building fronting on Washington Street on the northern portion of
the site and Building Group 1, a 15,944 square foot flexible space building. The
applicants will also complete rough grading and underground utility installation for
the rest of the site in keeping with the proposed master plan with Phase 1. Future
building designs for the later phases will require Site Design Review approvals of
their own, but the plan here establishes the preliminarily planned orientations,
footprints, and site circulation.

o Conditional Use Permit to allow a watchman’s dwelling.

o Limited Use/Activity Permits within the Water Resource Protection Zones of Knoll
Creek and a Possible Wetland on the property to construct a stormwater outfall and
construct street improvements.

o Exception to Street Standards for the frontage improvements along the property's
Washington Street frontage.

o Tree Removal Permit to remove four trees greater than six-inches in diameter at
breast height (d.b.h.).

I, Project Impact

The application includes a request for Annexation of 5.38 acres. The project requires Site
Review approval since it involves the construction of new commercial buildings in the E-1
zoning district. A Conditional Use Permit is required to allow a watchman’s dwelling;
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Limited Use/Activity Permits within the Water Resource Protection Zones of Knoll Creek
and a Possible Wetland are required to construct a stormwater outfall and street
improvements; an Exception to Street Standards is necessary for frontage improvements
which vary from standards along the property's Washington Street frontage; and a Tree
Removal Permit is needed to remove four trees greater than six-inches in diameter at breast
height (d.b.h.). Annexation procedures require a public hearing before the Planning
Commission to craft a recommendation to Council, and a public hearing before the Council
to consider ordinance adoption to annex the property. The Planning Commission has the
authority to make the final decisions with respect to the Site Design Review approval,
Conditional Use Permit, Limited Use/Activity Permits, Exception to Street Standards, and
Tree Removal permits, and the Commission will also need to forward recommendation to the
City Council to address the Annexation request.

A. Annexation and Rezoning

The approval standards for an Annexation require that the subject property be located within
the City's Urban Growth Boundary, that the proposed zoning for the annexed area be in
conformance with the Comprehensive Plan Map designation, that the applicant obtain Site
Design Review approval for an outright permitted or special permitted use concurrently with
annexation, and that the fand be currently contiguous with the present City limits. In this
instance, the subject property is located within the Urban Growth Boundary and is
contiguous with the existing city limits boundary on three sides. The requested zoning is
consistent with the site’s Comprehensive Plan designation of “Employment” and Site Design
Review is requested for buildings which would contain outright permitted uses.

The requested annexation complies with the applicable approval standards, and the re-zoning
is consistent with the Comprehensive Plan designation of the property and with the Economy
Goal 7.07.030 of the Comprehensive Plan which strives “lo ensure that the local economy
increases in its health, and diversifies in the number, type and size of businesses consistent
with the local social needs, public service capabilities and the retention of a high quality
environment.” Staff believes that the 72,000 square foot flexible space light industrial
development described will have similar benefits to the economy as have the developments
along Hersey Street which provide options for a variety of businesses to establish themselves

and grow in Ashland.
Adequacy of Public Facilities (See applicants’ Iixhibits 7 & 8)

Annexation requests must demonstrate that adequate public facilities can and will be
provided to and through the subject property. With three recent annexations in the
immediate vicinity, for Oak Street Tank and Steel, Brammo Motorsports and Modern Fan,
utilities in the area have had recent upgrades and there are eight-inch water and sanitary
sewer lines in place within the Washington Street right-of-way. The application explains that
the applicants have engaged Thornton Engineering, Inc. to evaluate public facilities and
prepare preliminary utility plans for the project which are provided in Exhibit 7 and on Page
3.3 of the atlas. Thornton’s analysis notes that based on research analysis completed, the
stormwater management facilities, sanitary sewer facilities, and water service facilitics are
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adequate in condition, capacity and location to serve the proposed development on the
subject property. Individual utilities are discussed in the application as follows:

e Water: The application notes that there is an existing eight-inch water main within the
Washington Street right-of-way. The applicants propose to connect to the existing main
and stub individual services to the proposed buildings, and each building is to have its
own meter. Industrial buildings are to be served from the north while the office building
will connect at the southeast corner of the site.

e Sanitary Sewer: The application notes that there are existing mains within the
Washington Street right-of-way. One of the mains runs along the eastern project
boundary; the office building is proposed to connect to this line. The other main is on the
project’s north boundary. The applicants propose to run a new eight-inch private sewer
line along the western circulation driveway to the north and tire into the public sanitary
sewer in this location.

¢ Storm Drainage: The application notes that, with the exception of the office building
proposed at the southeast corner of the site, all new impervious surfaces are proposed to
drain to Knoll Creek at the northwest corner of the project. Thornton Engineering
designs propose a Contech Stormwater Quality Manhole or similar structure to detain
water prior to releasing it onto an engineered outflow structure designed to minimize
velocities and prevent erosion and scour where the storm drainage converges with the
main channel of Knoll Creek. The office building is relatively small and the applicants
propose to discharge its low volume storm water into the existing ditch that feeds the
possible wetland along Washington Street.

* Electric: The application explains that there is existing electric at the property line
where Washington Street turns to the south. The applicants plan to replace the vault at
this location with a new vault and create a public utility easement along the project’s
easterly circulation drive to extend power from the north to the south. The power will tie
back in at the existing vault on Washington Street in the southeastern corner of the site.

The applicants civil engineer has provided preliminary drawings addressing the siting of
utilifies for the project, and conditions have been recommended below to require that final
electric, utility and storm drainage plans be provided for the review and approval of the
Public Works, Electric, Planning and Building Departments prior to submittal of building
permit plans.

Adequacy of Transportation Facilities & Exception to Street Standards

Transportation Impact Analysis (See Applicants’ Exhibit 5)

Kelly Sandow PE, of Sandow Engineering, LLC has evaluated the impacts of the proposal,
and her transportation impact analysis (TIA) is provided as the applicants’ “Exhibit 5.” Key
findings of the TIA include:

» All of the intersections studied meet mobility standards through the year 2023 with
the development of the proposed 72,606 square foot business park;

o The proposed E-1 zoning will generate more traffic than the existing Rural
Residential zoning, triggering the need for Transportation Planning Rule analysis.
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e The intersections of Ashland Street at the I-5 northbound ramps, Ashland Street at
the I-5 southbound ramps, and Ashland Street at Normal Avenue do not meet the
applicable mobility standards for the year 2034 background conditions.

¢ The “worst case” development potential under the proposed E-1 zoning will worsen
the year 2034 intersection performance to not meet standards. In lieu of mitigation,
the applicants are proposing a trip cap equal to the level of traffic generated by the
proposed development scenario. Under the trip cap, all intersections projected to
operate within the applicable mobility standards will continue to meet applicable
standards and all intersections projected to exceed applicable mobility standards will
operate no worse than the 2034 background conditions, with no further mitigation
needed.

The trip cap proposed would limit the average daily trips (ADT) from the site to no more
than the 910 ADT anticipated to be generated by the proposed watchman quarters and 72,606
square feet of light industrial space proposed. A condition implementing the trip cap has
been recommended below.

Transportation Facilities (See Applicants’ Exhibit 6)

Annexations are required to provide necessary transportation facilities to and through the
subject property, and transportation facilities must address all modes including motor
vehicle, bicycle, pedestrian and transit. To satisfy transportation facility requirements for
motor vehicles, annexation standards require that, at a minimum, a 20-foot wide paved
access exists, or can and will be constructed, along the full frontage of the project site to the
nearest fully improved collector or arterial street and that all streets adjacent to the annexed
area shall be improved, at a minimum, to a half-street standard with a minimum 20-foot wide
driving surface. Annexation standards further provide that the city may, after assessing the
impact of the development, require full improvement of streets adjacent to the annexed area.
All streets located within the annexed areas are to be fully improved to City standards.

Washington Street is considered a commercial collector street or avenue. The City of
Ashland Street Standards call for ten-foot travel lanes, six-foot bike lanes, a six-inch curb
five-foot commercial hardscape park rows with tree grates, and eight-foot sidewalks. The
application explains that the city’s standard avenue frontage improvements, even without a
parkrow planting strip and sidewalk on the freeway side, simply do not fit between the
wetland water resource protection zone and the freeway guardrail.

The applicants proposed improvements for the property’s Washington Street frontage are
detailed in their “Exhibit 6.” The applicants assert that the city’s complete avenue street
cross-section cannot be completed without large scale filling of the wetland and/or further
encroachment toward the freeway, noting that at the narrowest point there is only
approximately 45% fect between the freeway guardrail and the wetland, and only 25% feet
between the guardrail and the wetland buffer. While the applicants recognize that
Washington Street’s classification as an Avenue is reasonable and Washington Street is the
logical street to provide north-south connectivity in the area, they assert that the numerous
connections that contribute to this functionality are likely to occur many years in the future
and that from a traffic use and activity standpoint, Washington Street is much more like a
local street in that it lacks transit service and currently has some of the lowest travel demand
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for bicycles and pedestrians in the city. In terms of vehicle trips, the applicants note that
existing average daily trips (ADT) for motor vehicles are at 345 and the applicants TIA only
anticipates them to grow to about 1,350 ADT by 2034. The applicants attribute the low
travel demand for all modes to isolated employment areas that are primarily industrial in
nature with a limited amount of office and commercial uses.

The applicants suggest that travel volumes now and in the near future do not necessitate
separate, dedicated bicycle lanes. They suggest that the TSP does not identify a project that
would create bicycle lanes on the existing portion of Washington Street, so it would be at
least 20 years before bicycle lanes would create a connected system. They further suggest
that there is no need for a planting strip and sidewalk on the freeway (east) side since it is
adjacent to the freeway where there will be no connectivity or driveways possible along that
side. The applicants further emphasize that the segment of Washington Street that fronts on
the property has a parallel route for pedestrians and bicyclists along Jefferson Street, which
has sidewalks on both sides.

The applicants’ Exhibit 6 presents three options for frontage improvements on Washington
Street, noting that their Transportation Engineer finds that any of the three options will
provide safe and adequate transportation facilities for the roadway users in current and future
traffic scenarios. The options proposed include:

* Applicants Option A — The applicants Option A would provide pedestrian and bicycle
facilities on the west side of Washington Street in the form of a ten-foot wide multi-use
path directly behind the curb. This would extend approximately 12-feet into the wetland
buffer area and maintains the remainder with an approximate 3:1 slope which is similar to
existing slopes. The applicants suggest that this is the only option that would provide a
“complete street” to accommodate two-way bicycle and pedestrian traffic and would not
require any environmental permitting and only minimal review by ODOT because it stays
entirely within the existing guardrail. The applicants suggest that the design does not
preclude future widening for bicycle lanes because the 12 additional feet could be added in
the future without a massive retaining wall on the freeway side, although some retaining
wall and guardrail relocation would be necessary. The applicants suggest that this future
widening would not be expected to be cost-prohibitive in the future.

* Applicants’ Option B~ The applicants’ Option B is the City’s standard cross-section with the
parkrow planting strip removed and the centerline located to avoid wetland filling. The
applicants would construct all improvements west of the guard rail including two travel
fanes, the southbound bicycle lane, and the west sidewalk. The applicants note that this
option does not encroach into the wetland itself, but that the buffer would need to be
graded at an approximately 1 to 1.5 slope to avoid wetland filling, They suggest that until
the northbound bicycle lane is added, the street would be incomplete, but would be
adequate to serve local needs in the interim and that future widening for a bicycle lane on
the east side of the street would not be expected to be cost-prohibitive. {The applicants
suggest that since this project is actually more than a half-street, it may be due additional
SDC improvements for construction of more than a half-street improvement on an Avenue-
classified street.)

The applicants note that their Options A and B relocate the right-of-way green space behind
the sidewalk for this road segment to retain as much wetland protection zone as possible,
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while Option C shifts the improvements seven feet further into the wetland buffer to
accommodate a planter strip.

» Applicants’ Option C—The applicants’ Option C is the City’s standard cross-section, which
they note would require substantiaf wetland filling. The applicants suggest that this option
may have a difficult time demonstrating compliance with State and Federal regulatory
requirements. The applicants suggest that this option would be dependent upon the City
performing design work, obtaining required environmental permits to fill the wetland, and
installing any required wetland mitigation. The applicants indicate they would agree to
construct the cross-section shown by Thornton Engineering as Option C including both
travel lanes, and the requisite improvements west of the travel [anes.

e Applicants’ Option D —-This option is not proposed and is provided for illustration purposes
only to show the extent of grade problems with the standard cross-section sited to minimize
any wetland impacts. The applicants note that this option would result in an eight- to ten-
foot retaining wall adjacent to and directly above the freeway on-ramp and would still place
part of the sidewalk within the wetland buffer.

The applicants indicate that they would be willing to complete any of these three options
prior to occupancy of any building after the initial Phase 1 proposed here, noting that the
existing street improvements are sufficient to handle low traffic associated with Phase 1; that
the majority of the improvements will not be used by the majority of the project as the main
access point will be at the northwest corner of the site; that once a preferred option is
selected, there will be considerable design work necessary; and that this phasing of the
improvements will allow cash flow to begin to support completion of the later phase frontage
improvements. They further point out that the construction of higher order street
improvements typically involves some measure of SDC reimbursement and suggest that the
first phase of the development would be constructed prior to the first phase street
improvements, meaning that some SDC’s would be paid without reimbursement for Phase 1
to the benefit of the city. The applicants conclude that the particular design option for
Washington Street is less important to them than the city taking action to select a preferred
design option so the project can proceed.

The project proposes two driveway access points to Washington Street. The main project
access will be located at the northwest corner of the site. This driveway will serve the
industrial flex-space buildings in the project, which constitute the majority of the
development. The small office building proposed for the southeast corner of the site in a
later phase will have its own access to Washington Street because it is separated from the rest
of the site by the possible wetland. There is an unimproved flag pole for the neighboring tax
lot to the south (Tax Lot #100) that separates the subject property from the Modern Fan 11
development (Tax Lot #200). There is a retaining wall on the north boundary of Tax Lot
#200 which makes it impractical to utilize a single consolidated driveway for all three
properties, however the applicants note that they would accept a condition of approval that
the final design for the driveway access for the office building project in Phase ## be
configured to allow for cross access to the flag diiveway for Tax Lot #100. A condition to
this effect is included below.
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Staff Recommendation

In staff’s assessment, the Washington/Jefferson/Benson employment area, much of
which is outside the current city limits but within the Urban Growth Boundary (UGB),
will see significant local job and housing growth in the near future. This area consists of
approximately 45 acres, including the commercial/employment arca along Ashland Street
and Tolman Creek Road, the city’s second largest employment center after the
downtown. These 45 acres developed to an approximate Floor Area Ratio 0of (.35 and an
employment density of 20 employees per acre will equate to approximately 686,070
square feet of building floor area and 900 employees ultimately being served in this

vieinity.

Exceptions to Street Standards require a demonstration that the facilities and resultant
connectivity proposed are equal or superior to those required under the standards; that the
exceptions requested are the minimum necessary to alleviate the difficulty, and that the
exceptions are consistent with the purpose and intent of the Street Standards. In staff’s
assessment, over the Jong term a ten-foot multi-use path mixing pedestrians with two-
way bicycle traffic immediately adjacent to an avenue as illustrated in Option A, or
placing pedestrians on a curbside sidewalk immediately adjacent to an avenue as
illustrated in Option B, both without the benefit of a park row and street trees to provide
a buffer from anticipated truck traffic at avenue speeds, cannot be found to be equal or
superior when users of all modes are considered. Park row planting strips with street
trees provide benefits not merely as “right-of-way greenspace” but serve “fo buffer
pedestrians and adjacent land uses from traffic, enhance sireet image and neighborhood
character, calm motor vehicle traffic speeds, and enhance neighborhood identity or
sense of place (AMC 18.4.6.040.D.17).”

For staff, the first consideration with the proposal is insuring that Washington Street is
improved to fill its role as a major collector to support a functional street system for the
area which includes multiple transportation options and creates a safe, optimal
environment for all users as envisioned in the city’s Street Standards and Transportation
System Plan. Ashland’s Street Standards recognize that Ashland’s streets are some of
the most important public spaces in the community, and outline the art and science of
developing healthy, livable streets with each street component used to create and
maintain an environment where people feel comfortable and the maximum number of
people choose to walk, bicycle and use transit. The second consideration is that the
wetland is treated with care, and any impacts to the wetland mitigated through the site

planning process.

Given Washington Street’s anticipated role as an avenue serving the
Washington/Jefferson/Benson and Croman employment areas, with extensions planned
to connect through to Tolman Creek Road to the west and Benson Way to the south; its
anticipated level of vehicle trips with full build-out in the area; and the truck traffic and
speeds anticipated at build-out, staff believe that having a standard sidewalk buffered
from traffic by a park row with street trees is important and as such, we do not believe
that an Exception here is appropriate. Staff accordingly recommends requiring that a
standard pedestrian corridor with sidewalk and street trees be provided on the property’s
full frontage, and that a six-foot bicycle lane be provided on-street as illustrated in the
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applicants’ Option C.

Typically, where on-street parking is not planned, the 13-foot pedestrian corridor may
consist of a continuous, seven-foot wide planting strip with a six-foot sidewalk rather
than the more typical commercial treatment with a five-foot hardscape planting strip and
eight-foot sidewalk., Given that providing on-street parking is impractical here, a
continuous seven-foot park row planting strip would better accommodate street tree
growth to enhance the corridor and provide for greater buffer for pedestrians particularly
given anticipated truck traffic and speeds. A condition recommending this configuration
has been included below.

The applicants indicate that the city’s selection of Option C as the required street
improvements for the project would necessitate that the city perform design work for the
necessary street improvements, that the city obtain required environmental permits to fill
the wetland, and that the city install any required wetland mitigation. In staff’s
assessment, the requirements of land use approval are clear that for approval, the
applicants must demonstrate that they can and will provide adequate transportation to city
standards to and through the subject property. Where transportation improvements
require other permitting the burden is on the applicant to obtain these permits. The city’s
determination to require that the applicants address street standards for an avenue in no
way shifts this burden for the improvements, their design or permitting to the city,
particular given the discretionary nature of an annexation request, and as such conditions
of approval are included below that prior to the second phase of the development, the
applicants provide engineered design drawings for the required frontage improvements,
prepare and submit a formal wetland delineation and obtain the requisite city, state and
federal permits for the work in the wetland, and complete appropriate mitigation within
the Knoll Creek corridor on the subject property.

B. Site Design Review

Underlying Zone

The first criterion for Site Design Review approval is that, “The proposal complies with ail
of the applicable provisions of the underlying zone (part 18.2), including but not limited to:
building and yard setbacks, lot area and dimensions, density and floor area, lot coverage,
building height, building orientation, architecture, and other applicable standards.” The
applicants note that the property is more than 100 feet from a residential zone, and as such
has no minimum setbacks, and further explain that the buildings will be no more than 40 feet
in height as allowed in the E-1 zone. 'The proposed light industrial, manufacturing,
fabrication and office uses described in the application are outright permitted uses within the

E-1 zoning district.

Overlay Zones

The second criterion for Site Design Review approval is that, “The proposal complies with
applicable overlay zone requirements (part 18.3).” In this instance, the subject property
includes some areas which fall within the Water Resources Protection Zones overlays. These
areas are addressed in the discussion of Limited Uses and Activities below. The property is
not proposed for inclusion in other overlay zones.
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Site Development and Design Standards

The third approval criterion is that, “The proposal complies with the applicable Site
Development and Design Standards of part 18.4, except as provided by subsection E,
below.” The subject property will be located within the Basic Site Review Zone and is
subject to the Basic Site Review Standards in AMC 18.4.2.

The application explains that the project contains five multi-tenant buildings, of which two
abut Washington Street: the Phase 1 office with watchman quarters and the Phase 4 office
building. The application notes that each of these is oriented fo the sireet and has no parking
located between the buildings or the street; parking is behind and to the side of the buildings.
The other three buildings are noted as being separated from the street by the wetland.
Building Group 1 has the entrances for the end unit oriented to the street although no access
is possible due to the wetland, while the other tenant entries face the driveways.

AMC 18.4.2.040.8 calls for a building fagade or multiple facades to occupy a large majority
of a project’s street frontage, and to avoid designs which incorporate gaps between building
frontages. In this case, the applicants explain that roughly 55 percent of the site’s frontage is
encumbered by water resource protection zones for creeks and wetlands, with the remaining
frontage split in two between an area at the north frontage and another on the east frontage.
The proposed plan places buildings at the street in each of these locations, where driveways
have also been located. The applicants emphasize that all of the area between the proposed
buildings is taken up with wetland and related landscaping.

The applicants indicate that both buildings with street frontage have entrances oriented to the
street, located within 20 feet of the street, with stairs leading from the sidewalk directly to the
entries. The remaining units are interior to the site and cannot be located adjacent to the
right-of-way due to the wetland. The applicants further note that with the exception of the
Phase 4 office building, the remaining building are intended for industrial use and would
have little need for public pedestrian access.

Projects adjacent to a designated creek protection area are to incotrporate the creek into the
design while maintaining required setbacks and buffering and complying with applicable
water quality protection standards. Developers are to plant native riparian plants in and
adjacent to creek protection zones. The applicants explain that the plan minimizes impacts to
the drainage and includes riparian plantings in any area impacted by construction and
complies with water quality protection standards. In staff’s assessment, the standard seeks to
have creeks more incorporated into site planning as a project amenity for tenants which
enables tenants to engage the creek corridor, and a condition has been recommended below
to require that the application for Phase 2 include a revised site plan which better
incorporates the creek into the site design through means such as pedestrian access points,
and unpaved trail and a small patio/seating area.

The application includes parking calculations identifying a parking demand of 73 spaces for
the development as proposed, and 84 parking spaces are proposed including seven accessible
parking spaces of which two are to be van accessible. In staff’s view the limited additional
parking proposed provides a measure of flexibility to respond to the variety of potential uses
which might occur over the life of the development. With 73 automobile spaces required,
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15 bicycle parking spaces are required and one-half of these must be covered. The applicants
propose to provide 18 bicycle spaces distributed around the site, and 11 of these are to be
covered satisfying the requirements of the ordinance.

The Pedestrian Access and Circulation standards in AMC 18.4.3.090 call for a continuous
walkway system within the development which provides safe, direct and convenient
connections providing for pedestrian connectivity within the development. The applicants
suggest that because the project is made up of several multi-tenant building and does not
have primary building entrances, but rather separate entrances to each tenant space, and
typically relies only on automobile and fruck access regular pedestrian access is not
anticipated to be needed as pedestrian movements are expected to be only from related
parking spaces to the individual tenant space and as such no internal pedestrian circulation is
proposed. The applicants emphasize that roll-up doors will be used for deliveries to each
space, and it is not practical to provide walkways that we interrupted every 20 feet with door.
They conclude that this configuration is typical and appropriate for a light industrial park
and as such meets the standard. In staff assessment, the standard is intended to enable
someone to easily walk to a work place or to circulate on site from a space at the southeast
corner to the office at the northwest corner, and requires that these facilitics be provided.
Staff have recommended a condition below to require a revised site plan which addresses
these standards. In staff’s view, at minimum this would be addressed with a materially-
distinct pedestrian walkway within the proposed driveway system to support pedestrian
circulation from the office and along the driveway connecting to each of the buildings.

The applicants’ grading plan includes calculations illustrating that at least 50 percent of the
parking and circulation area is surfaced in concrete or shaded with new tree canopy to
address the standards of 18.4.3.080.B.5.00

City Facilities
The fourth Site Design Review criterion is that, “The proposal complies with the applicable

standards in section 18.4.6 Public Facilities and that adequate capacity of City facilities for
water, sewer, electricity, urban storm drainage, paved access to and throughout the property
and adequate transportation can and will be provided to the subject property.” These items
are addressed completely in the Annexation section above.

C. Conditional Use Permit for Watchman's Quarters (see Volume 1, Pages 27-28 of 72)

AMC Table 18.2.2.030 “Uses Allowed by Zone” provides that a dwelling for a caretaker or
watchman is a Conditional Use Permit (CUP) in the E-1 zone. The application materials
explain that the applicants have not made a final decision to build a caretaker or watchman’s
quarters and are requesting a CUP be approved so they can construct watchman’s quarters if
the ownership ultimately decides it is desirable for the project.

The applicants emphasize that the watchman quarters will have no effect on the scale, bulk or
coverage of the project as the space, if not utilized would be used as additional office space
and will likely reduce vehicle trips because an on-site staff person would not need to travel to
and from the workplace. The application further suggests that the watchman quarters would
have no appreciable impact on air quality, noise, light or glare, or upon the development of
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adjacent properties, versus either development of the property as flex space as proposed or
office space as envisioned in the target use of the zone,

Prior to the most recent Unified Land Use Ordinance update, watchman quarters were not
addressed in the Ashland Municipal Code and were generally considered as a reasonable
accessory use to certain primary industrial uses (e.g. Caldera Brewing was approved with
upstairs quarters for the brewmaster to live on-site in order to allow after hours monitoring
of the brewing process). In staff’s assessment, on-site watchman quarters will have no
greater adverse material impact on the livability of the impact area than would the
implementation of the primary use by itself and could have the added benefit of providing
“eyes on the street” in an area without much human presence afterhours.

D. Limited Use/Activity Permits

The application explains that there are two Water Resource Protection Zones on the subject
property.

Knoll Creek Stormwater Ouftfall

The western boundary is traversed by Knoll Creek, an intermittent or ephemeral stream with
a Water Resource Protection Zone consisting of the stream itself and a buffer extending 30
feet upland from the centerline of the stream on both sides. Knoll Creek does not have an
associated floodplain. The applicants indicate that their surveyor James Hibbs has
determined the extent of the protection zone on the site, and that through most of this reach
of the stream there are no encroachments in the protection zone. However, at the north end
of the property, the applicants propose to construct a stormwater outfall structure as the only
“Limited Use/Activity” within the stream’s protection zone.

AMC 18.3.11.060.B classifies the construction of a storm water outfall discharging treated
storm water from an adjacent developed area as a limited activity and use, provided that the
discharge meets local, state, and federal water quality regulations. AMC 18.3.11.060. D
requires that limited activities: be located as far away from the stream as practicable,
designed to minimize intrusion into the protection zone, and disturb as little surface area as
practicable. Limited activities are to be designed, located and constructed to minimize
excavation, grading, impervious surfaces, loss of native vegetation, erosion, and other
adverse impacts on the stream. Excavation, grading, installation of impervious surfaces, and
removal of native vegetation is to be avoided on stream beds, banks within bank full stage,
wetlands and areas of slopes over 25 percent except where no practicable alternative exists,
ot where necessary to construct public facilities or to ensure slope stability. This section also
specifically requires that storm drain systems be designed, located and constructed to avoid
exposure to floodwaters, and to avoid accidental discharges into the stream.

The applicants explain that the outfall will disturb approximately 0.02 acres and is necessary
in this location as the only logical place to drain stormwater from the site. The outfall has
been engineered so that stormwater will pass through a freatment manhole prior to entering
the protection zone outfall structure.
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The limited use and activity criteria require that the stream channel and riparian habitat be
restored through the implementation of a mitigation plan prepared in accordance with the
standards and requirements in AMC section 18.3.11.110 “Mitigation Requirements,” and that
long-term conservation, management and maintenance of the protection zone be ensured
through the preparation and recording of a management plan as described in AMC subsection
18.3.11.110.C. The applicants are proposing to mitigate the protection zone impacts through
the prescriptive option in AMC section 18.3.11.110, and a plan detailing the proposed
mitigation has been prepared by the project landscape architect John Galbraith, Conditions
requiring final mitigation and management plans be provided for the review and approval of
the Staff Advisor prior to the issuance of a building permit are recommended below.

Possible Wetland (See applicants’ Exhibit 9)

Ashland’s adopted “Water Resources” map identifies a Possible Wetland (PW) along the
properties east property line at the edge of the Washington Street right-of-way. This possible
wetland is identified as “W11”. Possible wetland is a designation for wetlands not classified
as locally significant on Ashland’s Local Wetland Inventory (LWI). For possible wetlands,
the water resource protection zone consists of all lands identified to have wetland presence
on a wetland delineation plus all lands within 20 feet of the upland-wetland edge.

Possible wetland W11 is described in the LWI as a roadside emergent wetland dominated by
meadow foxtail, with lesser amounts of blue wild rye, birdsfoot-trefoil and catchweed
bedstraw. While not deemed to be locally significant in the inventory, this wetland is
connected to the Knoll Creek drainage by the roadside drainage ditch at its downstream end.
The LWI notes that the wetland boundary is defined by the change to upland grasses on the
property. The applicants’ “Exhibit 9” provided with the application is a draft Wetland
Delineation map prepared by Schott & Associates, Inc.

AMC Section 18.3.11.060 provides for “The location and construction of public streets...
and wutilities deemed necessary to maintain a functional system and upon finding that no
other reasonable, alternate location outside the Water Resource Protection Zone exists. This
ordinance, the Comprehensive Plan, Transportation System Plan, adopted utility master
plans, and other adopted documents shall guide this determination.” Public street and utility
installation in considered a limited activity and use. In this instance, Washington Street is
classified as an avenue in the adopted Transportation System Plan and the Street Design
Standards in AMC 18.4.6.040 set forth the specific improvements determined necessary to
support the functions of an avenue within the street system. The application sets forth three
options for frontage improvements and requests an Exception to Street Standards in order to
reduce the extent of the street improvements and thereby limit impacts to the wetland. As
discussed above, staff recommends that the applicants’ Option C be selected as the
appropriate improvement here to provide for the functionality of an avenue and encourage
and support users of all modes here. This will necessitate disturbance into the wetland water
resource protection zone, which staff believes could be appropriately mitigated within the
stream bank water resource protection zone of Knoll Creek elsewhere on the property.

The applicants indicate that the city’s selection of Option C as the required street
improvements for the project would necessitate that the city perform design work for the
necessary street improvements, that the city obtain required environmental permits to fill the
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wetland, and that the city install any required wetland mitigation. In staff’s view, the
requirements of land use approval are clear that for approval, the applicants must
demonstrate that they can and will provide adequate transportation to city standards to and
through the subject property, and where transportation improvements require other
permitting the burden is on the applicants to obtain the necessary permit approvals. Staff
does not believe that the city’s determination to require that the applicants address street
standards for an avenue in any way shifts this burden to the city, particular given the
discretionary nature of an annexation request, and as such conditions of approval are
recommended below that prior to the second phase of the development, the applicants
provide engineered design drawings for the required frontage improvements, prepare and
submit a formal wetland delineation and obtain the requisite city, state and federal permits
for the work in the wetland, and complete appropriate mitigation within the Knoll Creek

corridor on the subject property.

Inn applications for the Modern Fan 1 property to the south, the Division of State Lands
(DSL) indicated that stormwater flows feeding this wetland needed to be maintained with
development, and conditions of approval were included to require that the storm drainage
plan incorporate necessary water quality, retention, and wetland flow maintenance
requirements prior to building permit submittals. Staff have recommended a similar

condition here.

E. Tree Removal Permits

Exhibit 10 of the application includes a Tree Protection and Removal Plan and associated
narrative prepared by Certified Arborist and Landscape Architect John Galbraith of Galbraith
& Associates, Inc. Exhibit 10 identifies 22 trees on the subject property which are six-inches
in diameter at breast height (d.b.h.) or greater. All of these are Oregon white oaks (quercus
garryanna) located along the Knoll Creek corridor, and of these 22 trees, six are proposed for
removal while the remaining 16 are to be preserved and protected with development of the

property.

The application notes that the fire which impacted the property in 2010 severely damaged or
killed trees on the property. Three of the trees to be preserved and protected (#15, #18 and
#21) are located within the driveway area of the third phase of the development. The
applicants have proposed to preserve and protect them here and to revisit them with the

application for the third phase.

The application materials note that Trees #1 and #2 are dead and will be removed, and that
Trees #4, #6, #7 and #9 are in poor condition and are located in the area proposed for
development. The application requests permits to remove Trees #4, #6, #7 and #9, and
proposes to mitigate their removals with Oregon white oaks planted along the driveway near
the Knoll Creek corridor. The arborist asserts that all of these trees would be hazardous if
the development were constructed around them, as most have severe dieback as the result of
fire damage. The application emphasizes that large limbs have died, large areas of the
cambium layers have been destroyed and one tree (#9) has erosion under the root flare.
Photos are included with the application documenting these conditions.
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The application explains that because the site’s oaks are in generally poor to fair health and
are relatively mature, the size of the trees’ protection zones has been calculated by measuring
the trees’ diameters at 4%2-feet above the ground and multiplying the diameter in inches by
1% to arrive at a protection zone radius in feet. So, a ten-inch diameter oak tree would have
a 15-foot radius for its protection zone. A Tree Protection Plan illustrating the required
protection zones for the trees to be preserved has been provided as Sheet L1 in Exhibit 10.

The Tree Commission has not reviewed the application as this is being writlen, and a
condition is therefore recommended below to require that their recommendations, where
consistent with the applicable standards and with final approval by the Staff Advisor, be
incorporated into revised Landscaping & Irrigation and Tree Protection plans.

. Procedural - Required Burden of Proof

The criteria for Annexation approval for a property to be zoned E-1 are described in
18.5.8.050 as follows:

An annexation may be approved if the proposed request for annexation conforms, or can be made to conform through the
imposition of conditions, with all of the following approvai criteria,

A The tand is within the City's Urban Growth Boundary.

B. The proposed zoning for the annexed area is in conformance with the designation indicated on the
Comprehensive Plan Map, and the project, if proposed concurrently with the annexation, is an allowed use within
the proposed zoning.

C. The land is currently contiguous with the present city fimits.

D. Adequate City facilities for the provision of water to the site as determined by the Public Works Department; the
fransport of sewage from the site to the waste water treatment plant as determined by the Public Works
Department; the provision of electricity to the site as determinad by the Electric Department; urban storm
drainage as determined by the Public Works Department can and will be provided fo and through the subject
property. Unless the City has declared a moratorium based upon a shertage of water, sewer, or elecricity, it is
recognized that adequate capacity exists system-wide for these facilities.

E. Adequate transportation can and will be provided to and through the subject property. For the purposes of this
section "adequate transportation” for annexations consists of vehicular, bicycle, pedestrian, and transit
transportation meeting the following standards.

1. Far vehicular transportation a 20-foot wide paved access exists, or can and will be construcied, along
the full frontage of the project site to the nearest fully improved collector or arterial street. All streets
adjacent to the annexed area shall be improved, at a minimum, to a half-street standard with a
minimum 20-foot wide driving surface. The City may, after assessing the impact of the development,
require the full improvement of streets adjacent to the annexed area, Alf streets located within annexed
areas shall be fully improved to City standards. Where future street dedications are indicated on the
Street Dedication Map or required by the City, provisions shall be made for the dedication and
improvement of these streets and included with the application for annexation.

2. Far bicycle transportation safe and accessible bicycle facilities exist, or can and will be constructed.
Should the annexation be adjacent to an arterial street, bike lanes shall be provided on or adjacent to
the arteriat street. Likely hicycle destinations from the project site shall be determined and safe and
accessible bicycle facilities serving those destinations shall be indicated.

3 For pedestrian {ransportation safe and accessible pedestrian faciiities exist or can and will be
constructed. Full sidewalk improvements shall be provided an one side adjacent to the annexation for
alt streets adjacent to the proposed annexed area. Sidewalks shall be provided as required by
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ordinance on al streets within the annexed area. Where the project site is within a quarter of a mile of
an existing sidewalk system, the sidewalks from the project site shall be constructed to extend and
connect to the existing system. Likely pedestrian destinations from the project site shall be determined
and the safe and accessible pedestrian facilifies serving those destinations shall be indicated.

4. For transit fransportation, should transit service be available to the site, or be likely to be extended to
the site in the future based on information fram the locat public transit provider, provisions shalt be
made for the construction of adequate transit facilities, such as bus shelters and bus turn-out lanes. Al
required transportation improvements shall be constructed and installed prior to the issuance of a
certificate of occupancy for any new structures on the annexed property.

F. For alt residential annexafions, a plan shall be provided demonstrating that the development of the entire property
will ultimately occur at a minimum density of 90 percent of the base density for the zone, unless reductions in the
total number of units is necessary to accommodate significant natural features, topography, access limitations, or
similar physical constraints. The owner or owners of the properly shail sign an agreement, to be recorded with the
county clerk after approval of the annexation, ensuring that fulure development will occur in accord with the
minimum density indicated in the development plan. For purposes of computing maximum density, portions of the
annexed area containing undevelopable areas such as wetlands, floodplain corrider fands, or slopes greater than
35 percent, shall not be included.

G. Except as provided in 18.5.8.050.G.7, below, annexations with a density or potential density of four residential
units or greater and involving residential zoned lands, or commercial, employment or industrial fands with a
Residential Overlay (R-Overlay) shall meet the following requirements.

1. The total number of affordable units provided fo qualifying buyers, or to qualifying renfers, shall be
equal fo or exceed 25 percent of the base density as calculated using the unit equivalency values set

forth herein,

a Ownership units restricted to households earning af or below 120 percent the area median
income shall have an equivalency value of 0.75 unit,

b. Ownership units restricted to households earning at or below 100 percent the area median
income shall have an equivalency value of 1.0 unit,

c. Ownership units restricted to households eaming at or below 80 percent the area median
income shall have an equivatency value of 1.25 unit,

d. Ownership or rental units restricted fo households earning at or below 60 percent the area
median income shall have an eguivalency value of 1.5 unit,

2 As alernative to providing affordable units per section 18.5.8,050.G.1, above, the applicant may

provide title to a sufficient amount of buildable land for develepment complying with subsection
18.5.8.050.G.1.h, above, through transfer to a non-profit (1RC 501(3)(c) affordable housing developer
or pubfic corporation created under ORS 456.055 fo 456.235.

a. The land to be transferred shall be located within the project meeting the standards set forth
in 18.5.8.050.G, subsections 4 - 6.
b. All needed public facilifies shalf be extended to the area or areas proposed for transfer,

Prior to commencement of the project, title to the fand shall be fransferred to the City, an
affordable housing developer which must either be a unif of government, a non—profit
501({C){3) organizafion, or public corporation created under ORS 456.055 to 456.235.

d. The land to be transferred shall be deed restricted to comply with Ashland's affordable
housing program requirements.

3. The affordabte units shall be comparable in bedroom mix and housing type with the market rate units in
the development.

a. The number of bedrooms per dwelling unit in the affordable units within the residential
development shall be in equal proportion to the number of bedrooms per dwelling unitin the
market-rate units within the residential development. This provision is not infended to require
the same floor area in affordable units as compared to market-rate units. The minimum
square footage of each affordable unit shall comply with the minimum required floor based
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as sef forth in Table 18.5.8.050.G.3.

Tahle 18.5.8.050.G.3

Unit Type Minimum Required Unit Floor Area (Square Fest)
Studio 1350

1 Bedroom 500

2 Bedroom ' 800

3 Bedroom 1,000

4Bedroom 1,250

| -

b. The reguired on-site affordable units shall be comprised of the different unit types in the
same proportion as the market dwelling units within the development,

4, A development schedule shalf be provided that demonstrates thaf that the affordabie housing units per
subsection 18.5.8.050.G shall be developed, and made available for occupancy, as follows,

a. That 50 percent of the affordable units shall have been issued building permits prior fo
issuance of a certificate of accupancy for the last of the first 50 percent of the market rate
units,

b, Prior to issuance of a building permit for the final ten percent of the market rate units, the
final 50 percent of the affordabie units shall have been issued cerfificates of accupancy.

5. That affordable housing units shall be distributed throughout the project
6. That affordable housing units shall be constructed using comparable huilding materials and include
equivalent amenities as the market rate units.

a. The exterior appearance of the affordable units in any residential development shalf be

visually compatible with the markef-rate units in the development. External buikfing materials
and finishes shall be substantially the same in type and qualily for affordable units as for
market-rate units

b. Affordable units may differ from market-rate units with regard lo interior finishes and
materials provided that the affordable housing units are provided with comparable features
to the market rate units, and shall have generally comparable improvements related to
energy efficiency, including plumbing, insulation, windows, appliances, and heating and
cooling systems,

7. Exceptions to the requirements of 18.5.8.060, subsections G.2 - G.5, above, may be approved by the

City Council upon consideration of one or more of the following,

a That an alternative land dedication as proposed would accompfish additional benefits for the
City, consistent with the purposes of this chapter, than would developiment meeting the on-
site dedication requirement of subsection 18.5,8.050.G.2.

b. That an alternative mix of housing types not meeting the requirements of subsection
18.5.8.050.G.3.b would accomplish additional benefits to the Cily consistent with this
chapter, than would the development providing a proporfional mix of unit types.

e That the alternative phasing proposal not mesting subsection 18.5.8.050.G.4 provided by the
applicant provides adequate assurance that the affordable housing units will be provided in a
timely fashion,

d. That the distribution of affordable units within the development not meeting subsection
18.5.8.050.G.5 is necessary for development of an affordable housing project that provides
onsite staff with supportive services.

e. That the disfribution of affordable units within the development as proposed would
accomptish additional benefits for the city, consistent with the purposes of this chapter, than
would development meeting the distribution requirement of subsection 18.5.8.050.G.5.
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f. That the materials and amenities applied to the affordable units within the development, that
are not equivalent to the market rate units per subsection 18.5.8.050.G.6, are necessary due
to local, State, or Federal Affordable Hausing standards or financing limitations.

8 The total number of affordable units described in this secfion 18.5.8.050.G shall be determined hy
rounding down fractional answers to the nearest whote unif. 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. Properlies providing affordable units as part of the annexation process shall qualify for a
maximum density bonus of 25 percent.

H. One or more of the following standards are met,

1. The proposed area for annexation is to be residentially zoned, and there is less than a five-year supply
of vacant and redevelopable land in the proposed land use classification within the current city imits.
"Redevelopable land” means land zoned for residential use on which developmeni has already
occurred but on which, due to present or expected market forces, there exists the fikelihood that
existing development will be converted to more intensive residential uses during the planning period.
The five-year supply shall be determined from vacant and redevelopable land Inventories and by the
methodalogy for fand need projections from the Housing Element of the Comprehensive Plan.

2. The proposed fof or lots will be zoned CM, E-1, or C-1 under the Comprehensive Plan, and that the
applicant wilt obtain Site Design Review approval for an outright permitted use, or special permitted
use concurrent with the annexation request.

3 A current or probable public heallh hazard exists due to lack of full City sanitary sewer or water
Se1Vices.

4, Existing development in the proposed annexation has inadeguate water or sanitary sewer service, or
the service will become inadequate within ane year.

5. The area proposed for annexation has existing City water or sanitary sewer service extended,
connected, and in use, and a signed consent to annexation agreement has been filed and accepted by
the City.

5. The lot or lots proposed for annexation are an island completely surrounded by fands within the city
fimits.

The criteria for approval of a Zoning Map Amendment are described in 18.5.9.020 as
foliows:

A Type II. The Type |l procedure is used for applications involving zoning map amendments consistent with the
Comprehensive Plan map, and miner map amendments or corrections, Amendments under this section may be
approved ifin compliance with the Comprehensive Plan and the application demonsfrates that one or more of the

following.

1, The change implements a public need, other than the provision of affordable housing, supported by the
Comprehensive Plan,

2. A subsfantial change in circumstances has occurred since the existing zoning or Plan designation was
proposed, necessitating the need to adjust fo the changed circumstances.

3. Circumstances relating to the general public welfare exist {hat require such an action,

4, Praposed increases in residential zoning density resulting from a change from one zoning district to

another zoning district, will provide 25 percent of the proposed base density as affordable housing
consistent with the approval standards set forth in subsection 18.5.8.050.G.

5. 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 Cily's commercial and industrial
tand supply as required in the Comprehensive Plan, and will provide 25 percent of the proposed base
densily as affordable housing consistent with the approval standards set forth in subsection
18.5.8.050.G.

6. The total number of affordable units described in 18.5.9.020.A, subsections 4 or 5, above, shall be
determined by rounding down fractional answers fo the nearest whole unit. A deed restriction, or simitar
legal instrument, shall be used to guarantes compliance with affordable criteria for a pericd of not less
than 60 years. 18.5.9.020.A, subsections 4 and 5 do not apply to Council initiated actions.
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Type lIL. It may be necessary from time to time to make legislative amendments in order fo conform with the
Comprehensive Plan or to meet other changes in circumstancas or conditions. The Type 1l procedure applies to
the creation, revision, or large-scale implementation of public policy reguiring City Council approval and
enactment of an ordinance; this includes adoption of regulations, zene changes for large areas, zone changes
requiring comprehensive plan amendment, comprehensive plan map or text amendment, annexations (see
chapter 18.5.8 for annexation information), and urban growth boundary amendments. The following planning
actions shall be subject to the Type [l procedure.

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

2. Comprehensive Plan changes, including text and map changes or changes to other official maps.
3 Land Use Ordinance amendments,
4, Urban Growth Boundary amendments,

The criteria for Site Design Review approval are described in 18.5.2.050 as follows:

A

Underlying Zone: The proposal complies with all of the applicable provisions of the undetlying zone (part 18.2),
including but not limited to: building and yard setbacks, lof area and dimensions, density and floor area, lot
coverage, building height, building orientation, architecture, and ofther applicable standards.

Overlay Zones: The proposal compiies with applicable overlay zone requirements (part 18.3).

Site Development and Design Standards: The praposal complies with the applicable Site Development and
Design Standards of part 18.4, except as provided by subsection E, below.

City Facilities: The proposal complies with the applicable standards in section 18.4.6 Pubtic Fagifities and that
adequafe capacity of Cily facilities for water, sewer, electricify, urban storm drainage, paved access to and
throughout the property and adequate transportation can and will be provided to the subject property.
Exception to the Site Development and Design Standards. The approval authority may approve
exceptions fo the Site Development and Design Standards of part 18.4 if the circumstances in either subsection 1
or 2, below, are found to exist,

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

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

The criteria for a Conditional Use Permit are described in AMC Chapter 18.5.4.050.A as
follows:

A Conditional Use Permit shall be granted if the approval authority finds that the application meets alt of the following
criteria, or can be made to conform through the imposition of condiions.

1.

That the use would be in conformance with all standards within the zoning district in which the use is proposed to
be located, and in conformance with relevant Comprehensive plan policies that are notimplemented by any City,
State, or Federal law or program.

That adequate capacity of City facllities for water, sewer, electricity, urban storm drainage, paved access to and
throughout the development, and adequate franspertation can and will be provided to the subject properdy.
That the conditional use will have no greater adverse material effect on the livability of the impact area when
compared to the development of the subject lot with the target use of the zone, purstiant with subsection
18.5.4.050.A.5, below. When evaluating the effect of the proposed use on the impact area, the following factors
of livability of the impact area shall be considered in relation to the targef use of the zone.
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a. Similarity in scale, bulk, and coverage.

b. Generation of fraffic and effects on surrounding streets. Increases in pedestrian, bicycle, and mass
transit use are considered beneficial regardless of capacity of facilities.
c. Architectural compatibility with the impact area,
d, Air quality, including the generation of dust, adors, or ofher environmental poflutants.
& Generation of noise, light, and glare.
f. The development of adjacent properlies as envisioned in the Comprehensive Plan,
g. Other factors found to be relevant by the approvat authority for review of the proposed use.
4, A conditional use permit shall not allow a use that is prohihited or one that is not permitted pursuant o this
ordinance.
5. For the purposes of reviewing conditional use permit applications for conformify with the approval criteria of this

subsection, the targef uses of each zone are as follows.

a. WR and RR. Residential use compiying with all ordinance requirements, developed at the density
permitted by chapter 18.2.5 Standards for Residential Zones.

b. R-1. Residential use complying with all ordinance requirements, developed at the density parmitted by
chapter 18.2.5 Standards for Residential Zones,

c. R-2 and R-3. Residential use complying with alt ordinance requirements, developed at the density
permitied by chapter 18.2.5 Standards for Residential Zones.

d C-1. The general retail cemmercial uses listed in chapter 18.2.2 Base Zones and Allowed Uses,

developed at an intensily of 0.35 floor to area ratio, complying with all ordinance requirements; and
within the Defailed Site Review overlay, at an intensity of 0.50 floor to area rafio, complying with alt
ordinance requirements.

e C-1-D. The general retail commercial uses listed in chapter 18.2.2 Base Zones and Allowed Uses,
developed at an intensity of 1.00 gross floor fo area ratio, complying with all ordinance requirements.
f. E-1. The generai office uses listed in chapter 18.2.2 Base Zones and Allowed Uses, developed at an

intensity of 0.35 floor to area ratio, complying with all ordinance requirements; and within the Detailed
Site Review overlay, at an intensity of 0.50 floor o area rafic, complying with all ordinance
requirements.

g. M-1. The general light industial uses listed in chapter 18.2.2 Base Zones and Allowed Uses,
complying with all ordinance requirements.
h. CM-C1. The general light industrial uses listed in chapter 18.3.2 Croman Mill District, developed at an

intensity of 0.50 gross floor to area ratio, complying with all ordinance requirements.

i. CM-OE and CM-MU. The general office uses listed in chapter 18.3.2 Croman Mill District, developed at
an intensity of 0.60 gross floor to area, complying with all ordinance requirements.

k. CM-NC. The retail commercial uses listed in chapter 18.3.2 Croman Mill District, developed at an
intensity of 0.60 gross floor to area ratio, complying with all ordinance requirements.

L HC, MM, and SOU. The permitted uses listed in chapters 18.3.3 Health Care Services, 18.3.5 Narth
Mountain Neighborhood, and 18.3.6 Southern Oregon University District, respectively, complying with
all ordinance requirements.

The criteria for an Exception to Street Standards are described in AMC Section
18.4.6.020.B.1 as follows:

Exception fo the Street Design Standards. The approval authorily may approve exceptions to the standards section in
18.4.6.040 Street Design Standards if all of the following circumstances are found o exist.

a. There is demonstrable difficulty in meeting the specific requirements of this chapter due to a unique or unusual
aspect of the site or proposed use of the site.
b. The exception will result in equal or superior fransportation facilities and connectivity considering the following

factors where applicable,

i For transit facilities and related improvements, access, wait fime, and ride experience.
i For bicycie facilities, feeling of safely, qualily of experience (i.e., comfort level of bicycling along the
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roadway), and frequency of conflicts with vehicle cross traffic.
i, For pedestrian facilities, feeling of safely, quality of experience {i.e., comfort level of walking along
roadway}, and ability to safety and efficiency crossing roadway.

c. The exception is the minimum necessary to alleviate the difficulty.
d. The exceptlion is consistent with the Purpose and Intent of the Street Standards in subsection 18.4.6.040.A.

The criteria for a Limited Activities and Uses Permit are described in AMC Section
18.3.11.060.D as follows:

All Limited Activities and Uses described in section 18.3.11.060 shall be subject to a Type | procedure in secfion 18.5.1.050.
An application for a Limited Activities and Uses Permit shall be approved if the proposal meets all of the following criteria.

1. All activiies shall be located as far away from streams and wetlands as practicable, designed to minimize
intrusion into the Water Resources Protection Zone and disturb as litfle of the surface area of the Water Resource
Protection Zone as practicable.

2, The proposed activity shall be designed, focated and constructed to minimize excavation, grading, area of
impervious surfaces, loss of native vegetation, erosion, and other adverse impacts on Water Resources.
3. On stream beds or banks within the bank full stage, in weflands, and on sftopes of 25 percent or greater in a

Water Resolrrce Protection Zane, excavation, grading, instaliation of impervious surfaces, and removal of native
vegetation shall be avoided except where no practicable alternative exists, or where necessary to construct public
facilities or to ensure slope stability.

4, Water, storm drain, and sewer systems shall be designed, located and constructed to avoid exposure to
floodwaters, and to avoid accidental discharges o streams and wetlands.
5. Stream channel repair and enhancement, riparian habitat restorafion and enhancement, and wetland restoration

and enhancement will be restored through the implementation of a mitigation plan prepared in accordance with
the standards and requirements in section 18.3.11.110 Mitigation Requirements.

6. Long term conservation, management and maintenance of the Water Resource Protection Zone shail be ensured
through preparation and recordation of a management ptan as described in subsection 18.3.11.110.C, except a
management plan is not required for residentially zoned lots occupied only by a single-family dwelling and
accessory structures.

The criteria for a Tree Removal Permit are described in AMC Section 18.5.7.040.B as
follows:

I, Hazard Tree. A Hazard Tree Removal Permit shall be granted if the approval authorily finds that the
apptication meets all of the following criteria, or can be made to conform through the imposition of conditions.

a. The applicant must demonstrate that the condition or Jocation of the free presents a clear public safety
hazard {i.e., ikely fo fall and injure persons or property) or a foreseeable danger of property damage fo
an existing structure or facility, and such hazard or danger cannot reasonably be alleviated by
treatment, relocation, or pruning. See definition of hazard tree in part 18.6.

b. The City may require the applicant to mitigate for the removal of each hazard tree pursuant to section
18.5.7.050. Such mitigation requirements shall be a condition of approval of the permit,

2. Tree That is Not a Hazard, A Tree Removal Permit for a tree that is not a hazard shalf be granted if the
approval authority finds that the application meets all of the following criteria, or can be made to conform through
the imposition of conditions.

a. The tree is proposed for removal in order to permit the application to be consistent with other
appilicable Land Use Ordinance requirements and standards, including but not limited to applicable Site
Development and Design Standards in pari 18.4 and Physical and Environmental Constraints in part

18.10.
b. Removal of the tree will not have a significant negative impact on erosion, soil stability, flow of surface
waters, protection of adjacent trees, or existing windbreaks.
C. Removal of the tree wilt not have a significant negative impact on the tree densities, sizes, canopies,
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and species diversity within 200 fest of the subject property, The City shall grant an exception fo this
criterion when alternatives to the tree removal have been considered and no reasonable alternative
exists to allow the property to be used as permitted in the zone,

d. Nothing in this section shall require that the residential density o be reduced below the permitted
density aliowed by the zone. In making this determination, the City may consider alternative site plans
or placement of structures of alternate landscaping designs that would lessen the impact on trees, so
long as the alternatives continue to comply with the other provisions of this ordinance.

e The City shall require the applicant to mitigate for the removal of each tree granted approval pursuant
to section 18.5.7.050. Such mitigation requirements shall be a condition of approval of the permit.

iv. Conclusions and Recommendations

The application includes a request for the Annexation of a 5.38-acre parcel, Zone Change
from County RR-5 Rural Residential) to City E-1 (Employment), and Site Design Review
approval for the phased development of a light industrial business park consisting of
approximately 72,000 square feet of light industrial, manufacturing and fabrication space for
the property located at 601 Washington Stieet. The application also includes a request for a
Conditional Use Permit to allow a watchman’s dwelling; Limited Use/Activity Permits to
construct a stormwater outfall and street improvements within the Water Resource Protection
Zones of Knoll Creek and a Possible Wetland on the property; an Exception to Street
Standards for the frontage improvements along the property's Washington Street frontage;
and a Tree Removal Permit to remove four trees greater than six-inches in diameter at breast
height (d.b.h.).

Annexation procedures require a public hearing before the Planning Commission, as well as
hearings and ordinance adoption by the City Council. The Planning Commission has the
authority to make the final decision with respect to the Site Design Review, Conditional Use
Permit, Limited Use/Activity Permit, Exception to Street Standards and Tree Removal
Permits. As part of the Commission’s decision, a recommendation will need to be provided
to the Council for the Annexation/Zone Change request. Upon annexation, the Council will
either adopt Commission findings concurrently with their decision or forward the action back
to the Commission for findings adoption.

The requested annexation complies with the applicable approval standards, and the
annexation/rezoning is consistent with the Comprehensive Plan designation of the property
and with the Economy Goal of the Comprehensive Plan which strives for a healthy economy,
diverse in the number, size and types of businesses. Staffare generally very supportive of the
annexation request and believe that the 72,000 square foot flexible space light industrial
development described will be beneficial for Ashland’s economy, as have similar
developments along Hersey Street which provide an option for a variety of businesses to
establish themselves and grow in Ashland.

Staff believes the proposed building designs are appropriate for the area’s employment and
light manufacturing designation and are consistent with the city’s Basic Site Review
standards, The materials proposed reflect a utilitarian design comprised of off-white standing
seam metal roofing, beige horizontal metal siding and a textured brown split face block base.

For staff, the application is generally a straightforward one with the primary issue being
determining the appropriate frontage improvements which balance the street’s role as an
avenue with a right-of-way constrained by a roadside wetland and proximity to the freeway.
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In staff’s assessment, the street’s role as a major collector serving the
Washington/Jetferson/Benson employment area, with avenue-level truck traffic and travel
speeds, ultimately necessitates full sidewalk and parkrow improvements with street trees, and
bike lanes, to provide a street which will accommodate and encourage users of all travel
modes as the area fully develops. While this will impact the wetland, the presence of Knoll
Creek provides an opportunity for mitigation on site.

Overall, Staff believe that the application merits approval and that any issues can be
satisfactorily addressed through conditions of approval. Should the Commission concur,
staff would recommend that the application be approved with the conditions below and a
favorable recommendation forwarded to Council.

) That all proposals of the applicants shall be conditions of approval unless otherwise
modified herein, including the proposed trip cap to address Transportation Planning
Rule (TPR) requirements.

2) That the plans submitted for the building permit shall be in substantial conformance
with those approved as part of this application. If the plans submitted for the building
perimit are not in substantial conformance with those approved as part of this
application, an application to modify this Site Review approval shall be submitted
and approved prior to issuance of a building permit.

3) That a sign permit shall be obtained prior to installation of any new signage. Signage
shall meet the requirements of Chapter 18.4.7.

4) That prior to any work within the Oregon Department of Transportation (ODOT)
right-of-way, the applicants shall obtain any necessary permit approvals from ODOT.
The applicants shall provide evidence of permit approval, including copies of all
approved plans, for all work to be done within ODOT right-of-way prior to the
commencement of work.

5) That prior to work in the City of Ashland right-of-way, the applicants shall obtain any
necessary permit approvals from the City of Ashland Public Works Department. The
applicants shall obtain all required inspection approvals for work completed within
the City right-of-way.

6) That all recommendations of the Tree Commission from their March 8, 2018 regular
meeting shall be conditions of approval where consistent with the applicable
regulations and standards, and with final approval by the Staff Advisor.

7) That the applicants shall obtain required land use approvals, as well as any federal or
state approvals necessary, for the remaining phases of the development including but
not limited to Site Design Review approvals for Phase 2, 3 and 4 buildings; Limited
Use/Activity Permits for frontage improvements within the wetland water resource
protections zone for W11; and Tree Removal Permits for Trees #15, #18 and #21 in
Phase 3. The current approval is limited to the improvements specifically associated
with Phase [ and the conceptual approval of the site master plan, with the recogmtion
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that limited grading and utility installations will occur with Phase 1 to lay the
groundwork for later phases.

8) That prior to the submittal of a building permit:

a) Building permit submittals shall include identification of all easements,
including public and private utility easements, fire apparatus access
easements, and a conservation easement or other similar recorded
development restriction to perpetually protect the portion of the Knoll Creek
stream bank water resources protection zone and the wetland water resource
protection zone on the property according to the requirements of AMC
Section 18.3.11.110.C.8.

b) A final stormwater drainage plan, including any details of on-site detention
for storm water and necessary water quality mitigation, shall be submitted for
the review and approval of the Planning, Building, and Engineering
Divisions. The drainage plan shall also demonstrate that stormwater flows
into the existing roadside wetland will be retained at their current levels to
ensure the continuing recharge of the wetland.

) Engineered construction drawings for the required improvements along the
property’s Phase 1 Washington Street frontage, from the existing terminus of
the sidewalk at the northwest corner of the site to the eastern extent of the
proposed watchman quarters building shall be provided for review and
approval by the Oregon Department of Transportation and the City of
Ashland’s Planning and Engineering Departments prior to the issuance of the
Phase 1 building permit or any work within the street right-of-way or
pedestrian corridor. Engineered construction drawings for the remaining
frontage, from the watchman quarters building to the southeast corner of the
site, shall be provided for review and approval with the Phase 2 Site Design
Review application. The required improvements shall be consistent with the
applicants Option C including paved ten-foot motor vehicle travel lanes, six-
foot bike lanes, six-inch curb, gutter, a seven-foot landscaped parkrow with
irrigated street trees, a six-foot sidewalk and city standard streetlights for the
property’s full Washington Street frontage. The final engineered designs
shall include details of the transition from the existing curbside sidewalk at
the northwest of the property. Any additional right-of-way necessary to
accommodate these city standard avenue improvements shall be provided
through a right-of-way dedication if deemed necessary by the Public
Works/Engineering Department.  The applicants shall obtain necessary
approvals from the Oregon Department of Transportation (ODOT) for
improvements within the ODOT right-of-way and any necessary federal, state
and local permits for work in the wetland water resource protection zone
prior to installation of those improvements.

d) A final utility plan for the project shall be submitied for review and approval
by the Planning, Engineering and Building Divisions prior to issuance of a
building permit. The utility plan shall include the location of connections to
all public facilities in and adjacent to the development, including the
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locations of water lines and meter sizes, sewer mains and services, manholes
and clean-outs, storm drainage pipes and catch basins. Utility installations,
including any necessary fire protection vault, shall be placed outside of the
pedestrian corridor, and necessary public utility easements on the property
shall be shown on the building permit submittals.

e) The applicant shall submit an electric distribution plan including load
calculations and locations of all primary and secondary services including
transformers, cabinets and all other necessary equipment. With annexation,
the property will no longer be served by Pacific Power and Light; service will
be provided by the City’s municipal electric utility and the necessary services
to make this transition will need to be installed at the applicant’s expense.
This plan shall be reviewed and approved by the Planning, Engineering and
Electric Departments prior to building permit submittal. Transformers and
cabinets shall be located outside of the pedestrian corridor, in those areas
least visible from the street while considering the access needs of the Electric

Department.

1) The building permit plan submittals shall include lot coverage calculations
including all building footprints, driveways, parking, and circulation areas.
These plans shall demonstrate that at least 15 percent of the site is surfaced in
landscaping, and that at least seven percent of the parking lot area is provided
in required parking lot landscaping, as required in the Site Design & Use
Standards.

g) The building permit plan submittals shall include and sample exterior
building colors and materials for review and approval of the Staff Advisor.
The exterior building materials and paint colors shall be compatible with the
surrounding area and consistent with those described in the application

materials.
N That prior to the issuance of a building permit:
a) The applicant shall provide a final Tree Preservation and Protection Plan

consistent with the requirements of AMC 18.4.5.030 incorporating any
recommendations of the Tree Commission from their March 8, 2018 meeting,
where consistent with applicable standards and with final approval by the
Staff Advisor.

b) That a Verification Permit in accordance with 18.4.5.050 shall be applied for
and approved by the Ashland Planning Division prior to removal of any trees
from the site, and prior to site work, storage of materials and/or issuance of a
building permit. The Verification Permit is to inspect the on-site
identification of trees to be removed and the installation of tree protection
fencing to protect the trees to be retained. The tree protection fencing shall be
installed according to the approved Tree Protection and Removal Plan,
inspected and approved by the Staff Advisor prior to site work, storage of
materials and/or issuance of a building permit. In conjunction with the Tree
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d)

g)

h)

k)

Verification, silt fencing or other measures to delineate and protect the Water
Resource Protection Zones on site shall be installed, inspected and approved
as well.

The applicant shall provide a revised Landscape/lrrigation Plan which
addresses the recommendations of the Tree Commission from their March 8,
2018 meeting where consistent with applicable standards and with final
approval of the Staft Advisor, and also addresses the Water Conserving
Landscaping Guidelines AMC 18.4.4.030.1, including nrrigation controller
requirements to allow multiple/flexible calendar programming. The revised
landscape plan shall specifically identify mitigation trees on a one-for-one
basis to offset the trees being removed.

Al exterior lighting shall be appropriately shrouded so as not to permit direct
illumination of any adjacent land. Lighting details, including a scaled plan
and specifications detailing shrouding, shall be submitted to the Staff Advisor
for review and approval with the building permit submittals.

At the time of building plan submittal, final bike rack details and shelter
details shall be submitted for review and approval by the Staff Advisor. The
building permit submittals shall verify that the bicycle parking design,
spacing, and coverage requirements are met in accordance with AMC Section
18.4.3.070.

Mechanical equipment shall be screened from view from Washington Street.
The locations of mechanical equipment and any associated screening shall be
shown on the site plan and elevations in the building permit submittals.

That the buildings shall meet Solar Setback B in accordance with AMC
Section 18.70.040.B. The building permit submittals shall demonstrate
compliance with Solar Setback B and shall include solar calculations with
shadow producing point(s) and height to natural grade clearly illustrated and
labeled.

The requirements of the Building Division shall be satisfactorily addressed.

The requirements of the Ashland Fire Department shall be satisfied including:
approved addressing; fire apparatus approach, access, turn-around and
associated easements; fire flow; fire department connection, fire sprinklers
and fire hydrants where applicable; key box installation; hydrant clearances;
high-piled storage requirements; and that any gates, fences, or other
impediments to required fire apparatus access width approved by Ashland
Fire and Rescue shall be addressed in the permit submittals and implemented
on site prior to the issuance of an occupancy permit. Final determinations of
fire hydrant distance, fire flow, and fire apparatus access requirements are to
be based upon plans submitted for building permit review.

A revised site plan detailing the proposed phased installation of buildings,
parking, and driveways detailing the extent of improvements proposed to be
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k)

y

installed with each phase, including street frontage improvements, shall be
provided for the review and approval of the Stafl Advisor.

A revised site plan addressing the pedestrian access and circulation
requirements of AMC 18.4.3.090. At a minimum, this would include a
materially-distinct pedestrian walkway within the proposed driveway system
to support pedestrian circulation from the office, along the driveway
connecting to each of the buildings.

That the applicants shall provide a final management plan, including any
easements, providing for the long-term conservation, management and
maintenance of the Knoll Creek Water Resource Protection Zone as detailed
in AMC 18.3.11.110.C prior to the issuance of a building permit.

That a final size- and species-specific mitigation plan consistent with the
requirements of AMC 18.3.11.110.B.1. including irrigation details and details
of the selection and placement of landscape materials to mitigate the area
impacted by the storm water outfall installation shall be provided for the
review and approval of the Staff Advisor. All mitigation plantings shall be
installed according to the approved plan, inspected, and approved by the Staff
Advisor, and the management plan and any necessary easement modifications
recorded prior to final approval of the certificates of occupancy for Phase 1.

10)  That prior to the issuance of a certificate of occupancy:

a)

b)

d)

That the screening for the recycling and refuse disposal areas shall be
installed in accordance with the requirements of AMC 18.4.4.040, inspected
and approved by the Staff Advisor.

All required parking areas shall be paved and striped according to the
approved plan.

All landscaping and the irrigation systems shall be installed in accordance
with the approved plan, inspected and approved by the Staff Advisor prior to
the issuance of a certificate of occupancy.

That street trees, one per 30 feet of street frontage, shall be installed along the
frontage of the development in accordance with the approved final
landscaping plan and prior to issuance of the certificate of occupancy. All
street trees shall be chosen from the adopted Street Tree List and shall be
installed in accordance with the specifications noted in Section E of the Site
Design and Use Standards. The street trees shall be irrigated.

That required bicycle parking spaces with a minimum of 50 percent sheltered
from the weather shall be installed according to the approved plan, inspected,
and approved by the Staff Advisor prior to issuance of a certificate of
OCCUpancy.
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11)  That the application for Phase 2 shall include a revised Site Plan that better
incorporates the creek into the site design through means such as pedesirian access
points, unpaved trail installation and a small patio/seating area.

12)  That in conjunction with the application for Phase 2, the applicants shall provide
engineered design drawings for the required frontage improvements along
Washington Street consistent with Option C; prepare and submit a formal wetland
delineation to the Division of State Lands; obtain the requisite city, state and federal
permits for the frontage improvements in the wetland water resource protection zone;
and complete appropriate mitigation within the Knoll Creek corridor on the subject

property.

13)  That the final design for the Phase 4 office building at the southeast corner of the
property shall be configured to allow for cross access to the flag driveway for Tax
Lot #100 to the south, Cross easements providing for use of this access shall be
provided prior to the issuance of a certificate of occupancy for this building.
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Staff Exhibit S-1. Aerial showing Oak Knoll Fire from August, 2010




Volume 1
SOUTH ASHLAND
BUSINESS PARK

ANNEXATION AND
ZONE CHANGE AND
DEVELOPMENT PLAN

PREPARED FOR
SouTH AsHLAND BusINESS PARK LLC

Submitted By:
CSA Planning Ltd.

In collaboration with:

ADW, Sandow Engineering,
Thornton Engineering,
Galbraith and Associates,
Schott and Associates,

L.J. Friar and Associates
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CSA Planning, Ltd

4497 Brownridge, Suite 101
Medford, OR 97504

Telephone 541.779.0669
Fax 541.7798.0114

Jay@CSAplanning.net
January 16, 2018

Ashland Mayor and City Council

20 East Main Street
Ashland, Oregon 97520

RE: South Ashland Business Parlk

Dear Mayor and Council:

CSA Planning Ltd. is pleased to transmit the enclosed application requesting
annexation of property located at 601 Washington Street owned by our clients,
South Ashland Business Park LLC. Our clients seek to construct a high gquality
light industrial business park that will facilitate economic development within
the City of Ashland.

The City’'s adopted Economic Development Strategy document identifies
specialty manufacturing as an area where the City has competitive advantages.
The proposed project is targeted to create additional space for this exciting
industry growth area. We believe this project is tailored to serve this demand.
The site is large enough to realize some economies of scale and provide growth
opportunities for tenants over time, but small enough to fit appropriately in
Ashland.

Please review and approve this annexation and the concurrently filed land use
applications so that this project can move forward and support the City's
economic development objectives.

Very Truly Yours,

CSA Planning, Ltd.

B

Jay Harland
President

cc. File

RECEIVED
JAN 22 2018
City of Ashland




BEFORE THE CITY OF ASHLAND PLANNING COMMISSION
AND CITY COUNCIL

FOR THE CITY OF ASHLAND
JACKSON COUNTY, OREGON

IN THE MATTER OF A REQUEST FOR A
CONSOLIDATED REVIEW FOR THE
ANNEXATION AND ZONE CHANGE OF
TAX LOT 2800, MAP 39S E1 14AB AND
FOR SITE DESIGN REVIEW FOR A LIGHT
INDUSTRIAL BUSINESS PARK WITH A
CONDITIONAL USE PERMIT FOR A
WATCHMANS QUARTERS, LIMITED USE
WITHIN WATER RESOURCE PROTECTION
ZONE AND A PRECAUTIONARY STREET
DESIGN EXCEPTION AT 601
WASHINGTON STREET WITHIN THE
CORPORATE LIMITS OF THE CITY OF
ASHLAND, OREGON.

FINDINGS OF FACT AND
CONCLUSIONS OF LAW
Volume 1 of 2
Applicant’s Submittal

Applicants: South Ashland Business Park, LLC
Agent of Record: CSA Planning, Ltd.

— — — — —— — — — — — —m o — —m— — o "

SCOPE AND NATURE OF THE APPLICATION

This application seeks approval of the South Ashland Business Park which will
include a new flex-space industrial business park on Washington Street south of the I-5
Exit 14 interchange. The Applicant herewith requests approval of a consolidated
application that includes annexation of a 5.38 acre parcel identified by the Jackson
County Assessor as Tax Lot 2800 on Map 39S 1W 14AB. The property is located
within the City of Ashland Urban Growth Boundary, but the property is located
outside the City’s corporate limits. The City of Ashland has designated the subject
property as Employment on the Comprehensive Plan Map. The application requests
annexation to the City to include the properties within the City’s municipal boundaries
and rezoning of the property from County RR-5 to City of Ashland E-1 zoning district.
The City’s annexation criteria require concurrent development approval. Accordingly,
Applicant requests site design review approval for the South Ashland Business Park.
In addition, Applicant requests a conditional use permit approval for watchman’s
quarters and precautionary approval of a street design exception due to unusual ODOT
right-of-way conditions and an abutting wetland.
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Consolidated Land Use Applic. .on
Applicant/Owner: South Ashland Business Park, LLC

|
CONSOLIDATED APPLICATION STRUCTURE

The South Ashland Business Park Application is structured in two volumes. The contents of
each Volume are described below:

South Ashland Business Park Volume 1:
Land Use Analysis and Technical Documentation

Section  Title Description
I Scope and Nature of Application e narrative describing the request
1I Consolidated Application e this section
Structure

111 Applicable Substantive Criteria e identification and listing of all criteria
applicable to the annexation and each of
the associated land use requests

v Findings of Fact e analysis and examination of facts
relevant to  the application and
explanation of factors relevant to those

facts
A% Procedural Conclusions e examination and analysis of  the
procedural criteria that apply fo the
application
f VI Conclusions of Law e analysis and explanation of how the

' application can be found to comply with
all the substantive approval criteria
applicable to the project

v Stipulations e a priori agreement by the Applicant to
accept conditions of approval requiring
the Applicant to execute the stipulated
actions

VIII Ultimate Conclusions o summary conclusion of law

IX Supporting Evidentiary Exhibits e evidentiary  exhibits  that  provides
procedurally required submittal
information and detailed technical
information applicable to the project;
see the first page of Section IV for an
exhibit list

RECEIVED
JAN 22 2018
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Consolidated Land Use Applﬁ.mion
Applicant/Owner: South Ashland Business Park, LLC

South Ashland Business Park Volume 2:
Atlas of Maps and Plans

Section  Title Description
I Maps o regulatory maps applicable to project
11 Design Plans o Architectural and Site Plan Drawings
11 Technical Plans e Engineering Plans and Survey Maps
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Consolidated Land Use Applil‘r.... aon
Applicant/Owner: South Ashland Business Park, LLC

]
APPLICABLE SUBSTANTIVE CRITERIA

The criteria under which the consolidated land-use application must be reviewed are laid forth
in the Ashland Municipal Code Chapter 18. The relevant approval criteria are recited
verbatim below:

PROCEDURAL CRITERIA

18.5.1.010 Purpose and Applicability

A. Purpose. This chapter establishes procedures to initiate and make final decisions on planning actions
under the Land Use Ordinance ("this ordinance”), pursuant to City policy and state law.

B. Applicability of Review Procedures. All planning actions shall be subject to processing by one of the
following procedures summarized in subsections 1 - 4, below, and as designated in Table 18.5.1.010.
Building permits and other approvals, including approvals from other agencies such as the state
department of transportation or a natural resource regulatory agency, may be required. Failure to receive
notice of any such requirement does not waive that requirement or invalidate any planning action under

this ordinance.

1, Ministerial Action (Staff Advisor Decision). The Staff Advisor makes ministerial decisions by applying
City standards and criteria that do not require the use of substantial discretion (e.g., fence, sign and
home occupation permits). A public notice and public hearing are not required for Ministerial
decisions. Procedures for Ministerial actions are contained in section 18.5.1.040.

2. Type | Procedure (Administrative Decision With Notice). Type | decisions are made by the Staff
Advisor with public notice and an opportunity for appeal to the Planning Commission. Alternatively
the Staff Advisor may refer a Type | application to the Commission for its review and decision in a
public meeting. Procedures for Type | actions are contained in section 18.5.1.050.

3. Type Il Procedure (Quasi-Judicial Review/Public Hearing Review). Type Il decisions are made by
the Planning Commission after a public hearing, with an opportunity for appeal to the City Council.
Applications involving zoning map amendments consistent with the Comprehensive Plan map and
minor map amendments or corrections are subject to quasi-judicial review under the Type I
procedure. Quasi-judicial decisions involve discretion but implement policy. Procedures for Type |I
actions are contained in section 18.5.1.060.

4, Type Ill Procedure (Legislative Decision). The Type IIl procedure applies to the creation, revision, or
large-scale implementation of public policy (e.g., adoption of regulations, zone changes,
comprehensive plan amendments, annexations). Type Il reviews are considered by the Planning
Commission, who makes a recommendation to City Council. The Council makes the final decision
on a legislative proposal through the enactment of an ordinance.

RECEIVED
JAN 22 2018
City of Ashland

Volume 1 Page 4 of 72




Consolidated Land Use Applic. .on

Applicant/Owner: South Ashland Business Park, LLC

Table 18.5.1.010 — Summary of Approvals by Type of Review Procedure

Planning Actions Review Applicable Regulations

Procedures

Annexation

Type Il Chapter 18.5.8; See Oregon Revised Statute
222.

Zoning District Map Change Type Il or Il Chapter 18.5.9

Conditional Use Permit Type | or I Chapter 18.5.4

Site Design Review Type lorll Chapter 18.5.2

Exception o Street Standards Type | Subsection 18.4.6.020.B.1

(precautionary depending on selected
design alternative)

Water Resources Protection Zone — Type | Section 18.3.11.060

Limited Activities and Uses

Access to a Street/Driveway Approach |Ministerial Chapter 18.4.3

18.5.1.020 Determination of Review Procedure

Where Table 18.5.1.010 designates more than one possible review procedure, e.g., Type | or Type I, the
applicable review procedure shall be based on the criteria contained in the ordinance chapters or sections
referenced in the table.

18.5.1.050 Type | Procedure (Administrative Decision with Notice)

Type | decisions are made by the Staff Advisor, following public notice and a public comment period. Type |
decisions provide an opportunity for appeal to the Planning Commission.

C. Decision.

1.

At the conclusion of the comment period, the Staff Advisor shall review the comments received and
prepare a decision approving, approving with conditions, or denying the application based on the
applicable ordinance criteria. The Staff Advisor shall prepare a decision within 45 days of the City's
determination that an application is complete, unless the applicant agrees to a longer time period.
Alternatively, the Staff Advisor may transmit written comments received along with a copy of the
application to the Planning Commission for review and decision at its next regularly scheduled
meeting.

Where the Staff Advisor refers a Type | application to the Planning Commission, the Commission
shall approve, approve with conditions, or deny the application through the Type Il procedure based
on the applicable ordinance criteria. The Commission may continue its review to the next meeting to
allow the applicant time to respond to questions, provided the Commission must make a final
decision within the 120-day period prescribed under State law (ORS 227.178) and as described in
subsection 18.5.1.090.B of this ordinance.

18.5.1.060 Type Il Procedure (Quasi-Judicial Decision — Public Hearing)

Type Il decisions are made by the Planning Commission after a public hearing, with an opportunity for appeal to
the City Council.

18.5.1.070 Type lli (Legislative Decision)

Type Il actions are reviewed by the Planning Commission, which makes a recommendation to City Council. The
Council makes final decisions on legislative proposals through enactment of an ordinance.

RECEIVED

JAN 22 2018
City of Ashland
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Consolidated Land Use Appli"t,_.g.on
Applicant/Owner: South Ashland Business Park, LLC

18.5.8.030 [Annexation] Review Procedure
All annexations shall be processed under the Type Ill procedure.

Hook ok ook ook sk ook sk ok ok ok ok ok R k%

ANNEXATION CRITERIA

Chapter 18.5.8 — Annexations
Sections:
18.5.8.010 Purpose
18.5.8.020 Applicability and Application Submission Requirements
18.5.8.030 Review Procedure
18.5.8.040 Initiation by City Council
18.5.8.050 Approval Criteria and Standards
18.5.8.060 Boundaries
18.5.8.070 Statutory Procedures

18.5.8.010 Purpose

This chapter contains procedures and approval criteria for the Annexation of land to provide for the orderly
expansion of the City and adequate provision of public facilities and services.

18.5.8.020 Applicability and Application Submission Requirements

Except for annexations initiated pursuant to section 18.5.8.040, application for annexation shall include the
following information.
A. Consent to annexation, which is non-revocable for a period of one year from its date.
B. Agreement to deposit an amount sufficient to retire any outstanding indebtedness of special districts
defined in ORS 222.510.
C. Boundary description and map prepared in accordance with ORS 308.225. Such description and map
shall be prepared by a registered land surveyor. The boundaries shall be surveyed and monumented as
required by statute subsequent to City Council approval of the proposed annexation.

D. Written findings addressing the criteria and standards in section 18.5.8.040.

E. Written request by the property owner for a zone change. Provided, however, no written request shall be
necessary if the annexation has been approved by a majority vote in an election meeting the
requirements of Section 11g of Article XI of the Oregon Constitution (Ballot Measure No. 47).

18.5.8.050 Approval Criteria and Standards

An annexation may be approved if the proposed request for annexation conforms, or can be made to conform
through the imposition of conditions, with all of the following approval criteria.

A. The land is within the City's Urban Growth Boundary.

B. The proposed zoning for the annexed area is in conformance with the designation indicated on the
Comprehensive Plan Map, and the project, if proposed concurrently with the annexation, is an allowed
use within the proposed zoning.

C. The land is currently contiguous with the present city limits.

D. Adequate City facilities for the provision of water to the site as determined by the Public Works
Department; the transport of sewage from the site to the waste water treatment plant as determined by
the Public Works Department; the provision of electricity to the site as determined by the Electric
Department; urban storm drainage as determined by the Public Works Department can and will be
provided to and through the subject property. Unless the City has declared a moratorium based upon a
shortage of water, sewer, or electricity, it is recognized that adequate capacity exists system-wide for
these facilities.
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Consolidated Land Use App|i.\t.. <on
Applicant/Owner: South Ashland Business Park, LLC

E. Adequate transportation can and will be provided to and through the subject property. For the purposes
of this section "adequate transportation" for annexations consists of vehicular, bicycle, pedestrian, and
transit transportation meeting the following standards.

1

For vehicular transportation a 20-foot wide paved access exists, or can and will be constructed,
along the full frontage of the project site to the nearest fully improved collector or arterial street. All
streets adjacent to the annexed area shall be improved, at a minimum, to a half-street standard with
a minimum 20-foot wide driving surface. The City may, after assessing the impact of the
development, require the full improvement of streets adjacent to the annexed area. All streets
located within annexed areas shall be fully improved to City standards. Where future street
dedications are indicated on the Street Dedication Map or required by the City, provisions shall be
made for the dedication and improvement of these streets and included with the application for
annexation.

For bicycle transportation safe and accessible bicycle facilities exist, or can and will be constructed.
Should the annexation be adjacent to an arterial street, bike lanes shall be provided on or adjacent
to the arterial street. Likely bicycle destinations from the project site shall be determined and safe
and accessible bicycle facilities serving those destinations shall be indicated.

For pedestrian transportation safe and accessible pedestrian facilities exist, or can and will be
constructed. Full sidewalk improvements shall be provided on one side adjacent to the annexation
for all streets adjacent to the proposed annexed area. Sidewalks shall be provided as required by
ordinance on all streets within the annexed area, Where the project site Is within a quarter of a mile
of an existing sidewalk system, the sidewalks from the project site shall be constructed to extend
and connect to the existing system. Likely pedestrian destinations from the project site shall be
determined and the safe and accessible pedestrian facilities serving those destinations shall be
indicated.

For transit transportation, should transit service be available to the site, or be likely to be extended to
the site in the future based on information from the local public transit provider, provisions shall be
made for the construction of adequate transit facilities, such as bus shelters and bus turn-out lanes.
All required transportation improvements shall be constructed and installed prior to the issuance of a
certificate of occupancy for any new structures on the annexed property.

F. [Criterion F omitted because it concerms residential annexations]
G. [Criterion G omitted because it concerns residential annexations]

H. One or more of the following standards are met.

1.

The proposed area for annexation is to be residentially zoned, and there is less than a five-year
supply of vacant and redevelopable land in the proposed land use classification within the current
city limits. "Redevelopable land” means land zoned for residential use on which development has
already occurred but on which, due to present or expected market forces, there exists the likelihood
that existing development will be converted to more intensive residential uses during the planning
period. The five-year supply shall be determined from vacant and redevelopable land inventories
and by the methodology for land need projections from the Housing Element of the Comprehensive
Plan.

2. The proposed lot or lots will be zoned CM, E-1, or C-1 under the Comprehensive Plan, and that the
applicant will obtain Site Design Review approval for an outright permitted use, or special permitted
use concurrent with the annexation request.

3. A current or probable public health hazard exists due to lack of full City sanitary sewer or water
services.

4. Existing development in the proposed annexation has inadequate water or sanitary sewer service,
or the service will become inadequate within one year.,

5. The area proposed for annexation has existing City water or sanitary sewer service extended,
connected, and in use, and a signed consent to annexation agreement has been filed and accepted
by the City.

6. The lot or lots proposed for annexation are an island completely surrounded by lands within the city
limits.

18.5.8.060 Boundaries

When an annexation is initiated by a private individual, the Staff Advisor may include other parcels of property in
the proposed annexation to make a boundary extension more logical and to avoid parcels of land which are not
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incorporated but are partially or wholly surrounded by the City. The Staff Advisor, in a report to the Planning
Commission and City Council, shall justify the inclusion of any parcels other than the parcel for which the petition
is filed. The purpose of this section is to permit the Commission and Council to make annexations extending the
City's boundaries more logical and orderly.

18.5.8.070 Statutory Procedures

The applicant for the annexation shall also declare which procedure under ORS chapter 222 the applicant
proposes that the Council use, and supply evidence that the approval through this procedure is likely.

k ok skock ook sk sk sk ok sk ok sk ook ok ok ok

ZONE CHANGE CRITERIA

18.5.9 - Comprehensive Plan, Zoning, and Land Use Ordinance Amendments

Sections:
18.5.9.010 Purpose
18.5.9.020 Applicability and Review Procedure

18.5.9.010 Purpose

This chapter contains the procedure for amending the Comprehensive Plan, Zoning and Land Use Control Maps,
and Land Use Ordinance.

18.5.9.020 Applicability and Review Procedure
Applications for Plan Amendments and Zone Changes are as follows:

A. Type Il. The Type Il procedure is used for applications involving zoning map amendments consistent with the
Comprehensive Plan map, and minor map amendments or corrections. Amendments under this section may
be approved if in compliance with the Comprehensive Plan and the application demonstrates that one or
more of the following.

1. The change implements a public need, other than the provision of affordable housing, supported by the
Comprehensive Plan.

2. 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.

3. Circumstances relating to the general public welfare exist that require such an action.
4, Proposed increases in residential zoning density resulting from a change from one zoning district to

another zoning district, will provide 25 percent of the proposed base density as affordable housing
consistent with the approval standards set forth in subsection 18.5.8.050.G.

5. 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's commercial and industrial
land supply as required in the Comprehensive Plan, and will provide 25 percent of the proposed base
density as affordable housing consistent with the approval standards set forth in subsection
18.5.8.050.G.

8. The total number of affordable units described in 18.5.9.020.A, subsections 4 or 5, above, 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. 18.5.9.020.A, subsections 4 and 5 do not apply to Council initiated actions.

% ok sk sk sk ok ok ok sk koo ok ok % ok
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STATE OF OREGON CRITERIA (TRANSPORTATION PLANNING RULE)
OAR 660-012-0060
Plan and Land Use Regulation Amendments

(1) If an amendment to a functional plan, an acknowledged comprehensive plan, or a land use regulation

(including a zoning map) would significantly affect an existing or planned transportation facility, then the
local government must put in place measures as provided in section (2) of this rule, unless the
amendment is allowed under section (3), (9) or (10) of this rule. A plan or land use regulation
amendment significantly affects a transportation facility if it would:

(a) Change the functional classification of an existing or planned transportation facility (exclusive of
correction of map errors in an adopted plan);

(b) Change standards implementing a functional classification system; or

(c) Result in any of the effects listed in paragraphs (A) through (C) of this subsection based on
projected conditions measured at the end of the planning period identified in the adopted TSP. As
part of evaluating projected conditions, the amount of traffic projected to be generated within the
area of the amendment may be reduced if the amendment includes an enforceable, ongoing
requirement that would demonstrably limit traffic generation, including, but not limited to,
transportation demand management. This reduction may diminish or completely eliminate the
significant effect of the amendment.

(A) Types or levels of travel or access that are inconsistent with the functional classification of an
existing or planned transportation facility;

(B) Degrade the performance of an existing or planned transportation facility such that it would not
meet the performance standards identified in the TSP or comprehensive plan; or

(C) Degrade the performance of an existing or planned transportation facility that is otherwise
projected to not meet the performance standards identified in the TSP or comprehensive plan.

ok sk oskodk ok ok ksl sk ook ook sk ok ok

DEVELOPMENT PERMIT CRITERIA

Site Design Review
18.5.2.050 Approval Criteria

An application for Site Design Review shall be approved if the proposal meets the criteria in subsections A, B, C,
and D below. The approval authority may, in approving the application, impose conditions of approval, consistent
with the applicable criteria.

A.

Underlying Zone. The proposal complies with all of the applicable provisions of the underlying zone (part
18.2), including but not limited to: building and yard setbacks, lot area and dimensions, density and floor
area, lot coverage, building height, building orientation, architecture, and other applicable standards.

Overlay Zones. The proposal complies with applicable overlay zone requirements (part 18.3).

Site Development and Design Standards. The proposal complies with the applicable Site Development
and Design Standards of part 18.4, except as provided by subsection E, below.

City Facilities. The proposal complies with the applicable standards in section 18.4.6 Public Facilities,
and that adequate capacity of City facilities for water, sewer, electricity, urban storm drainage, paved
access to and throughout the property, and adequate transportation can and will be provided to the
subject property.

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

1. There is a demonstrable difficulty meeting the specific requirements of the Site Development and

Design Standards due to a unique or unusual aspect of an existing stfucture-or-the, prepesed use of
a site; and approval of the exception will not substantially negatively impact adjacent properties; and
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approval of the exception is consistent with the stated purpose of the Site Development and Design;
and the exception requested is the minimum which would alleviate the difficulty.; or

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

18.4.6.040 Street Design Standards
A. Purpose, Intent, and Background

i

Purpose. This section contains standards for street connectivity and design as well as cross
sections for street improvements. The standards are intended to provide multiple transportation
options, focus on a safe environment for all users, design streets as public spaces, and enhance the
livability of neighborhoods, consistent with the Comprehensive Plan.

Intent. Ashland's streets are some of the most important public spaces in the community. The Street
Design Standards outline the art and science of developing healthy, livable streets, and are intended
to illustrate current standards for planning and designing the streets of Ashland. The standards are
to be used in the development of new streets, and reconstruction of existing streets or portions
thereof (i.e. improving a paved local street by adding sidewalks). The standards area also intended
as a resource for use by home builders, developers, and community members in the pursuit of
quality development practices. A series of street types is offered including the multi-use path, alley,
neighborhood street, commercial neighborhood street, neighborhood collector, commercial
neighborhood collector, avenue, and boulevard. Street cross sectios provide a model for building
streets the traditional way. Variations can be made from these basic types to fit the particular site
and situation. However, the measurements of each street component must be used to create and
maintain the desired low-speed environment where people feel comfortable and the maximum
number of people walk, bicycle and use transit. All streets in Ashland shall be designed using the
following assumptions.

o All designs encourage pedestrian and bicycle travel.

s Neighborhood streets (Neighborhood Collectors and Neighborhood Streets) are designed for 20
mile-per-hour (mph).

e All new streets and alleys are paved.

o Al streets have standard vertical, non-mountable curbs,

e  Gutter widths are included as part of the curb-to-curb street width.
o New avenues and boulevards have bicycle lanes.

o Parkrow and sidewalk widths do not include the curb.

s Sidewalks are shaded by trees for pedestrian comfort.

e All streets have parkrows and sidewalks on both sides. In certain situations where the physical
features of the land create severe constraints, or natural features should be preserved,
exceptions may be made. Exceptions could result in construction of meandering sidewalks,
sidewalks on only one side of the street, or curbside sidewalk segments instead of setback
walks. Exceptions should be allowed when physical conditions exist that preclude development
of a public street, or components of the street. Such conditions may include, but are not limited
to, topography, wetlands, mature trees, creeks, drainages, rock outcroppings, and limited right-
of-way when improving streets through a local improvement district (LID).

« Parkrows and medians are usually landscaped.
e Garages are set back from the sidewalk so parked vehicles are clear of sidewalks.

» Building set backs and heights create a sense of enclosure. RECEIVED
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Street Design Exceptions:
18.4.6.020 Applicability

B. Exceptions and Variances. Requests to depart from the requirements of this chapter are subject to
chapter 18.5.5 Variances, except that deviations from section 18.4.6.040 Street Design Standards are
subject to 18.4.6.020.B.1 Exceptions to the Street Design Standards, below

1. Exception to the Street Design Standards. The approval authority may approve exceptions to the
standards section in 18.4.6.040 Street Design Standards if all of the following circumstances are
found to exist,

a. There is demonstrable difficulty in meeting the specific requirements of this chapter due to a
unique or unusual aspect of the site or proposed use of the site.

b The exception will result in equal or superior transportation facilities and connectivity
considering the following factors where applicable.

i,  For transit facilities and related improvements, access, wait time, and ride experience.

ii. For bicycle facilities, feeling of safety, quality of experience (i.e., comfort level of bicycling
along the roadway), and frequency of conflicts with vehicle cross traffic.

iii. For pedestrian facilities, feeling of safety, quality of experience (i.e., comfort level of
walking along roadway), and ability to safety and efficiency crossing roadway.

c. The exception is the minimum necessary to alleviate the difficulty.

d. The exception is consistent with the Purpose and Intent of the Street Standards in subsection
18.4.6.040.A.
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18.5.4 - Conditional Use Permits

A. General Submission Requirements. Information required for Type | or Type Il review, as applicable (see
sections 18.5.1.050 and 18.5.1.080), including but not limited to a written statement or letter explaining how the
application satisfies each and all of the relevant criteria and standards.

B. Plan Submittal. The plan or drawing accompanying the application shall include the following information.

1. Vicinity map.

2. North arrow and scale.

3. Depiction and names of all streets abutting the subject property.

4, Depiction of the subject property, including the dimensions of all lot lines.

5, Location and use of all buildings existing and proposed on the subject property and schematic

architectural elevations of all proposed structures.

8. Location of all parking areas, parking spaces, and ingress, egress, and traffic circulation for the subject
property, including accessible parking by building code.

7. Schematic landscaping plan showing area and type of landscaping proposed.
A topographic map of the site showing contour intervals of five feet or less.

9. Approximate location of all existing natural features in areas which are planned to be disturbed,
including, but not limited to, all existing trees of greater than six inches DBH, any natural drainage ways,
ponds or wetlands, and any substantial outcroppings of rocks or boulders.

18.5.4.050 Approval Criteria

A. Approval Criteria. A Conditional Use Permit shall be granted if the approval authority finds that the application
meets all of the following criteria, or can be made to conform through the imposition of conditions.

1. That the use would be in conformance with all standards within the zoning district in which the use is
proposed to be located, and in conformance with relevant Comprehensive plan policies that are not

implemented by any City, State, or Federal law or program.
RECEIVED

Volume 1 JAN 22 2“13 Page 11 of 72
City of Ashland




Consolidated Land Use Appl‘lh don

Applicant/Owner: South Ashland Business Park, LLC

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

That the conditional use will have no greater adverse material effect on the livability of the impact area
when compared to the development of the subject lot with the target use of the zone, pursuant with
subsection 18.5.4.050.A.5, below. When evaluating the effect of the proposed use on the impact area,
the following factors of livability of the impact area shall be considered in relation to the target use of the
zone.

a, Similarity in scale, bulk, and coverage.

b. Generation of traffic and effects on surrounding streets. Increases in pedestrian, bicycle, and mass
transit use are considered beneficial regardless of capacity of facilities.

Architectural compatibility with the impact area.
Air quality, including the generation of dust, odors, or other environmental pollutants.

Generation of noise, light, and glare.

=~ 0 o 0

The development of adjacent properties as envisioned in the Comprehensive Plan.
g. Other factors found to be relevant by the approval authority for review of the proposed use.

A conditional use permit shall not allow a use that is prohibited or one that is not permitted pursuant to
this ordinance.

For the purposes of reviewing conditional use permit applications for conformity with the approval criteria
of this subsection, the target uses of each zone are as follows,

f.  E-1. The general office uses listed in chapter 18.2.2 Base Zones and Allowed Uses, developed at an
intensity of 0.35 floor to area ratio, complying with all ordinance requirements; and within the
Detailed Site Review overlay, at an intensity of 0.50 floor to area ratio, complying with all ordinance
requirements.
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18.3.11 Water Resources Protection Zones

18.3.11.010 Purpose

The purpose and intent of this chapter is:

A

To implement state and federal law with respect to the protection of clean water, pollution control, and
preservation of endangered species.

To protect Ashland’s Goal 5 significant wetlands and riparian areas, thereby protecting and restoring the
hydrologic, ecologic, and land conservation functions these areas provide for the community.

To implement the provisions of Statewide Planning Goals 6 and 7, which require the buffering and
separation of those land uses and activities that lead to or may create impacts on water quality, as well

as to reduce the risk to people and property resulting from the inappropriate management of wetland and
riparian areas.

To implement the goals and policies of the Environmental Resources chapter of Ashland’s
Comprehensive Plan with respect to water resources, wetlands, floodplains, and stream flooding.

To reduce flood damage and potential loss of life in areas subject to periodic flooding.

To better manage storm water drainage, minimize maintenance costs, protect properties adjacent to
drainage ways, improve water quality, protect riparian and aquatic fish and wildlife habitat and provide

opportunities for trail connections.
RECEIVED
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G. To protect water associated with Ashland's hydrology for human uses, fish and wildlife and their habitats.

H.

To control erosion and limit sedimentation.

To protect the amenity values and educational opportunities of Ashland’s wetlands, water bodies and
associated riparian areas as community assets.

To improve public appreciation and understanding of wetlands and riparian areas for their unique
ecosystem structure and functions and for the human-nature interactions they provide.

To improve and promote coordination among local, state, and federal agencies regarding development
activities near Ashland’s wetlands, water bodies, and associated riparian areas.

In cases of hardship, to provide a procedure to alter wetlands and riparian areas only when offset by
appropriate mitigation, as stipulated in the ordinance and other applicable state and federal
requirements.

18.3.11.020 Applicability

A.

The provisions of this chapter apply to all lands containing Water Resources and Water Resource
Protection Zones. Water Resources and Water Resource Protection Zones are defined, established and
protected in this chapter.

State and federal wetland and riparian regulations will continue to apply within the City, regardless of
whether or not these areas are mapped on Water Resources map. Nothing in this chapter shall be
interpreted as superseding or nullifying state or federal requirements. Additionally, the City shall provide
notification to the Oregon Department of State Lands (DSL), as required by Division 23 of Oregon
Administrative Rules, for all applications concerning development permits or other land use decisions
affecting wetlands on the inventory.

The burden is on the property owner to demonstrate that the requirements of this chapter are met or are
not applicable to development activity or other proposed use or alteration of land. The Staff Advisor may
make a determination based on the Water Resources map, field check, and any other relevant maps,
site plans, and information that a Water Resource or Water Resource Protection Zone is not located on a
particular site or is not impacted by proposed development, activities or uses. In cases where the
location of the Water Resource or Water Resource Protection Zone is unclear or disputed, the Staff
Advisor may require a survey, delineation prepared by a natural resource professional, or a sworn
statement from a natural resource professional that no Water Resources or Water Resource Protection
Zones exist on the site.

All Water Resource Protection Zones shall be protected from alteration and development, except as
specifically provided in this chapter. No person or entity shall alter or allow to be altered any real property
designated as a Water Resource Protection Zone, except as set forth in an exemption, approved
planning application or permit authorized in this chapter. No person or entity shall use or allow to be
used, property designated as a Water Resource Protection Zone, except as set forth in an exemption,
approved planning application or permit authorized in this chapter.

Where this chapter and any other ordinance, easement, covenant or deed restriction conflict or overlap,
whichever imposes the more stringent restrictions shall prevail. It is likely that there will be some overlap
between the regulations in this chapter and those in chapter 18.3.10 Physical and Environmental
Constraints Overlay, which regulates development in physical constrained areas including floodplains.
Where two regulations are in conflict, the most stringent shall govern.

18.3.11.030 Inventory of Ashland’s Water Resources

The approximate locations of Ashland's Water Resources are identified on the Water Resource map, adopted by
the City and added to the Comprehensive Plan through Ordinance 2419 (May 1987), Ordinance 2528 (July 1989)
and Ordinance 2999 (December, 2009), Because the Comprehensive Plan maps are acknowledged to be
approximate, the more precise wetland boundaries can be mapped, staked, and used for development review
purposes without a modification of the Comprehensive Plan maps.

J RECEIVED
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18.3.11.040 Establishment of Water Resource Protection Zones

A Water Resource Protection Zone is hereby established adjacent to and including all Water Resources to protect
their integrity, function, and value. The boundaries of the following Water Resource Protection Zones shall be
established by an on-site survey based upon the following standards.

A. Stream Bank Protection Zones. The following types of Stream Bank Protection Zones are hereby
established to protect streams and their associated riparian resources. The approximate locations of
streams are identified on the Water Resources map.

2. Local Streams. For streams classified as non-fish-bearing Local Streams and on the Water
Resources map, the Stream Bank Protection Zone shall include the stream, plus a riparian buffer
consisting of all lands 40 feet from the centerline of the stream as illustrated in Figure

18.3.11.040.A.2,

riparian buffer
40 feet 40 feet

I
Cent:;rllne

Stream Bank Protection Zone

Figure 18.3.11.040,A.2
Stream Bank Protection Zone for Local Streams

3. Intermittent and Ephemeral Streams. For streams classified as Intermittent and Ephemeral Streams
on the Water Resource Protection Zones map, the Stream Bank Protection Zone shall include the
stream, plus a riparian buffer consisting of all lands within 30 feet from the centerline of the stream
as illustrated in Figure 18.3.11.040.A.3.

riparian buffer
30 feet 30 feet

| |
W’

|
Centerline

Stream Bank Protection Zone

Figure 18.3.11,040.3
Stream Bank Protection Zone for Intermittent and Ephemeral Streams

4, Significant Wetland Presence. Where a Stream Bank Protection Zone includes all or part of a
significant wetland as identified on official maps adopted by the City, the distance to the Stream
Bank Protection Zone boundary shall be measured from, and include, the upland edge of the
wefland.

5, Determination of Protection Zone. The measurement of the Stream Bank Protection Zones shall be

a horizontal distance from the top of bank or from the center line of the stream as specified above.
For streams that were piped or relocated to a culvert prior to the effective date of this chapter, the
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Stream Bank Protection Zones shall be reduced to half of the required width or the width of any
existing easement (e.g., drainage-way easement), whichever is greater.

A. Wetland Protection Zones. The following types of Wetland Protection Zones are hereby established to
protect wetland resources. The approximate locations of Locally Significant Wetlands and Wetlands are
identified on the Water Resources map. The precise boundary of a wetland and wetland buffer shall be
established through conducting an on-site wetland delineation and survey based upon the following
standards,

2

Possible Wetlands. For wetlands not classified as Locally Significant on the Water Resources
map, the Wetland Protection Zone shall consist of all lands identified to have a wetland
presence on the wetland delineation, plus all lands within 20 feet of the upland-wetland edge as
illustrated in Figure [18.3.11.040.B.2. Possible Wetlands includes all areas designated as such
on the Water Resources map and any unmapped wetlands discovered on site. A wetland
delineation prepared by a qualified wetland specialist shall be submitted to the City that
graphically represents the location of wetlands on a site plan map in accordance with
subsection [18.3.11.100.A.3. An average buffer width of 20 feet may be utilized around the
perimeter of a possible wetland upon submission of evidence and a detailed plan by a natural
resources professional demonstrating that equal or better protection of the functions and values
of the resource will be ensured.

Figure 18.3.11.040.B.2. Wetland Protection Zone for Possible Wetlands

18.3.11.060 Limited Activities and Uses
The following activities and uses within Water Resource Protection Zones are allowed provided the activities or
uses comply with the review procedure and approval standards set forth in subsection 18.3.11.060.D.

A. Limited Activities and Uses within Water Resource Protection Zones.

1. Use of Power-assisted Equipment or Machinery. Use of power-assisted equipment or machinery for
vegetation maintenance unless otherwise exempted in subsection 18.3.11.050.A.1.h.

2. Multi-Year Maintenance Plans., Multi-year maintenance plans may be authorized as follows for
existing areas or storm water treatment facilities in Water Resource Protection Zones which do not
have a previously approved management plans.

a.

Publicly and Commonly Owned Properties. The routine restoration and enhancement of publicly
and commonly owned properties such as public parks and private open spaces,
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3.

b. Storm Water Treatment Facilities. The ongoing routine maintenance of storm water treatment
facilities such as detention ponds or sediment traps, vegetated swales, and constructed
wetlands in order fo maintain flow and prevent flooding. Routine maintenance of storm water
treatment facilities in accordance with an approved management plan is exempted as outline in
subsection 18.3.11.050.A.2.c.

Building, Paving, and Grading Activities. Permanent alteration of Water Resource Protection Zones
by grading or by the placement of structures, fill or impervious surfaces may be authorized as
follows.

a. New Public Access and Utilities. The location and construction of public streets, bridges, trails,
muiti-use path connections, and utilities deemed necessary to maintain a functional system and
upon finding that no other reasonable, alternate location outside the Water Resource Protection
Zone exists. This ordinance, the Comprehensive Plan, Transportation System Plan, adopted
utility master plans, and other adopted documents shall guide this determination.

b. New Private Access and Utilities. The location and construction of private streets, driveways,
and utilities to provide a means of access to an otherwise inaccessible or landlocked property
where no other reasonable, alternate location outside the Water Resource Protection Zone
exists.

c. Storm Water Treatment Facility Installation. Installation of public and private storm water
treatment facilities such as detention ponds or sediment traps, vegetated swales, and
constructed wetlands.

d. Replacement of Nonconforming Accessory Structures in Residential Districts and Replacement
of Nonconforming Structures in Non-Residential Zoning Districts and Outside Historic Districts.
Replacement of nonconforming structures located within or partially within the original building
footprint, except those nonconforming primary structures exempted in subsection
18.3.11.060.A.3, provided replacement does not disturb additional surface area within the
Water Resource Protection Zone.

B. Additional Limited Activities and Uses within Stream Bank Protection Zones.

1.

Stream Restoration and Enhancement. Restoration and enhancement projects resulting in a net
gain in stream bank corridor functions unless otherwise exempted in subsection 18.3.11.050.B.2.
Restoration and enhancement activities not otherwise associated with development involving
building, grading or paving are encouraged, and planning application fees associated with reviewing
these activities for compliance with applicable land use standards may be waived by the Staff
Advisor,

Driveway and Street Maintenance and Paving. Maintenance, paving, and reconstruction of existing
public and private streets and driveways if work disturbs more total surface area than the area inside
the street right-of-way or access easement and an additional five percent surface area of the street
right-of-way or access easement outside of the right-of-way or easement. Public streets shall be
located in public right-of-way or a public easement.

Public Facility Paving and Reconstruction. Paving and reconstruction of public parking areas and
walkways if additional surface area in the Stream Bank Protection Zone is not disturbed, the public
facilities are deemed necessary to maintain a functional system and upon finding that no other
reasonable alternate location outside the Water Resource Protection Zone exits.

Public Utility Maintenance and Replacement. Routine maintenance and replacement of existing
public utilities and irrigation pumps if work disturbs more total surface area than the area inside the
public utility easement and an additional five percent surface area of the public utility easement
outside of the public utility easement.

Erosion Control. Erosion control and stream bank stabilization measures that have been approved
by the Oregon Department of State Lands (DSL), the U.S. Army Corps of Engineers, or other state
or federal regulatory agencies, and that utilize non-structural bio-engineering methods.
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Storm Water Outfall. Construction of a storm water outfall discharging treated storm water from an
adjacent developed area provided that the discharge meets local, state, and federal water quality
regulations.

Bridges. The installation of a bridge or similar, bottomless crossing structure for the purpose of
constructing a public or private street, bicycle or pedestrian crossing, as well as to provide a means
of access to an otherwise inaccessible or landlocked property.

Flood Control Measures. Installation or expansion of structural flood control measures, including but
not limited to concrete retaining walls, gabions, gravity blocks, etc., shall generally be prohibited, but
approved only if demonstrated that less-invasive, non-structural methods will not adequately meet
the stabilization or flood control needs.

D. Limited Activities and Uses Permit. All Limited Activities and Uses described in section 18.3.11.060 shall
be subject to a Type | procedure in section 18.5.1.050. An application for a Limited Activities and Uses
Permit shall be approved if the proposal meets all of the following criteria.

1

All activities shall be located as far away from streams and wetlands as practicable, designed to
minimize intrusion into the Water Resources Protection Zone and disturb as little of the surface area
of the Water Resource Protection Zone as practicable.

The proposed activity shall be designed, located and constructed to minimize excavation, grading,
area of impervious surfaces, loss of native vegetation, erosion, and other adverse impacts on Water
Resources.

On stream beds or banks within the bank full stage, in wetlands, and on slopes of 25 percent or
greater in a Water Resource Protection Zone, excavation, grading, installation of impervious
surfaces, and removal of native vegetation shall be avoided except where no practicable alternative
exists, or where necessary to construct public facilities or to ensure slope stability.

Water, storm drain, and sewer systems shall be designed, located and constructed to avoid
exposure to floodwaters, and to avoid accidental discharges to streams and wetlands.

Stream channel repair and enhancement, riparian habitat restoration and enhancement, and
wetland restoration and enhancement will be restored through the implementation of a mitigation
plan prepared in accordance with the standards and requirements in section 18.3.11.110 Mitigation
Requirements.

Long term conservation, management and maintenance of the Water Resource Protection Zone
shall be ensured through preparation and recordation of a management plan as described in
subsection 18.3.11.110.C, except a management plan is not required for residentially zoned lots
occupied only by a single-family dwelling and accessory structures.

18.3.11.100 Application Submission Requirements

A. Required Plans and Information. The following plans and information shall be submitted with the
application for activities and uses in a Water Resource Protection Zone which are required to be
processed under a Type | or Type Il procedure in chapter 18.5.1 including Limited Activities and Uses,
Water Resource Protection Zone Reductions and Hardship Exceptions.

1

A narrative description of all proposed activities and uses including the extent to which any Water
Resource Protection Zone is proposed to be altered or affected as a result of the proposed
development activity or use (in terms both of square footage of surface disturbance and cubic yards
of overall disturbance).

Written findings of fact addressing all applicable development standards and approval criteria.

Site development plan map, drawn to scale. The application shall include a site map of the subject
property prepared by a licensed surveyor, civil engineer, or other design professional that includes
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the information described below. The Staff Advisor may request additional information based upon
the character of the site or the specific nature of the proposal.

a.

b.

I;

All watercourses identified (including any drainage ways, ponds, etc).

Surveyed location of the Water Resource Protection Zone, as described in section 18.3.11.040
Establishment of Water Resource Protection Zones. For applications involving single-family
residences or Limited Activities and Uses, in lieu of a surveyed location, the Staff Advisor may
approve a field determination of the Water Resource Protection Zone by the Staff Advisor or
his/her designee in which the applicant shall be required to stake the top-of-bank or the upland-
wetland edge and the boundary of the Water Resource Protection Zone.

For activities and use proposed within a Stream Bank Protection Zone: identification of the
stream as being either fish-bearing or non-fish-bearing; identification of the top-of-bank or
center line as required; and surveyed location of the stream's floodway and floodplain, if
applicable.

For activities and uses proposed within a Wetland Protection Zone: a wetland delineation (with
an accompanying site map) prepared by a natural resource professional and that has been
concurred with by the Oregon Department of State Lands (DSL); and an aerial photo with the
wetland boundaries identified.

Topographic information at two foot contour increments identifying both existing grades and
proposed grade changes.

Surveyed locations of all trees six inches in diameter at breast height (DBH) or greater located
in the Water Resource Protection Zone and within 15 feet of the Water Resource Protection
Zone, identified by edge of canopy, DBH, and species;

The outlines of non-tree vegetation, with a dominant species and any occurrence of non- native,
invasive species identified.

Location of existing and proposed development, including all existing and proposed structures,
any areas of fill or excavation, stream or wetland crossings, alterations to vegetation, or other
alterations to the site’ s natural state.

The location of natural features, proposed and existing structures, and other proposed and
existing improvements associated with lands within 100 feet of the Water Resource Protection
Zone,

Proposed and existing land uses within 100 feet of the Water Resource Protection Zone.

The location of temporary fencing and erosion control measures installed to prevent
encroachment and flow of material into the Water Resource Protection Zone, such as sediment
fencing and hay bales, etc.

North arrow and scale.

m. Sources of information (federal, state, and local).

4, Mitigation Plan prepared in accordance with the requirements described in section 18.3.11.110
Mitigation Requirements.

5. Management Plan prepared in accordance with the requirements described in subsection
18.3.11.110.C., except a management plan is not required for residentially zoned lots occupied only
by a single-family dwelling and accessory structures.

B. Building Permits and Development Activities. When approval of a planning action is not required, other
permit applications for the construction of structures or other development activities on properties
containing Water Resource Protection Zones shall be reviewed by the Staff Advisor to ensure that Water
Resource Protection Zones are accurately identified on a site plan and that Limited Activities and Uses
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or other site disturbances will not be conducted within the Water Resource Protection Zone. Temporary
fencing and erosion control measures may be required to be installed to prevent encroachment and flow
of material or other debris into the Water Resource Protection Zone and to otherwise prevent impacts to
the Water Resource Protection Zone by clearly Identifying its boundaries. When required, these
measures shall be installed and site-verified by the Staff Advisor before any permits are issued and prior
to the commencement of excavation, grading, site clearing, construction, or similar site work resulting in
changes to the land.

Required Information Waived — Determination. Applications under this chapter involving properties
containing a Water Resource Protection Zone shall accurately indicate the locations of these features
and all other information as described and required above. The Staff Advisor may waive one or more of
the required elements of the site development plan map in subsection 18.3.11.100.A.3 if evidence is
provided conclusively demonstrating that proposed excavation, grading, site clearing, construction, or
similar actions resulting in changes to the property are not located within the boundaries of the Water
Resource Protection Zone.

18.3.11.110 Mitigation Requirements for Water Resource Protection Zones

A. Vegetation Preservation and Construction Staging. The following standards shall be addressed in

mitigation plans to protect vegetation identified for preservation and water resources from sedimentation
when construction activity is proposed within a Water Resources Protection Zone.

1, Work areas on the immediate site shall be identified and marked to reduce damage fo trees and
vegetation. Temporary construction fencing shall be placed at the drip line of trees bordering the
work area. No equipment maneuvering, staging, or stockpiling shall occur outside of designated
work areas.

2. Trees shall not be used as anchors for stabilizing equipment.

3, Stockpiling of soil or soil mixed with vegetation, shall not be permitted in Water Resource Protection
Areas on a permanent basis. Temporary storage shall employ erosion control measures to ensure
sediments are not transported to adjacent surface waters.

4, Temporary erosion control measures shall be installed to prevent encroachment and flow of runoff,
material, or other debris into the Water Resource. These measures shall be installed prior to the
commencement of excavation, grading, site clearing, construction, or similar site work resulting in
changes to the land. Access roads, staging areas, storage areas, and other areas of temporary
disturbance necessary to complete the proposed activity shall be restored as soon as possible, but
not more than 90 days after authorized land disturbance. Erosion control measures shall be in place
concurrently with construction or establishment of the proposed activity. Temporary measures used
for initial erosion control shall not be left in place permanently.

Options for Satisfying Restoration and Enhancement Requirements in Mitigation Plans. Mitigation plans
are required to meet the standards in either the prescriptive option or alternative option as follows.

1. Prescriptive Option, The mitigation plan shall meet the following standards.
a. Re-Planting Timeline. Re-planting shall occur within 90 days of authorized land disturbance,

b. Restoration Area Ratio. Disturbed areas shall be re-planted and an additional area restored, re-
planted and enhanced at a one square foot to one and a half square feet (1:1.5) ratio (e.g., if
100 square feet of surface area is disturbed, 150 square feet shall be restored, re- planted and
enhanced).

c. Local Native Plant Species Coverage. The Stream Bank Protection Zone shall be a minimum of
50 percent plant coverage in local native plant species with the installation of new trees only to
consist of native trees as illustrated in Figure 18.3.11.110.B.1.c.i, Figure 18.3.11.110.B.1.c.ii,
and Figure 18.3.11,110.B.1.c.iii. The Wetland Protection Zone shall be 100 percent plant
coverage in local native plant species and in accordance with local, state, and federal approved
management plans, Local native plant species for stream bank and wetland applications are
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identified on the City's Local Native Plant Species List. The use of noxious and invasive plants
on the City's Prohibited Plant List in Water Resource protection Zones is prohibited.

Re-Planting Priorities.

i.  Priority shall be given to removal of noxious and invasive vegetation and planting of local
native plant species.

ii. Plant materials shall be located in such a manner as to maximize enhancement and
restoration of the Water Resource Protection Zone, with particular emphasis on
temperature reduction of watercourses, erosion control, bank stabilization, and wildlife
habitat enhancement.

ii. Nearby riparian plant communities should be used as a guide for developing a re-
vegetation plan.

Shrub and Tree Requirements. Re-planting shall include shrubs and tree canopy layers in
accordance with the following coverage and spacing requirements.

i.  Shrubs shall be planted and maintained to provide a minimum of 50 percent total coverage
of the restored area within a five year period. The minimum planting size shall be one
gallon. Restoration areas that have existing vegetated under-story consisting of healthy
riparian shrubs that covers at least 50 percent of the restoration area are considered
compliant with the restoration standards for under-story plantings.

ii. Canopy trees shall be planted at 20-foot intervals. The minimum planting size shall be one
inch caliper. All new trees shall be staked and protected by deer/rodent-proof fencing.
Restoration areas that have an existing vegetated tree canopy consisting of healthy trees
at least four inches DBH and at an average spacing of 20 feet on—center are considered
compliant with the restoration standards for trees.

Erosion Control. Erosion control material such as mulch, hay, jute-netting, or comparable
material shall be applied to protect disturbed, re-planted areas. Disturbed areas shall be
replanted so that landscaping shall obtain 50 percent coverage after one year and 90 percent
coverage after five years.

Irrigation. New plantings shall be irrigated for a period of five years to ensure establishment.

Performance. Local native plant species that do not survive the first two years after planting
shall be replaced.

Landscape and Irrigation Plans. A mitigation plan shall include landscape and irrigation plans,
with details addressing the proposed plant species, variety, size of plant materials, number of
plants, timing of plantings, plant spacing and installation methods. The landscape plan shall
address the plant coverage by local native plant species after five years.

C. Management Plan. The applicant shall implement a management plan for the Water Resource Protection
Zone and resource areas under the applicant’ s ownership or control, including the areas restored and
enhanced to assure long term conservation and maintenance. The management plan shall detail
proposed monitoring and maintenance, and shall include a schedule delineating how completed projects
will be monitored and reported to the Staff Advisor. The management plan shall contain the following

requirements.
1. The approved mitigation plan.

2. ldentification of Water Resources and Water Resource Protection Zone management practices to be
conducted and proposed intervals.

3. The following statements.
a. “There shall be no alteration of the Water Resource Protection Zones as delineated and shown

on the attached plan.” (attach reduced plan)
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b. "There shall be no alteration of the size, shape, or design of an approved Water Resource
Protection Zone without prior approval by the City of Ashland”.

c. "There shall be no amendment or change to this Management Plan without prior approval of the
City of Ashland”.

Provisions for the ongoing removal and management of noxious or invasive vegetation and debris.

Provisions for the protection of protected plant and animal species in accordance with
recommendations from applicable state and federal agencies.

6. Specific provisions for city enforcement of the management plan.

Any additional measures deemed necessary to protect and maintain the structures, functions and
values of the Water Resource Protection Zone (e.g., signage delineating preservation boundaries).

8. Provisions for the perpetual protection and maintenance of the Water Resource and Water
Resource Protection Zone including but not limited to the following:

a. Recordation of a conservation easement or Conditions, Covenants, and Restrictions (CC&Rs)
which prescribe the conditions and restrictions set forth in the approved planning application,
development permit, building permit, or proposed public facilities plans, and any imposed by
state or federal permits.

b. Transfer of the ownership and maintenance responsibilities for the area to a willing public
agency, non-profit association, or private conservation organization with a recorded
conservation easement prescribing the conditions and restrictions set forth in the approved
planning application, development permit, building permit, or proposed public facilities plans,
and any imposed by state or federal permits.

c. Other mechanisms addressing long-term protection, maintenance, and mitigation consistent
with the purposes and requirements of this ordinance as deemed appropriate and acceptable
by the approval authority.
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v

FINDINGS OF FACT

The City of Ashland reaches the following facts and finds them to be true with respect to this
matter:

1.

Property Location: The subject property is located at the easternmost corner of
Washington Street where it turns to the south and becomes an Interstate freeway frontage
road. The property is south of Highway 66 (Ashland Street). The situs address is 601
Washington Street in Ashland, Oregon.

Ownership: Tax Lot 2800 is owned in fee simple by South Ashland Business Park LLC.

Property Description: The subject property is identified as Tax Lot 2800 in Township 39
South, Range 1 East, Section 14AB in the Assessor’s records of Jackson County. Tax Lot
2800’s current configuration as the residual property from two partitions. Partition 5330
established the western, northern, and eastern boundaries. Partition 9668 established the
southern boundary by partitioning off the southern portion of the property shown on
Survey 5330. According to the Jackson County Assessor, the property contains
approximately 5.38 acres.

Existing Land Use: Tax Lot 2800 is vacant land and is not devoted to any particular
beneficial use at this time. The property is located outside the existing corporate limits of
the City of Ashland. The property abuts the Ashland Municipal boundary on the south,
west and east boundary lines, see Atlas Page 1.5.

Comprehensive Plan Map: The City of Ashland Comprehensive Plan Map designation
for the subject property is Employment, see Atlas Page 1.1.

Existing and Proposed Zoning: The existing zoning is County RR-5, see Atlas Page 1.2.
The proposed zoning is E-1 which is the City’s implementing zone for Employment
Comprehensive Plan Map designation, see Atlas Page 1.3.

Project Description: The project is an approximately 72,000 square-foot light industrial
business park/flex space. Tenants for these types of projects can be engaged in a wide
variety of small manufacturing and fabrication activities. These businesses are often
engaged in specialty products that serve niche markets. These businesses can also be
engaged in prototyping endeavors where relatively small quantities of products are
produced but the enterprise is focused on “how to make the product” rather than mass
production. The flexible nature of the space can allow successful businesses within the
complex to grow and occupy adjacent suites as their needs grow over time. This type of
space can also be useful as satellite short-term space for an expanding enterprise that is
looking to eventually complete a larger scale dedicated building project but must find
room for expanded operations in the interim.

Topography and Soils: The main part of the property is gently sloped from the south
down to the north with about 15 feet of grade change. Steeper topography exists at the
change from the Washington Street right-of-way and the property. There is also

D [ % pem N == p=
== INE™
NLWIEIVIE 3}

Volume 1 jﬁ\ N 2 2 Zﬂm Page 22 of 72

City of Ashlan



Consolidated Land Use Appliu..cion
Applicant/Owner: South Ashland Business Park, LLC

considerable topography within the Knoll Creek water resource protection zone. The
NRCS maps the soils on the property as Kubli Loam.

9. Surrounding Land Uses: The aerial/zoning map, Atlas Page 1.3, accurately depicts the
pattern of land partitioning and development in the surrounding area. See also, Atlas
Pages1.4 and 1.5. The land uses which presently surround the property are:

West: Immediately to the west of the property (and along the west property line) is
Knoll Creek. Across Knoll Creek is a small set of office/industrial buildings that are
home to Mt. Ashland and a heating/sheet metal fabrication company. Also to the west
across Knoll Creek, is an industrial building with office space which is home to Yerba
Prima Inc. which is a company that makes dietary supplements. Further to the west,
there are three industrial buildings on Jefferson Street. These lands are all planned
employment and zoned E-1 and are within Ashland’s municipal boundary.

South: To the south is Tax Lot 100 and is owned by Jefferson Investment Properties
LLC. This 2.59 acre lot is vacant and is traversed by Knoll Creek. A narrow strip of
this parcel, that is approximately 45 feet wide, separates the subject property from the
Modern Fan properties (Tax Lots 200 and 300). The Modern Fan properties are
industrial buildings and home to a ceiling fan manufacturing company and together
they comprise approximately 1.84 acres. These lands are all planned employment and
zoned E-1 and are within Ashland’s municipal boundary.

East: To the cast of the subject property is Washington Street which is a planned
Avenue in the City’s TSP and is located in Interstate 5 right-of-way. Beyond
Washington Street is Interstate 5. This section of Interstate 5 is within Ashland’s
municipal boundary.

North: Land to the north is Washington Street some of which is in [-5 right-of-way
and some of which is located in Ashland right-of-way. Beyond Washington Street to
the northeast, is additional I-5 right-of-way. Beyond Washington Street to the
northwest, are tax lots 100 and 200 which are vacant. These lands are all planned
employment and are located outside Ashland’s municipal boundary.

10. Essential Public Facilities (except streets): Applicants engaged Thornton Engineering
Incorporated evaluate public facilities and prepare preliminary utility plans for the project,
see Exhibit 7 and Atlas Page 3.3.

a. Water: There is an existing water main in Washington Street. Applicant proposes to
connect to this existing 8-inch water main. And to stub individual service lines to the
individual buildings- each building is contemplated to have its own water meter. The
industrial buildings are proposed to be served from the north and the office building
will connect in the southeast corner of the site.

b. Sanitary Sewer: There is an existing Sanitary Sewer mains in Washington Street.
One of the mains runs along the eastern project boundary and this is the location
where the office building will connect. The other main is in Washington Street on the
north boundary of the project. The industrial component of the project will run a new
8-inch private Sanitary Sewer line along the western circulation drive to the north and
then tie into the public Sanitary Sewer in this location.
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¢. Storm Drainage: With the exception of the office building in the southeast corner of
the project, all new impervious surfaces will drain to Knoll Creek at the northwest
corner of the project. Thornton Engineering plans to install a Contech Stormwater
Quality Manhole (or similar structure to be determined at the time of final
engineering) prior to releasing onto an engineered outflow structure designed to
minimize velocities and prevent erosion and scour where the storm drainage converges
with the main Knoll Creek channel. The office building component of the project is
small and will discharge its low-volume storm water into the existing ditch that feeds
the existing area designated as a “possible wetland” on the City’s water resources map.
See, Exhibit 5.

d. Power: There is existing power at the property line where Washington Street turns to
the south. The Applicant plans to replace the vault at this location with a new vault
and create a Public Utility Easement along the project’s easterly circulation drive fo
extend power from the north to the south. The power will tie back in at the existing
vault on Washington Street in the southeastern corner of the site.

11. Transportation Facility Analysis: The Applicant engaged Kelly Sandow PE (dba
Sandow Engineering LLC) to evaluate impacts of the future development of the South
Ashland Business Park site. See, Exhibit 5. The Applicant engaged CSA Planning Ltd. for
the land use and transportation planning components of the project; CSA Planning has
over 30-years of land use and transportation planning experience in the State of Oregon.
The Applicant also engaged Thornton Engineering to work on certain civil design issues
associated with future Washington Street improvements. The analysis presented herein is
a synthesis of technical work prepared by Sandow Engineering and transportation
planning analysis conducted by CSA Planning Ltd and civil engineering performed by
Thornton Engineering.

a. Functional Classification and Standards Analysis:  Washington Street is
functionally classified as an Avenue and has a 20-foot paved width that drains into
roadside ditches. In its current configuration, Washington Street makes a loop with
Jefferson Street but does not connect through to other city streets. The City’s TSP
plans for future connections one to the south to Crowson Road and another to the west,
across the railroad tracks, to connect up with Mistletoe. To the north, Washington
Street connects directly to Ashland Street, approximately 730 feet west of the
centerline of I-5. Ashland Street is functionally classified as a Boulevard. The City of
Ashland has an in-process project that will create an additional “way out” of the dead-
end loop where Washington bends to the east (going southbound). Ashland has a
planned Neighborhood Commercial Collector street connection through the “IPCO”
site to construct Independent Way. This will connect the Washington Street area with
the rest of the City’s transportation network and will allow traffic from the
Washington Street/Jefferson Street area to connect to Tolman Creek Road for traffic
bound for southwest Ashland. It will also allow traffic to cross or turn left at a traffic
signal on Ashland Street from the Washington Street area.

JAN 22 2018
Citvof Aalla
=y eIl idlg

Volume 1 Page 24 of 72




Consolidated Land Use Applic...ion
Applicant/Owner: South Ashland Business Park, LLC

b. Washington Street Frontage Improvements Analysis: Washington Street has a
number of unique characteristics. Private developments are often required to make
improvements to their public street frontages to bring them up to urban standards as
part of development. Because of these unique characteristics of Washington Street,
and particularly this project’s frontage on Washington Street, the project team worked
with the City over several months to discuss improvement options for Washington
Street. This work culminated in three improvement alternatives that seek to balance
short and long-term transportation demands, private improvement leverage, and
environmental impacts of the City’s standard Avenue cross-section to the project. The
Tech Memo in Exhibit 5 details the trade-offs of the design alternatives for
Washington Street Improvements. Applicant will accept a condition of approval
requiring frontage improvements consistent with any of the three improvement options
set forth in the Tech Memo in Exhibit 5 prior to occupancy of Phase 2.

¢. Transportation Impact Analysis: A Transportation Impact Analysis was prepared
by Sandow Engineering to evaluate the potential impacts to the transportation system
from the proposed project. The Sandow Engineering analysis is provided in Exhibit 5.
The analysis findings show that:

e All of the studied intersections meet mobility standards through the year 2023
with the proposed development of a 72,606 sf of business park.

o The proposed E-1 zoning will generate more traffic than the existing Rural
Residential zoning, triggering the need for TPR analysis.

e The intersection of Ashland Street at I-5 Northbound Ramps, Ashland Street at
I-5 Southbound Ramps, and Ashland Street at Normal Avenue do not meet the
applicable mobility standards for the year 2034 background conditions.

e The “worst-case” development potential under the proposed E-1 zoning will
worsen the year 2034 intersection performance to not meet standards. In lieu of
expensive mitigation, the applicant is proposing a trip cap equal to the level of
traffic generated by the proposed development scenario. Under the trip cap, all
intersections projected to operate within the applicable mobility standards will
continue to meet applicable standards. Under the trip cap, all intersections
projected to exceed the applicable mobility standards will operate no worse
than the 2034 background conditions, and no further mitigation is needed.

d. Access Analysis: The project proposes two access points to Washington Street. The
main project access is located in the northwest corner of the site. This access will
serve the industrial flex-space buildings in the project, which are the majority of the
project. The small office building in the southeast corner of the project will have its
own access to Washington Street because it is separated from the rest of the site by a
wetland area. There is a flag strip on Tax Lot 100 that separates the subject property
from the built property at Tax Lot 200. There is a retaining wall on the north
boundary of Tax Lot 200 that makes it impractical to utilize a single driveway for all
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12.

13.

14.

three properties. However, Applicant will accept a condition of approval that requires
the final design for the driveway access to the office building project to be configured
to allow cross access to the flag strip portion of Tax Lot 100.

Project Phasing and Site Grading Analysis: The project is proposed to be constructed
in phases and the proposal includes a Master Plan for the entire site. Full design plans
have been provided for Phase 1 of the project and the proposal requests site design
approval for that phase. Applicant intends to do rough grading and underground utility
installation on the balance of the site, consistent with the approved Master Plan. Future
building designs will come back for site design review, but the Applicant requests that the
Master Plan be approved in a manner that establishes that future buildings can be
constructed in the approximate orientation, footprint, site circulation and entrance
locations depicted on the approved site Master Plan upon which the annexation and zone
change is based'. The utility plans, and grading plans have all been developed for the
entire site and have been designed to satisfy all applicable site design review requirements
for this area. Detailed landscape plans and building elevations will be provided for
subsequent phases at such time as the subsequent phases are market-ready for vertical
construction.

Solar Impacts Discussion: The location of the project and the nature of the design are
such that the project is not expected to cast a shadow on any adjoining properties.

Water Resource Protection Analysis: The application has two Water Resource
Protection components. The western boundary of the project is traversed by Knoll Creek
and the eastern boundary of the project has an identified wetland.

a. Knoll Creek: Knoll Creek is identified as an Intermittent and Ephemeral Stream on
the adopted Ashland Water Resources Map. ALUO Section 18.3.11.040(A)(3) sets
the protection zone for Intermittent and Ephemeral Streams at 30 feet from the
centerline of the creek. The location of this protection zone on the Applicant’s plans
was determined by Applicant’s registered professional land surveyor, James Hibbs.
Throughout most of the length of the stream Applicant proposes no encroachments
into this area and no changes to the proposed protection zone are proposed. At the
north end of the property, Applicant proposes a Stormwater Outfall structure which is
the only limited use activity proposed within the protection zone. This structure will
disturb approximately 0.02 acres. The structure is necessary because this is the only
logical location to drain storm water from the project. The stormwater will pass
through a treatment manhole prior to entering the protection zone outfall structure. A
plan that employs the prescriptive option for mitigation has been prepared by
Applicants landscape architect John Galbraith.

! Substantial departure from the Site Master Plan in the future may require a new site plan review that may trigger compliance
with new standards adopted after the Site Master Plan adoption. However, if future building design reviews are laid out in a
manner that is substantially consistent with the approved Site Master Plan and the first phase of construction is initiated to
implement the Site Master Plan, then future design reviews would be delimited to specilic use analysis issues, building
designs and applicable site design details not specified in the Site Master Plan.
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15.

16.

17.

b. Wetland Protection Zone: The adopted Ashland Water Resources Map identifies a
possible wetland on the eastern boundary of the subject property. This resource is
identified as PW-W11 on the Water Resources map. Applicant engaged Schott and
Associates, recognized wetlands experts in the State of Oregon, to evaluate the
possible wetland, see Atlas Page 1.6. The location of the wetland identified by Schott
and Associates established the location of the 20-foot wetland buffer. No private
development is planned within the wetland buffer. Frontage improvement exactions
requested by the City of Ashland as a condition of development approval will
encroach into the water resource protection zone. One alternative would impact the
wetland itself. Three alternative improvement options have been offered by the
Applicant for consideration and determination by the City prior to occupancy of Phase
2 of the project. Exhibits 5 details the street improvement alternatives developed by
the Applicant for the City’s consideration.

Knoll Creek Floodplain Corridor Analysis: Knoll Creek does not have a FEMA
identified floodplain associated with it. No vertical construction is proposed within the
steeper topography near the stream channel.

Tree Protection/Removal Analysis: See Exhibit 10 for discussion of tree protection
measures and recommendations for tree removal.

Livability Impacts Analysis (Delimited to CUP for Watchman Quarters Only): The
Applicant has not made a final decision to build the caretaker or watchman quarters
(henceforth “watchman quarters”). The CUP request is not intended to function as a
project requirement. The Applicant is requesting the CUP be approved so that they can
implement the watchman quarters, if the ownership ultimately decides that it is desirable
for the project. The below evidence constitutes the testimony of Applicant’s agent, CSA
Planning Ltd., on potential impacts to livability associated with the proposed watchman
quartezrs when compared to the “target use in the E-1 zone” which is general purpose
office”:

a. The submitted plans include the area for the watchman quarters. If this space not
ultimately utilized for watchman quarters it will be used as additional office space for
one of the tenants in the northernmost building. As such, the conditional use will have
no effect on the scale, bulk or coverage of the project.

b. The traffic analysis submitted for the project includes trip generation for a residence
associated with the watchman quarters as a worst case scenario. In reality, the
watchman quarters would be expected to reduce traffic on surrounding streets because
some management is required of the site and the onsite watchman will reduce some of
these management trips. No appreciable adverse effect on livability from the
standpoint of traffic is expected to result from the watchman quarters.

2 CSA Planning Ltd. has over 35 years of land use planning experience in the State of Oregon. CSA principal Jay Harland
has been involved in numerous land use proceedings in Oregon and has broad experience in all matters of real estate
development in Oregon generally and Southern Oregon specifically.
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¢. The submitted plans include the area for the watchman quarters. If this space not
ultimately utilized for watchman quarters it will be used as additional office space for
one of the tenants in the northernmost building. As such, the conditional use will have
minimal, if any, effect on the architecture of the project and it will remain compatible
in all ways with an E-1 employment area.

d. The watchman quarters is not expected to produce any appreciable impacts to air
quality.

e. The watchman quarters is not expected to generate any appreciable noise, light, and
glare that would not otherwise occur as part of an employment area development
whether it is flex space, as is proposed here or office space with is the target use in the
zone.

f. Watchman quarters are not expected to have an appreciable effect on development of
adjacent properties. The entire area is planned Employment and there is no reason to
expect a watchman quarters would negatively impact employment development
envisioned in the Comprehensive Plan in any manner whatsoever.

[‘.rn.ﬁ = \Vi=1p}
% 0  F=f WA : |
e o e B W e B

JAN 22 2018

City of Ashland

Volume 1 Page 28 of 72




e—=——n

(
Consolidated Land Use Applic.dion
Applicant‘Owner: South Ashland Business Park, LLC

Vv

PROCEDURAL
CONCLUSIONS OF LAW

The Planning Commission reaches the following conclusions of law with respect to the
review procedure for the subject land use action:

o sk sk ook ook ok ok ok sk ok ook e o
Procedural Criterion 1

PROCEDURAL CRITERIA

18.5.1.010 Purpose and Applicability

A. Purpose. This chapter establishes procedures to initiate and make final decisions on planning actions
under the Land Use Ordinance (“this ordinance”), pursuant to City policy and state law.

B. Applicability of Review Procedures. All planning actions shall be subject to processing by one of the
following procedures summarized in subsections 1 - 4, below, and as designated in Table 18.5.1.010.
Building permits and other approvals, including approvals from other agencies such as the state
department of transportation or a natural resource regulatory agency, may be required. Failure to receive
notice of any such requirement does not waive that requirement or invalidate any planning action under
this ordinance.

1. Ministerial Action (Staff Advisor Decision). The Staff Advisor makes ministerial decisions by applying
City standards and criteria that do not require the use of substantial discretion (e.g., fence, sign and
home occupation permits). A public notice and public hearing are not required for Ministerial
decisions. Procedures for Ministerial actions are contained in section 18.5.1.040.

2. Type | Procedure (Administrative Decision With Notice). Type | decisions are made by the Staff
Advisor with public notice and an opportunity for appeal to the Planning Commission. Alternatively
the Staff Advisor may refer a Type | application to the Commission for its review and decision in a
public meeting. Procedures for Type | actions are contained in section 18.5.1.050.

3. Type Il Procedure (Quasi-Judicial Review/Public Hearing Review). Type Il decisions are made by
the Planning Commission after a public hearing, with an opportunity for appeal to the City Council.
Applications involving zoning map amendments consistent with the Comprehensive Plan map and
minor map amendments or corrections are subject to quasi-judicial review under the Type I
procedure. Quasi-judicial decisions involve discretion but implement policy. Procedures for Type [l
actions are contained in section 18.5.1.060.

4. Type lll Procedure (Legislative Decision). The Type IIl procedure applies to the creation, revision, or
large-scale implementation of public policy (e.g., adoption of regulations, zone changes,
comprehensive plan amendments, annexations). Type IIl reviews are considered by the Planning
Commission, who makes a recommendation to City Council. The Council makes the final decision
on a legislative proposal through the enactment of an ordinance.

RECEIVED
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Table 18.5.1.010 — Summary of Approvals by Type of Review Procedure

Planning Actions Review Applicable Regulations
Procedures

Annexation Type Il Chapter 18.5.8; See Oregon Revised Statute
222,

Zoning District Map Change Type Il or il Chapter 18.5.9

Conditional Use Permit Type lor Il Chapter 18.5.4

Site Design Review Type | or |l Chapter 18.5.2

Exception to Street Standards ]
(precautionary depending on selected Type | Subsection 18.4.6.020.8.1

design alternative)

Water Resources Protection Zone — Type | Section 18.3.11.060
Limited Activities and Uses

Access to a Street/Driveway Approach |Ministerial Chapter 18.4.3

Conclusions of Law: The City of Ashland concludes that the Annexation is identified as a
Type 111 procedure which is considered legislative proceeding. The subject application is a
quasi-judicial annexation, see Johnson v. City of La Grande, 37 Or LUBA 380 (1999). As
such, the annexation is a Type Il Quasi-Judicial procedure but one that is subject to City
Council approval, rather than Planning Commission approval. All other applications are
subservient to the Annexation and are subject to approval by the Planning Commission.
Approval of these subservient Type IT and Type I permits are conditioned on ultimate
approval of the annexation by the City Council.
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Procedural Criterion 2

18.5.1.020 Determination of Review Procedure

Where Table 18.5.1.010 designates more than one possible review procedure, e.g., Type | or Type Il, the
applicable review procedure shall be based on the criteria contained in the ordinance chapters or sections
referenced in the table.

Conclusions of Law: The Applicant herewith requests, and the City of Ashland concludes
here such request is appropriate, that the identified Type 1 permits are referred to the Planning
Commission as an entire package and for approval through the Type II process as the same is
allowed pursuant to 18.5.1.050(C)(2).
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Procedural Criterion 3

18.5.1.050 Type | Procedure (Administrative Decision with Notice)

Type | decisions are made by the Staff Advisor, following public notice and a public comment period. Type |
decisions provide an opportunity for appeal to the Planning Commission.

C. Decision.

1. At the conclusion of the comment period, the Staff Advisor shall review the comments received and
prepare a decision approving, approving with conditions, or denying the application based on the
applicable ordinance criteria. The Staff Advisor shall prepare a decision within 45 days of the City's
determination that an application is complete, unless the applicant agrees to a longer time period.
Alternatively, the Staff Advisor may transmit written comments received along with a copy of the
application to the Planning Commission for review and decision at its next regularly scheduled
meeting.

2. Where the Staff Advisor refers a Type | application to the Planning Commission, the Commission
shall approve, approve with conditions, or deny the application through the Type Il procedure based
on the applicable ordinance criteria. The Commission may continue its review to the next meeting to
allow the applicant time to respond to questions, provided the Commission must make a final
decision within the 120-day period prescribed under State law (ORS 227.178) and as described in
subsection 18.5.1.090.B of this ordinance.

18.5.1.060 Type Il Procedure (Quasi-Judicial Decision - Public Hearing)

Type Il decisions are made by the Planning Commission after a public hearing, with an opportunity for appeal to
the City Council,

18.5.1.070 Type Il (Legislative Decision)

Type |Il actions are reviewed by the Planning Commission, which makes a recommendation to City Council, The
Council makes final decisions on legislative proposals through enactment of an ordinance.

18.5.8.030 [Annexation] Review Procedure
All annexations shall be processed under the Type Ill procedure.

Conclusions of Law: The City of Ashland concludes that the Annexation is identified as a
Type III procedure which is considered legislative proceeding. The subject application is a
quasi-judicial annexation, see Johnson v. City of La Grande, 37 Or LUBA 380 (1999). As
such, the annexation is a Type Il Quasi-Judicial procedure but one that is subject to City
Council approval, rather than Planning Commission approval. All other applications are
subservient to the Annexation and are subject to approval by the Planning Commission.
Approval of these subservient Type II and Type I permits are conditioned on ultimate
approval of the annexation by the City Council.

o Nl o Wl AW T
g = A Vi

D

W o o WL =

JAN 22 2610

Cf:y of Achlan

Mol il

Volume 1 Page 31 of 72

d




Consolidated Land Use Appli.. .ion
Applicant/Owner: South Ashland Business Park, LLC

VI

CONCLUSIONS OF LAW

The City concludes the application includes an annexation and several interrelated land use
requests. The annexation “proper” is not a land use action, but rather a quasi-judicial
administrative action prescribed by Oregon Revised Statutes. However, the City of Ashland
has a number land use criteria that function as prerequisites to annexation approval. The
Applicant requests the City of Ashland? reach the following conclusions of law with respect to
the relevant substantive approval criteria for the subject land use application:
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ANNEXATION

Annexation Criterion 1

ANNEXATION CRITERIA
Chapter 18.5.8 — Annexations

18.5.8.010 Purpose

This chapter contains procedures and approval criteria for the Annexation of land to provide for the orderly
expansion of the City and adequate provision of public facilities and services.

18.5.8.020 Applicability and Application Submission Requirements

Except for annexations initiated pursuant to section 18.5.8.040, application for annexation shall include the
following information.

A. Consent to annexation, which is non-revocable for a period of one year from its date.

B. Agreement to deposit an amount sufficient to retire any outstanding indebtedness of special districts
defined in ORS 222.510.

C. Boundary description and map prepared in accordance with ORS 308.225. Such description and map
shall be prepared by a registered land surveyor. The boundaries shall be surveyed and monumented as
required by statute subsequent to City Council approval of the proposed annexation.

D. Written findings addressing the criteria and standards in section 18.5.8.040.

E. Written request by the property owner for a zone change. Provided, however, no written request shall be
necessary if the annexation has been approved by a majority vote in an election meeting the
requirements of Section 11g of Article XI of the Oregon Constitution (Ballot Measure No. 47).

* As set forth in these Conclusions of Law, the term “The City of Ashland” encompasses both the Planning Commission and
the City Council and recognizes that these bodies have related and interdependent authorities over disparate application

components,
RECEIVED
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Conclusions of Law: The City of Ashland concludes the application is consistent with the
annexation provision’s purpose and the Applicant has provided all required submittal
materials including the following:

A. The Applicant has provided a consent to annex, see Exhibit2.

B. The Applicant has agreed to deposit an amount sufficient to retire outstanding debt of
special districts.

C. A boundary map and description prepared by a registered land surveyor, see Exhibit 4.

<

This document provides findings addressing Section 18.4.5.8.040.

E. Zone change and all applicable requirements for zone change have been filed
concurrently herein and the Applicant requests a zone that implements the existing
Comprehensive Plan designation for the subject property.

Annexation Criterion 2

18.5.8.050 Approval Criteria and Standards

An annexation may be approved if the proposed request for annexation conforms, or can be made to conform
through the imposition of conditions, with all of the following approval criteria.

A. The land is within the City's Urban Growth Boundary.

Conclusions of Law: Based upon the Map on Atlas Page 1.5, the City of Ashland concludes
the property is within the City’s Urban Growth Boundary.
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Annexation Criterion 3

B. The proposed zoning for the annexed area is in conformance with the designation indicated on the
Comprehensive Plan Map, and the project, if proposed concurrently with the annexation, is an allowed
use within the proposed zoning.

Conclusions of Law: Based upon the Map on Atlas Pages 1.1 and 1.3 and the requested
zoning described in Section IV, the City of Ashland concludes the proposed E-1 zoning is the
zoning district that implements the Employment Comprehensive Plan Map designation and
this is the requested zoning. The City of Ashland further concludes that the proposed project
is a flex-space project the nature of which is an allowed use in the zone, but specific tenant
uses will not be known until the project is approved and under construction®. The City of
Ashland further concludes that the project includes one conditional use- the watchman
quarters- but this use request is not a necessary project component and is, therefore, not
necessary to demonstrate compliance with this criterion.

# The City has a process to review business license applications to assure that individual tenant businesses within the project

are uses allowed in the E-1 zoning district. -
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Annexation Criterion 4

C. The land is currently contiguous with the present city limits.

Conclusions of Law: Based upon the map at Atlas Page 1.5, the City of Ashland concludes
the property is contiguous with the present city limits on the west, east and south sides of the
subject property.

Annexation Criterion 5

D. Adequate City facilities for the provision of water to the site as determined by the Public Works
Department; the transport of sewage from the site to the waste water treatment plant as determined by
the Public Works Department; the provision of electricity to the site as determined by the Electric
Department; urban storm drainage as determined by the Public Works Department can and will be
provided to and through the subject property. Unless the City has declared a moratorium based upon a
shortage of water, sewer, or electricity, it is recognized that adequate capacity exists system-wide for
these facilities.

Conclusions of Law: Based upon the Findings of Fact in Section IV and the evidence
provided in Exhibit 7 from Thornton Engineering, the City of Ashland concludes that existing
water and sewer mains and full electric power service is available at the property lines and
connection is feasible. With respect to storm drainage, the project plans include a preliminary
grading plan that depicts the proposed stormwater system on Atlas Page 3.2. Based upon
these plans, the City of Ashland concludes that an existing drainage course, Knoll Creek,
exists on the property and the Applicant will utilize on-site treatment and detention for the
design-year storm prior to release into the Knoll Creek drainage.
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Annexation Criterion 6

E. Adequate transportation can and will be provided to and through the subject property. For the purposes
of this section "adequate transportation” for annexations consists of vehicular, bicycle, pedestrian, and
transit transportation meeting the following standards.

1. For vehicular transportation a 20-foot wide paved access exists, or can and will be constructed,
along the full frontage of the project site to the nearest fully improved collector or arterial street. All
streets adjacent to the annexed area shall be improved, at a minimum, to a half-street standard with
a minimum 20-foot wide driving surface. The City may, after assessing the impact of the
development, require the full improvement of streets adjacent to the annexed area. All streets
located within annexed areas shall be fully improved to City standards. Where future street
dedications are indicated on the Street Dedication Map or required by the City, provisions shall be
made for the dedication and improvement of these streets and included with the application for
annexation.

2. For bicycle transportation safe and accessible bicycle facilities exist, or can and will be constructed.
Should the annexation be adjacent to an arterial street, bike lanes shall be provided on or adjacent
to the arterial street. Likely bicycle destinations from the project site shall be determined and safe
and accessible bicycle facilities serving those destinations shall be indicated, _ ..
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3. For pedestrian transportation safe and accessible pedestrian facilities exist, or can and will be
constructed. Full sidewalk improvements shall be provided on one side adjacent to the annexation
for all streets adjacent to the proposed annexed area. Sidewalks shall be provided as required by
ordinance on all streets within the annexed area. Where the project site is within a quarter of a mile
of an existing sidewalk system, the sidewalks from the project site shall be constructed to extend
and connect to the existing system. Likely pedestrian destinations from the project site shall be
determined and the safe and accessible pedestrian facilities serving those destinations shall be
indicated.

4. For transit transportation, should transit service be available to the site, or be likely to be extended to
the site in the future based on information from the local public transit provider, provisions shall be
made for the construction of adequate transit facilities, such as bus shelters and bus turn-out lanes.
All required transportation improvements shall be constructed and installed prior to the issuance of a
certificate of occupancy for any new structures on the annexed property.

Conclusions of Law: The City of Ashland concludes there is no need for additional
connectivity through the property given the connectivity constraints in the area, such as
Interstate 5 and Knoll Creek and existing development to the west of the site. With respect to
adequate transportation facilities to the subject property, the City of Ashland concludes as
follows:

OFFSITE TRANSPORTATION FACILITY ADEQUACY:

Vehicular Transportation - Access to the and from the site is via Washington Street
which is a paved Avenue that is at least 20-feet wide. Additional local circulation is
“in-process” and it will connect Washington Street to Tolman Creek Road via the new
Independent Way street connection. Offsite traffic operations were evaluated in the
transportation impact analysis prepared by Sandow Engineering, see Exhibit 5. That
analysis demonstrates adequate transportation facilities exist to serve the traffic
demand from the proposed project at offsite intersections.

Bicycle and Pedestrian Transportation: The project includes a sidewalk connecting
the site to Washington Street to the west as part of Phase 1. This will connect
pedestrian travel to the broader network. There are existing sidewalk connections
from there to Ashland Street and a new connection to Tolman Creek will be created in
the near future completion of Independent Way. For bicycles, the vehicle traffic
volumes and speeds are low in this area and cyclists should be able to share
Washington Street and Independent Way without any unusual conflict conditions.
Overall, the proposed project is located in in an area with some of the lowest demand
for pedestrian and bicycle use in the City of Ashland as shown in TSP Figures 4-1 and
4-2. This project is not anticipated to add pedestrian or bicycle traffic due to the nature
of the use.

Transit: It is not expected that this area will be served directly by transit in the future.
However, the available pedestrian and bicycle routes can be linked to the transit
system in approximately a third of a mile, which is generally considered close enough
for transit to be a viable transportation option.

ONSITE TRANSPORTATION FACILITY ADEQUACY: Access to and from the site is via
Washington Street which is a paved Avenue along the entire rﬁ;qnf[aggﬁthﬂa,t;_,i__sﬂat least 20-
E_D I i t, I % ! \ T F _7‘4\}
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feet wide and meets the minimum standards for annexation. Two access points are
proposed — one at the northwest corner of the site and one at the southeast corner of the
site. The Applicant has proposed three different frontage improvement design solutions
for Washington Street for the City to consider; the design solution preferred by the City of
Ashland will be constructed prior to occupancy of any buildings in Phases 2-4, see Exhibit
5 for details on the design solution alternatives. Any of the design alternative options are
sufficient to meet the needs of the project now and well into the foreseeable future for
traffic, bicycle and pedestrian travel. However, each option has trade-offs with respect to
the long-term improvement objectives for the City of Ashland’s transportation system in

this area.

Annexation Criterion 7

H. One or more of the following standards are met.

1. The proposed area for annexation is to be residentially zoned, and there is less than a five-year supply of
vacant and redevelopable land in the proposed land use classification within the current city limits,
“Redevelopable land” means land zoned for residential use on which development has already occurred
but on which, due to present or expected market forces, there exists the likelihood that existing
development will be converted to more intensive residential uses during the planning period. The five-
year supply shall be determined from vacant and redevelopable land inventories and by the methodology
for land need projections from the Housing Element of the Comprehensive Plan.

2. The proposed lot or lots will be zoned CM, E-1, or C-1 under the Comprehensive Plan, and that the
applicant will obtain Site Design Review approval for an outright permitted use, or special permitted use
concurrent with the annexation request.

3, A current or probable public health hazard exists due to lack of full City sanitary sewer or water services.

Existing development in the proposed annexation has inadequate water or sanitary sewer service, or the
service will become inadequate within one year.

5. The area proposed for annexation has existing City water or sanitary sewer service extended,
connected, and in use, and a signed consent to annexation agreement has been filed and accepted by
the City.

6. The lot or lots proposed for annexation are an island completely surrounded by lands within the city
limits.

Conclusions of Law: The City of Ashland concludes that the Applicant has requested an E-1
zoning and has concurrently applied for Site Design Review for a flex-space development that
is appropriately designed to house a wide range of permitted uses such as: food ploducts
manufacturing, general and light manufacturing, and wholesale storage and distribution’.
This application structure satisfies the requirements of (H)(2) above.

RECEIVED
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3 The City of Ashland concludes that the requested Watchman Quarters is an option for the project that is not a necessary
project component and, therefore, approval of this conditional use concurrent with the Annexation is appropriate under
ALUO 18.5.8.050(H)(2).
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Annexation Criterion 8

18.5.8.060 Boundaries

When an annexation is initiated by a private individual, the Staff Advisor may include other parcels of property in
the proposed annexation to make a boundary extension more logical and to avold parcels of land which are not
incorporated but are partially or wholly surrounded by the City. The Staff Advisor, in a report to the Planning
Commission and City Council, shall justify the inclusion of any parcels other than the parcel for which the petition
is filed. The purpose of this section is to permit the Commission and Council to make annexations extending the
City's boundaries more logical and orderly.

Conclusions of Law: The City of Ashland concludes the annexation has been initiated by a
private individual and the Staff report includes recommendations on the inclusion of other
properties in the area’.
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Annexation Criterion 9

18.5.8.070 Statutory Procedures

The applicant for the annexation shall also declare which procedure under ORS chapter 222 the applicant
proposes that the Council use, and supply evidence that the approval through this procedure is likely.

Conclusions of Law: The City of Ashland concludes as follows with respect to ORS Chapter
222

222.111 Authority and procedure for annexation.

(1) When a proposal containing the terms of annexation is approved in the manner provided by the
charter of the annexing city or by ORS 222.111 to 222,180 or 222.840 to 222.915, the
boundaries of any city may be extended by the annexation of territory that is not within a city
and that is contiguous to the city or separated from it only by a public right of way or a stream,
bay, lake or other body of water. Such territory may lie either wholly or partially within or without
the same county in which the city lies.

(2) A proposal for annexation of territory to a city may be initiated by the legislative body of the city,
on its own motion, or by a petition to the legislative body of the city by owners of real property in
the territory to be annexed.

(5) The legislative body of the city shall submit, except when not required under ORS 222,120,
222.170 and 222.840 to 222.915 to do so, the proposal for annexation to the electors of the
territory proposed for annexation and, except when permitted under ORS 222.120 or 222.840 to
222.915 to dispense with submitting the proposal for annexation to the electors of the city, the
legislative body of the city shall submit such proposal to the electors of the city. The proposal for
annexation may be voted upon at a general election or at a special election to be held for that
purpose.

Conclusions of Law (continued): Based upon the evidence in Atlas Page 1.5, the City of
Ashland (henceforth “the City”) concludes the existing City limit is adjacent to the subject
property and will result in a contiguous City limit following the annexation. The City
herewith incorporates and adopts the annexation petition at Exhibit 2 and based thereupon
concludes the proposal for annexation has been initiated by the owners of the real property in

® Because this matter is quasi-judicial in nature, Applicant reserves the right to object to the inclusion of any other property in
the annexation area that would diminish the ability this application to satisfy all applicable _ft?pr?,\( c 'Et‘cl;iztinlagy manner.
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the territory to be annexed under ORS 222.111(2). The City further incorporates its findings
under ORS 222.120 below and concludes based upon the same that ORS 222.120 allows the
City Council to dispense with submission of the proposal for annexation to the electors of the
City and does so herewith.

222.120 Procedure for annexation without election; hearing; ordinance subject to referendum.

(1) Except when expressly required to do so by the city charter, the legislative body of a city is not
required to submit a proposal for annexation of territory to the electors of the city for their
approval or rejection.

(2) When the legislative body of the city elects to dispense with submitting the question of the
proposed annexation to the electors of the city, the legislative body of the city shall fix a day for
a public hearing before the legislative body at which time the electors of the city may appear
and be heard on the question of annexation.

(3) The city legislative body shall cause notice of the hearing to be published once each week for
two successive weeks prior to the day of hearing, in a newspaper of general circulation in the
city, and shall cause notices of the hearing to be posted in four public places in the city for a like
period.

(4) After the hearing, the city legislative body may, by an ordinance containing a legal description of
the territory in question:

(a) Declare that the territory is annexed to the city upon the condition that the majority of the
votes cast in the territory is in favor of annexation;

(b) Declare that the territory is annexed to the city where electors or landowners in the
contiguous territory consented in writing to such annexation, as provided in ORS 222.125
or 222.170, prior to the public hearing held under subsection (2) of this section; or

(7) For the purpose of this section, ORS 222.125 and 222.170, “owner” or “landowner” means the
legal owner of record or, where there is a recorded land contract which is in force, the
purchaser thereunder. If there is a multiple ownership in a parcel of land each consenting owner
shall be counted as a fraction to the same extent as the interest of the owner in the land bears
in relation to the interest of the other owners and the same fraction shall be applied to the
parcel's land mass and assessed value for purposes of the consent petition. If a corporation
owns land in territory proposed to be annexed, the corporation shall be considered the
individual owner of that land.

Conclusions of Law: Based upon the evidence provided by the Applicant and the evidence
in the record, the City of Ashland concludes that it has properly followed the hearing
procedures for annexation and herewith declares the territory annexed pursuant to
222.120(4)(b) as described in Exhibit 3.
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ZONE CHANGE

Zone Change Criterion 1

ZONE CHANGE CRITERIA

18.5.9 — Comprehensive Plan, Zoning, and Land Use Ordinance Amendments
18.5.9.010 Purpose

This chapter contains the procedure for amending the Comprehensive Plan, Zoning and Land Use Control Maps,
and Land Use Ordinance.

18.5.9.020 Applicability and Review Procedure
Applications for Plan Amendments and Zone Changes are as follows:

A. Type . The Type Il procedure is used for applications involving zoning map amendments consistent with the
Comprehensive Plan map, and minor map amendments or corrections. Amendments under this section may
be approved if in compliance with the Comprehensive Plan and the application demonstrates that one or
more of the following.

1, The change implements a public need, other than the provision of affordable housing, supported by the
Comprehensive Plan.
Conclusions of Law: The City of Ashland concludes the public need for the requested zone
change is set forth in OAR 660 Division 009. OAR 660 Division 009 requires all cities
located within an Metropolitan Planning Organization area maintain “competitive short-term
supply” of employment land as a matter of policy, see OAR 660-009-0020(1)(b). The OAR
defines competitive short-term supply of employment land as follows:

(10) “Short-term Supply of Land” means suitable land that is ready for construction within one
year of an application for a building permit or request for service extension. Engineering
feasibility is sufficient to qualify land for the short-term supply of land. Funding availability is
not required, “Competitive Short-term Supply” means the short-term supply of land provides a
range of site sizes and locations to accommodate the market needs of a variety of industrial
and other employment uses.

The City of Ashland’s Economic Opportunities Analysis applied OAR 660 Division 009 and
inventoried all buildable land within the City’s UGB as available to meet the requirements for
a competitive short-term supply of employment land, see pages 4-7 and 5-13. The subject site
is included in the City’s inventory of competitive short-term land supply, see Map 1 on page
4-3 and Map 4 in the City’s adopted Buildable Lands Inventory. As such, the City concludes
that the requested zone change is necessary to assure land inventoried as short-term supply is
available to satisfy the State requirements to which the City’s Comprehensive Plan is required
to comply.

EEE

Zone Change Criterion 2

2. 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.

REGEIVED
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Conclusions of Law: In the context of an annexation requesting the zoning to implement the
applicable Comprehensive Plan designation for the property, the City of Ashland concludes
the change in circumstances is the petition for annexation and the inclusion of the subject
property into the corporate limits of the City.

EE T I I R O
Zone Change Criterion 3

3, Circumstances relating to the general public welfare exist that require such an action.

Conclusions of Law: The City of Ashland concludes compliance with applicable state
requirements is a matter of general public welfare and the requested zone change is necessary
to comply with applicable requirements of OAR 660 Division 009. OAR 660 Division 009
requires all cities located within an Metropolitan Planning Organization area maintain
“competitive short-term supply” of employment land as a matter of policy, see OAR 660-009-
0020(1)(b). The OAR defines competitive short-term supply of employment land as follows:

(10) “Short-term Supply of Land" means suitable land that is ready for construction
within one year of an application for a building permit or request for service
extension, Engineering feasibility is sufficient to qualify land for the short-term
supply of land. Funding availability is not required. "Competitive Short-term Supply”
means the short-term supply of land provides a range of site sizes and locations to
accommodate the market needs of a variety of industrial and other employment
uses.

The City of Ashland’s Economic Opportunities Analysis applied OAR 660 Division 009 and
inventoried all buildable land within the City’s UGB as available to meet the requirements for
a competitive short-term supply of employment land, see pages 4-7 and 5-13. The subject site
is included in the City’s inventory of competitive short-term land supply, see Map 1 on page
4-3 and Map 4 in the City’s adopted Buildable Lands Inventory. As such, the City concludes
that the requested zone change is necessary to assure land inventoried as short-term supply is
available to satisfy the State requirements which is a matter of general public welfare.
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Zone Change Criterion 4

4. Proposed increases in residential zoning density resulting from a change from one zoning district to
another zoning district, will provide 25 percent of the proposed base density as affordable housing
consistent with the approval standards set forth in subsection 18.5.8.050.G.

Conclusions of Law: The City of Ashland concludes the requested zone change is not
residential in nature, and therefore, this criterion is satisfied by virtue of its inapplicability.
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Zone Change Criterion 5

5, 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's commercial and industrial
land supply as required in the Comprehensive Plan, and will provide___25 percent of the proposed base
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density as affordable housing consistent with the approval standards set forth in subsection
18.5.8.050.G.
Conclusions of Law: The City of Ashland concludes the requested zone change is not
residential in nature, and therefore, this criterion is satisfied by virtue of its inapplicability

ok s sk ook ook ok ook ok ok ok ook sk %k %
Zone Change Criterion 6

8. The total number of affordable units described in 18.5.9.020.A, subsections 4 or 5, above, 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. 18.5.9,020.A, subsections 4 and 5 do not apply to Council initiated actions.

Conclusions of Law: The City of Ashland concludes the requested zone change is not

residential in nature, and therefore, this criterion is satisfied by virtue of its inapplicability
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Zone Change Criterion 7

OAR 660-012-0060
Plan and Land Use Regulation Amendments

(1) If an amendment to a functional plan, an acknowledged comprehensive plan, or a land use regulation
(including a zoning map) would significantly affect an existing or planned transportation facility, then the
local government must put in place measures as provided in section (2) of this rule, unless the
amendment is allowed under section (3), (9) or (10) of this rule. A plan or land use regulation
amendment significantly affects a transportation facllity if it would:

(a) Change the functional classification of an existing or planned transportation facility (exclusive of
correction of map errors in an adopted plan);

(b) Change standards implementing a functional classification system; or

(c) Result in any of the effects listed in paragraphs (A) through (C) of this subsection based on
projected conditions measured at the end of the planning period identified in the adopted TSP. As
part of evaluating projected conditions, the amount of traffic projected to be generated within the
area of the amendment may be reduced if the amendment includes an enforceable, ongoing
requirement that would demonstrably limit traffic generation, including, but not limited to,
transportation demand management. This reduction may diminish or completely eliminate the
significant effect of the amendment.

(A) Types or levels of travel or access that are inconsistent with the functional classification of an
existing or planned transportation facility;

(B) Degrade the performance of an existing or planned transportation facility such that it would not
meet the performance standards identified in the TSP or comprehensive plan; or

(C) Degrade the performance of an existing or planned transportation facility that is otherwise
projected to not meet the performance standards identified in the TSP or comprehensive plan,
Conclusions of Law: Based upon the Transportation Impact Analysis prepared by Sandow
Engineering and the Findings of Fact in Section IV, herewith incorporated and adopted, the
City of Ashland concludes the requested zone change will not change the functional
classification of any existing or planned transportation facility, nor will it change standards
implementing a functional classification system. The City of Ashland concludes that the
types of travel and levels of access to Washington Street in this area are appropriate for an
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Avenue serving an employment area. The City of Ashland concludes that, with a condition of
approval limiting the trip generation to the proposed business park use, the zone change will
not degrade the performance of an existing or planned transportation facility such that it
would not meet performance standards identified in the TSP or in the case of certain
intersections that are projected to not meet identified performance standards with or without
the project will not degrade the performance of those intersections at the end of the planning
horizon.

ook ook o ok ok ok ok ok ok ok ok ok ok

SITE DESIGN REVIEW

Site Design Review Criterion 1

DEVELOPMENT PERMIT CRITERIA

Site Design Review
18.5.2.050 Approval Criteria

An application for Site Design Review shall be approved if the proposal meets the criteria in subsections A, B, C,
and D below. The approval authority may, in approving the application, impose conditions of approval, consistent
with the applicable criteria.

B. Underlying Zone. The proposal complies with all of the applicable provisions of the underlying zone (part
18.2), including but not limited to: building and yard setbacks, lot area and dimensions, density and floor
area, lot coverage, building height, building orientation, architecture, and other applicable standards.

Conclusions of Law: Based upon the maps and plans in the Atlas and the standards
compliance document in Exhibit 3, the City of Ashland concludes the project is a flex-space
development designed to house a wide range of permitted uses in the E-1 zone such as: food
products manufacturing, general and light manufacturing, and wholesale storage and
distribution. The City of Ashland herewith incorporates and adopts Atlas Page 2.1 which
demonstrates how the design of the project complies with applicable provisions of the
underlying zone.

Site Design Review Criterion 2

B. Overlay Zones. The proposal complies with applicable overlay zone requirements (part 18.3),

Conclusions of Law: The City of Ashland herewith incorporates and adopts its conclusions
of law below addressing the Water Resource Protection Zone, and based upon the same,
concludes the project complies with the applicable overlay zone requirements.
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Site Design Review Criterion 3

C. Site Development and Design Standards. The proposal complies with the applicable Site Development
and Design Standards of part 18.4, except as provided by subsection E, below.
Conclusions of Law: The City of Ashland herewith incorporates and adopts Atlas page 2.1
and the evidencing Exhibit 3 which demonstrates how the design of the project complies with
applicable provisions of the underlying zone; separate conclusions concerning street design
standards are provided in subsection 18.4.6.020 wherein specific standards apply to
alternative street designs.
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Site Design Review Criterion 4

D. City Facilities, The proposal complies with the applicable standards in section 18.4.6 Public Facilities,
and that adequate capacity of City facilities for water, sewer, electricity, urban storm drainage, paved
access to and throughout the property, and adequate transportation can and will be provided to the
subject property.

Conclusions of Law: The City of Ashland herewith incorporates and adopts the Findings of
Fact in Section IV Parts 9 and 10, and concludes based thereupon, that adequate City facilities
exist for water, sewer, electricity and urban storm drainage and that the site has adequate

transportation.
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Site Design Review Criterion 5

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

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

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

Conclusions of Law: [Reserved — preparation of the application did not identify the need for
any exceptions to the site development and design standards as part of application
preparation]
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Site Design Review Criterion 6

18.4.6.040 Street Design Standards
A. Purpose, Intent, and Background

1

Purpose. This section contains standards for street connectivity and design as well as cross
sections for street improvements. The standards are intended to provide multiple transportation
options, focus on a safe environment for all users, design streets as public spaces, and enhance the
livability of neighborhoods, consistent with the Comprehensive Plan.

Intent. Ashland’s streets are some of the most important public spaces in the community. The Street
Design Standards outline the art and science of developing healthy, livable streets, and are intended
to illustrate current standards for planning and designing the streets of Ashland. The standards are
to be used in the development of new streets, and reconstruction of existing streets or portions
thereof (i.e. improving a paved local street by adding sidewalks). The standards area also intended
as a resource for use by home builders, developers, and community members in the pursuit of
quality development practices. A serles of street types is offered including the multi-use path, alley,
neighborhood street, commercial neighborhood street, neighborhood collector, commercial
neighborhood collector, avenue, and boulevard. Street cross sections provide a model for building
streets the traditional way. Variations can be made from these basic types to fit the particular site
and situation. However, the measurements of each street component must be used to create and
maintain the desired low-speed environment where people feel comfortable and the maximum
number of people walk, bicycle and use transit. All streets in Ashland shall be designed using the
following assumptions.

¢ All designs encourage pedestrian and bicycle travel.

« Neighborhood streets (Neighborhood Collectors and Neighborhood Streets) are designed for 20
mile-per-hour (mph).

e All new streets and alleys are paved.

e All streets have standard vertical, non-mountable curbs.

o  Gutter widths are included as part of the curb-to-curb street width.
o New avenues and boulevards have bicycle lanes.

o  Parkrow and sidewalk widths do not include the curb,

e Sidewalks are shaded by trees for pedestrian comfort.

e All streets have parkrows and sidewalks on both sides. In certain situations where the physical
features of the land create severe constraints, or natural features should be preserved,
exceptions may be made. Exceptions could result in construction of meandering sidewalks,
sidewalks on only one side of the street, or curbside sidewalk segments instead of setback
walks. Exceptions should be allowed when physical conditions exist that preclude development
of a public street, or components of the street. Such conditions may include, but are not limited
to, topography, wetlands, mature trees, creeks, drainages, rock outcroppings, and limited right-
of-way when improving streets through a local improvement district (LID).

e Parkrows and medians are usually landscaped.
e Garages are set back from the sidewalk so parked vehicles are clear of sidewalks.

» Building set backs and heights create a sense of enclosure.

Conclusions of Law: The City of Ashland herewith incorporates and adopts the analysis in
Exhibit 5 wherein all three street design alternatives proposed for the project are evaluated.
Based upon this analysis, the City concludes that all three of the design alternatives analyzed
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in that memo serve the purpose and intent of the City’s street design standards. Specifically,
the City concludes as follows:

1. All three designs serve bicyclists and pedestrians but they do so in different ways. The
multi-use path option provides a 10-foot wide paved surface to be shared by
pedestrians and more casual cyclists. Bike commuter-type cyclists would have the
option of using the multi-use path of sharing the street surface which has volumes and
speeds appropriate for a shared facility. The advantage of the multi-use path design is
that full bike/ped facilities would then exist prior to occupancy of Phase 2 of the
project. The other two design alternatives are two half-street improvement versions of
the City’s standard Avenue cross-section where pedestrians are on a separated
sidewalk and bike lanes are provided on-street. Until the other half of the street is
constructed, this design would provide for separated bike traffic in the bike-lane
southbound and northbound bike traffic would share the travel lane.

2. All three design alternatives have paved streets with street dimensions that include the
curb. The streets have non-mountable vertical curbs.

3. The multi-use path design alternative does not include on-street bike lanes, but the
other two half-street design alternatives do. In this area, the traffic volumes do not
necessitate a dedicated bike lane now and are not expected to for many years.

4, The landscape design has provided trees to shade the multi-use path or sidewalk where
feasible and parkrow areas located outside the wetland are proposed for landscaping.

5. The intent of Ashland’s Street standards specifically provide for design flexibility to
address unique circumstances such as wetlands and topography. Those are the two
issues that are challenging for this site. The Thornton cross-section for the multi-use
path shows the issues well. There is barely enough room to fit the multi-use path and
street between the existing I-5 guardrail and the wetland. The street sections with park
rows and bike lanes does not fit without some combination of expensive retaining
walls and moving the street much closer towards [-5 (which ODOT may not even
allow) or some wetland filling.

Site Design Review Criterion 7

Street Design Exceptions’:
18.4.6.020 Applicability

B. Exceptions and Variances. Requests to depart from the requirements of this chapter are subject to
chapter 18.5.5 Variances, except that deviations from section 18.4.6.040 Street Design Standards are
subject to 18.4.6.020.B.1 Exceptions to the Street Design Standards, below

7 The street exception standards are addressed in a measure of abundant caution. However, Applicant reserves the right to
argue the exception is not actually required because the purpose and intent section of the Street standards includes express
language that design flexibility is permissible to address wetland and topographic constraints such as those that are present on
the subject property. DECEIVERD
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1. Exception to the Street Design Standards. The approval authority may approve exceptions to the
standards section in 18.4.6.040 Street Design Standards if all of the following circumstances are
found to exist.

a. There is demonstrable difficulty in meeting the specific requirements of this chapter due to
a unique or unusual aspect of the site or proposed use of the site.

Conclusions of Law: The City of Ashland concludes Washington Street is a planned Avenue
where the standard cross-section includes sidewalks, bike lanes, parkrows and two or three
travel lanes with right-of-ways that measure 59 to 86’. Based upon the evidence in the
record, the City of Ashland concludes that a portion of Washington Street exists within the
ODOT Interstate 5 right-of-way in a location that is constrained by wetlands to the west and
the topographic relieve between Washington Street down to Interstate to the east. At the
narrowest “pinch point”, the edge of the wetland is approximately 45.5 feet from the existing
ODOT guardrail. There is simply not room to construct the City’s standard cross section
between the 20-foot wetland protection buffer and the existing ODOT guardrail (or even with
a minor relocation of the guardrail). Based upon the foregoing, the City concludes that the
wetland and I-5 constraints are unique and unusual aspects of the site and create demonstrable
difficulty in meeting the standard street design requirements.

Site Design Review Criterion 8

b The exception will result in equal or superior transportation facilities and connectivity
considering the following factors where applicable.

i.  For transit facilities and related improvements, access, wait time, and ride experience.

ii. For bicycle facilities, feeling of safety, quality of experience (i.e., comfort level of bicycling
along the roadway), and frequency of conflicts with vehicle cross traffic.

ii. For pedestrian facilities, feeling of safety, quality of experience (i.e., comfort level of
walking along roadway), and ability to safely and efficiency crossing roadway.

Conclusions of Law: The City concludes the multi-use path design alternative is equal from
a connectivity standpoint because all options are utilizing Washington Street along its
approximate current alignment and will, therefore, have similar connectivity conditions. With
respect to user experience, the issue is a question of the period of time being considered. The
proposed multi-use path with 10-foot travel lanes is proposed to be completed by the
Applicant prior to occupancy of the first building of Phase 2. Based upon market expectations,
the Applicant expects this would occur in the 2019-2021 timeframe. Thus, sometime in the
next two to three years a “complete” street improvement would be done with curbs on both
sides and a multi-use path on the west side. The street will continue to be very low volume
for on-street commuter cyclists to share and would provide a good pedestrian experience and
experience for the more casual cyclist. This would serve the City for many years in this area.
Application of the standard half-street improvement will result in a single bike lane until the
City constructs a bike lane on the I-5 side. This project is not in the City’s TSP so it is
unknown when the other bike lane would be constructed. As such, it is reasonable to expect it
to be many years into the future, and during this potentially long interim period, the standard
bike lane cross-section would be inferior to the multi-use path solution. Based upon the above
analysis, the City concludes that the multi-use path design alternative could be considered
equal to the standard cross-section.
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Site Design Review Criterion 9

c. The exception is the minimum necessary to alleviate the difficulty.

Conclusions of Law: The City of Ashland herewith incorporates and adopts the Technical
Memorandum at Exhibit 5, and concludes based thereupon, that the multi-use path option is
the minimum necessary to alleviate the difficulty and would result in the least amount of
encroachment in the 20-foot wetland buffer while still meeting the City’s transportation
needs.
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Site Design Review Criterion 10

d. The exception is consistent with the Purpose and Intent of the Street Standards in subsection
18.4.6.040.A.

Conclusions of Law: The City of Ashland herewith incorporates and adopts the Technical
Memorandum at Exhibit 5 and the findings above addressing the purpose and intent
statement, and concludes based thereupon, that the street standards are intended to balance
environmental considerations with all types of travel demand and the proposed multi-use path
alternative represents a balance that is consistent with the purpose and intent of the Street
Standards in subsection 18.4.6.040.A.
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CONDITIONAL USE PERMIT

Conditional Use Permit Criterion 1

18.5.4 - Conditional Use Permits

A, General Submission Requirements. Information required for Type | or Type Il review, as applicable (see
sections 18.5,1.050 and 18.5.1.060), including but not limited to a written statement or letter explaining how the
application satisfies each and all of the relevant criteria and standards.

B. Plan Submittal. The plan or drawing accompanying the application shall include the following information.

1. Vicinity map.

2. North arrow and scale,

3. Depiction and names of all streets abutting the subject property.

4, Depiction of the subject property, including the dimensions of all lot lines.

5. Location and use of all buildings existing and proposed on the subject property and schematic

architectural elevations of all proposed structures.

6. Location of all parking areas, parking spaces, and ingress, egress, and traffic circulation for the subject
property, including accessible parking by building code,

7. Schematic landscaping plan showing area and type of landscaping proposed{“,* ECEnNER

| ]
Sl W e W b B

JAN 22 Z&EE&. 47 of 72

City of Ashland

Volume 1




Consolidated Land Use Applit....on
Applicant/Owner: South Ashland Business Park, LLC

A topographic map of the site showing contour intervals of five feet or less.

Approximate location of all existing natural features in areas which are planned to be disturbed,
including, but not limited to, all existing trees of greater than six inches DBH, any natural drainage ways,
ponds or wetlands, and any substantial outcroppings of rocks or boulders.
Conclusions of Law: Based upon the evidence in the record, the City of Ashland concludes
the project includes all required plans upon which to evaluate the watchman quarters.
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Conditional Use Permit Criterion 2

18.5.4.050 Approval Criteria

A. Approval Criteria. A Conditional Use Permit shall be granted if the approval authority finds that the application
meets all of the following criteria, or can be made to conform through the imposition of conditions.

1. That the use would be in conformance with all standards within the zoning district in which the use is
proposed to be located, and in conformance with relevant Comprehensive plan policies that are not
implemented by any City, State, or Federal law or program.

Conclusions of Law: The City concludes it has reviewed its Comprehensive Plan policies
and concludes that there are no policies applicable directly applicable to the requested
watchman quarters. The City of Ashland further concludes that there are no specific
standards applicable to the requested watchman quarters except that such quarters be located
in a building that is appropriate to the E-1 zoning district which is a requirement to which the
proposed project complies.
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Conditional Use Permit Criterion 3

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

Conclusions of Law: The City of Ashland concludes that the single watchman quarters will
have no meaningful impact on the demand for water, sewer, power and storm drainage at the
subject property. The City of Ashland herewith incorporates and adopts the utility plans
prepared by Thornton Engineering, and concludes based upon the same, that water, sewer,
power and storm drainage can be supplied in adequate condition and capacity for the proposed
project with our without the watchman quarters use.
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Conditional Use Permit Criterion 4

3, That the conditional use will have no greater adverse material effect on the livability of the impact area
when compared to the development of the subject lot with the target use of the zone, pursuant with
subsection 18.5.4.050.A.5, below. When evaluating the effect of the proposed use on the impact area,
the following factors of livability of the impact area shall be considered in relation to the target use of the
zZone.
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Similarity in scale, bulk, and coverage.

=

Generation of traffic and effects on surrounding streets. Increases in pedestrian, bicycle, and mass
transit use are considered beneficial regardless of capacity of facilities.

Architectural compatibility with the impact area.
Air quality, including the generation of dust, odors, or other environmental pollutants.

Generation of noise, light, and glare.

~ 8 a0

The development of adjacent properties as envisioned in the Comprehensive Plan.

Other factors found to be relevant by the approval authority for review of the proposed use.

@

Conclusions of Law: The City of Ashland concludes the proposed watchman quarters will
have no greater adverse material effect on the livability of the impact area when compared to
the development of the an office use which is the target use in the E-1 zone, for the following
reasons:

The proposed exterior building design is the same with and without the proposed
watchman quarters and such space could be used for office if not a watchman quarters.
As such, the watchman quarters has no material effect on the project from the
standpoint of scale, bulk or coverage.

The watchman quarters was considered in the trip generation of the project’s
transportation analysis. However, a similarly sized office would be expected to have
similar, if not greater, trip generation. From a practical standpoint, management and
security of the project is a necessary component. As such, the actual effect should be
on traffic in the area is expected to be modestly positive by reducing offsite security
and management trips.

The proposed exterior building design is the same with and without the proposed
watchman quarters and such space could be used for office if not a watchman quarters.
As such, the watchman quarters has no material effect on the project from the
standpoint of Architectural compatibility.

A single watchman quarters is not expected to produce any meaningful amount of
dust, odors or other environmental pollutants that would be meaningfully different
from an office use the same locatoin.

A single watchman quarters is not expected to produce any meaningful amount of
noise, light or glare that would be meaningfully different from an office use in the
same location.

Lands in the area are generally planned for employment and there is no reason to
expect that a single watchman quarters would affect development in the area in a
manner that not occur as a result of an office building.
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Conditional Use Permit Criterion 5

4. A conditional use permit shall not allow a use that is prohibited or one that is not permitted pursuant to
this ordinance.

Conclusions of Law: The City of Ashland concludes that Subsection F in the ALUO Table
of Allowed Uses at Section 18.2.2.030 lists “Dwelling for a Caretaker or Watchman™ as a
Conditional Use in the E-1 and concludes accordingly that the requested is not prohibited in
the proposed location.

Conditional Use Permit Criterion 6

5. For the purposes of reviewing conditional use permit applications for conformity with the approval criteria
of this subsection, the target uses of each zone are as follows.

f.  E-1. The general office uses listed in chapter 18.2.2 Base Zones and Allowed Uses, developed at an
intensity of 0.35 floor to area ratio, complying with all ordinance requirements; and within the
Detailed Site Review overlay, at an intensity of 0.50 floor to area ratio, complying with all ordinance
requirements.

Conclusions of Law: The City of Ashland concludes it is properly evaluated office uses as
the target use in the zone for the E-1 zoning district sought by the application herein.

kosk sk sk sk ook ok ook ok ok sk ok ok sk ok ok

WATER RESOURCES PROTECTION ZONE

Water Resources Protection Zone Criterion 1

18.3.11 Water Resources Protection Zones
18.3.11.010 Purpose

The purpose and intent of this chapter is:
A. To implement state and federal law with respect to the protection of clean water, pollution control, and
preservation of endangered species.
B. To protect Ashland’s Goal 5 significant wetlands and riparian areas, thereby protecting and restoring the
hydrologic, ecologic, and land conservation functions these areas provide for the community.

C. To implement the provisions of Statewide Planning Goals 6 and 7, which require the buffering and
separation of those land uses and activities that lead to or may create impacts on water quality, as well
as to reduce the risk to people and property resulting from the inappropriate management of wetland and
riparian areas.

D. To implement the goals and policies of the Environmental Resources chapter of Ashland's
Comprehensive Plan with respect to water resources, wetlands, floodplains, and stream flooding.

E. To reduce flood damage and potential loss of life in areas subject to periodic flooding.

F. To better manage storm water drainage, minimize maintenance costs, protect properties adjacent to
drainage ways, improve water quality, protect riparian and aquatic fish and wildlife habitat and provide
opportunities for trail connections.

G. To protect water associated with Ashland's hydrology for human uses, fish and wildlife and their habitats.
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To control erosion and limit sedimentation.

To protect the amenity values and educational opportunities of Ashland's wetlands, water bodies and
associated riparian areas as community assets.

To improve public appreciation and understanding of wetlands and riparian areas for their unique
ecosystem structure and functions and for the human-nature interactions they provide.

To improve and promote coordination among local, state, and federal agencies regarding development
activities near Ashland's wetlands, water bodies, and associated riparian areas.

In cases of hardship, to provide a procedure fo alter wetlands and riparian areas only when offset by
appropriate mitigation, as stipulated in the ordinance and other applicable state and federal
requirements.

Conclusions of Law: The City of Ashland concludes there is nothing in the submitted
application that is inconsistent with the purpose and intent of the water resource protection
zone regulations.
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Water Resources Protection Zone Criterion 2

18.3.11.020 Applicability

A.

The provisions of this chapter apply to all lands containing Water Resources and Water Resource
Protection Zones. Water Resources and Water Resource Protection Zones are defined, established and
protected in this chapter.

State and federal wetland and riparian regulations will continue to apply within the City, regardless of
whether or not these areas are mapped on Water Resources map. Nothing in this chapter shall be
interpreted as superseding or nullifying state or federal requirements. Additionally, the City shall provide
notification to the Oregon Department of State Lands (DSL), as required by Division 23 of Oregon
Administrative Rules, for all applications concerning development permits or other land use decisions
affecting wetlands on the inventory.

The burden is on the property owner to demonstrate that the requirements of this chapter are met or are
not applicable to development activity or other proposed use or alteration of land. The Staff Advisor may
make a determination based on the Water Resources map, field check, and any other relevant maps,
site plans, and information that a Water Resource or Water Resource Protection Zone is not located on a
particular site or is not impacted by proposed development, activities or uses. In cases where the
location of the Water Resource or Water Resource Protection Zone is unclear or disputed, the Staff
Advisor may require a survey, delineation prepared by a natural resource professional, or a sworn
statement from a natural resource professional that no Water Resources or Water Resource Protection
Zones exist on the site.

All Water Resource Protection Zones shall be protected from alteration and development, except as
specifically provided in this chapter, No person or entity shall alter or allow to be altered any real property
designated as a Water Resource Protection Zone, except as set forth in an exemption, approved
planning application or permit authorized in this chapter. No person or entity shall use or allow to be
used, property designated as a Water Resource Protection Zone, except as set forth in an exemption,
approved planning application or permit authorized in this chapter.

Where this chapter and any other ordinance, easement, covenant or deed restriction conflict or overlap,
whichever imposes the more stringent restrictions shall prevail. It is likely that there will be some overlap
between the regulations in this chapter and those in chapter 18.3.10 Physical and Environmental
Constraints Overlay, which regulates development in physical constrained areas including floodplains.
Where two regulations are in conflict, the most stringent shall govern.

Conclusions of Law: The City of Ashland concludes the submitted application has properly
identified the manner in which the water resource protection zone criteria apply to the subject
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land use application and the below conclusions of law addressing the water resource
protection zone criteria are herewith incorporated and adopted demonstrating proper
application of these requirements.
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Water Resources Protection Zone Criterion 3

18.3.11.030 Inventory of Ashland’s Water Resources

The approximate locations of Ashland’s Water Resources are identified on the Water Resource map, adopted by
the City and added to the Comprehensive Plan through Ordinance 2419 (May 1987), Ordinance 2528 (July 1989)
and Ordinance 2999 (December, 2009). Because the Comprehensive Plan maps are acknowledged to be
approximate, the more precise wetland boundaries can be mapped, staked, and used for development review
purposes without a modification of the Comprehensive Plan maps.

18.3.11.040 Establishment of Water Resource Protection Zones

A Water Resource Protection Zone is hereby established adjacent to and including all Water Resources to protect
their integrity, function, and value. The boundaries of the following Water Resource Protection Zones shall be
established by an on-site survey based upon the following standards.

A. Stream Bank Protection Zones. The following types of Stream Bank Protection Zones are hereby
established to protect streams and their associated riparian resources. The approximate locations of
streams are identified on the Water Resources map.

2. Local Streams. For streams classified as non-fish-bearing Local Streams and on the Water
Resources map, the Stream Bank Protection Zone shall include the stream, plus a riparian buffer
consisting of all lands 40 feet from the centerline of the stream as illustrated in Figure
18.3.11.040.A.2,

riparian buffer
40 feet 40 feet

I
Cenu'irllne

Stream Bank Protection Zone

Figure 18.3.11.040A2
Stream Bank Protection Zone for Local Streams

3. Intermittent and Ephemeral Streams. For streams classified as Intermittent and Ephemeral Streams
on the Water Resource Protection Zones map, the Stream Bank Protection Zone shall include the
stream, plus a riparian buffer consisting of all lands within 30 feet from the centerline of the stream
as illustrated in Figure 18.3.11.040.A.3.

RECEIVED
JAN 22 2616

City of Ashland

Volume 1 Page 52 of 72




Consolidated Land Use Appl}b..tion
Applicant/Owner: South Ashland Business Park, LLC

riparian buffer
30 feet 7 30 feet

|

I
Centerline

Stream Bank Protection Zone

Figure 18.3.11,040.3
Stream Bank Protection Zone for Intermittent and Ephemeral Streams

4, Significant Wetland Presence. Where a Stream Bank Protection Zone includes all or part of a
significant wetland as identified on official maps adopted by the City, the distance to the Stream
Bank Protection Zone boundary shall be measured from, and include, the upland edge of the
wetland.

5. Determination of Protection Zone. The measurement of the Stream Bank Protection Zones shall be
a horizontal distance from the top of bank or from the center line of the stream as specified above.
For streams that were piped or relocated to a culvert prior to the effective date of this chapter, the
Stream Bank Protection Zones shall be reduced to half of the required width or the width of any
existing easement (e.g., drainage-way easement), whichever is greater.

C. Wetland Protection Zones. The following types of Wetland Protection Zones are hereby established to
protect wetland resources. The approximate locations of Locally Significant Wetlands and Wetlands are
identified on the Water Resources map. The precise boundary of a wetland and wetland buffer shall be
established through conducting an on-site wetland delineation and survey based upon the following
standards.

2, Possible Wetlands. For wetlands not classified as Locally Significant on the Water Resources
map, the Wetland Protection Zone shall consist of all lands identified to have a wetland
presence on the wetland delineation, plus all lands within 20 feet of the upland-wetland edge as
illustrated In Figure [18.3.11.040.B.2|, Possible Wetlands includes all areas designated as such
on the Water Resources map and any unmapped wetlands discovered on site. A wetland
delineation prepared by a qualified wetland specialist shall be submitted to the City that
graphically represents the location of wetlands on a site plan map in accordance with
subsection [18.3.11.100.A.3, An average buffer width of 20 feet may be utilized around the
perimeter of a possible wetland upon submission of evidence and a detailed plan by a natural
resources professional demonstrating that equal or better protection of the functions and values
of the resource will be ensured.
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Figure 18.3.11.040.B.2. Wetland Protection Zone for Possible Wetlands

Conclusions of Law: Based upon the map on Atlas Page 1.6, the City of Ashland concludes
Knoll Creek along the subject property is mapped as an intermittent and ephemeral stream and
the wetland on the property is identified as a “possible wetland” and subject, therefore, to the
30-foot riparian streambank protection zone for Knoll Creek and the 20-foot buffer for the
wetland protection zone. The City of Ashland concludes the Applicant engaged a registered
professional land surveyor, James Hibbs, to perform a topographic survey of the site and the
30-foot stream bank protection zone is based upon the survey prepared by James Hibbs. The
City of Ashland concludes the Applicant engaged a wetland expert, Martin Schott, to perform
a wetlands assessment of the site and the 20-foot wetland buffer protection zone is based upon
the assessment performed by Martin Schott.
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Water Resources Protection Zone Criterion 4

18.3.11.060 Limited Activities and Uses
The following activities and uses within Water Resource Protection Zones are allowed provided the activities or
uses comply with the review procedure and approval standards set forth in subsection 18.3.11.060.D.

A. Limited Activities and Uses within Water Resource Protection Zones.

1. Use of Power-assisted Equipment or Machinery. Use of power-assisted equipment or machinery for
vegetation maintenance unless otherwise exempted in subsection 18.3.11.050.A.1.h.

2. Multi-Year Maintenance Plans. Multi-year maintenance plans may be authorized as follows for
existing areas or storm water treatment facilities in Water Resource Protection Zones which do not
have a previously approved management plans.

a. Publicly and Commonly Owned Properties. The routine restoration and enhancement of publicly
and commonly owned properties such as public parks and private open spaces.

b. Storm Water Treatment Facilities. The ongoing routine maintenance of storm water treatment
facilities such as detention ponds or sediment traps, vegetated swales, and constructed
wetlands in order to maintain flow and prevent flooding. Routine maintenance of storm water
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treatment facilities in accordance with an approved management plan is exempted as outline in
subsection 18.3.11.050.A.2.c.

3. Building, Paving, and Grading Activities. Permanent alteration of Water Resource Protection Zones
by grading or by the placement of structures, fill or impervious surfaces may be authorized as
follows.

a. New Public Access and Utilities. The location and construction of public streets, bridges, trails,
multi-use path connections, and utilities deemed necessary to maintain a functional system and
upon finding that no other reasonable, alternate location outside the Water Resource Protection
Zone exists. This ordinance, the Comprehensive Plan, Transportation System Plan, adopted
utility master plans, and other adopted documents shall guide this determination.

b. New Private Access and Utilities. The location and construction of private streets, driveways,
and utilities to provide a means of access to an otherwise inaccessible or landlocked property
where no other reasonable, alternate location outside the Water Resource Protection Zone
exists.

c. Storm Water Treatment Facility Installation. Installation of public and private storm water
treatment facilities such as detention ponds or sediment traps, vegetated swales, and
constructed wetlands.

d. Replacement of Nonconforming Accessory Structures in Residential Districts and Replacement
of Nonconforming Structures in Non-Residential Zoning Districts and Outside Historic Districts.
Replacement of nonconforming structures located within or partially within the original building
footprint, except those nonconforming primary structures exempted in subsection
18.3.11.050.A.3, provided replacement does not disturb additional surface area within the
Water Resource Protection Zone.

Conclusions of Law: Based upon the findings in Section IV above and the evidence
submitted with the application, the City of Ashland concludes the Applicant is not proposing
any specific development permits for the above listed limited activities and uses within the
riparian protection zone. However, Applicant may engage in vegetation maintenance with
power assisted equipment or machinery as allowed in (1) above.

Based upon the findings in Section IV above and the evidence submitted with the application,
the City of Ashland concludes the TSP plans an Avenue along the subject property’s east
frontage and improvements to this frontage would result in varying degrees if encroachment
on the wetland and wetland protection zone. The City concludes the Applicant has presented
three design alternatives with varying degrees of impact to the wetland, as follows:

1. The first design alternative proposes a multi-use path that would minimally encroach
on the wetland buffer (approximately 6 feet at the narrowest location) and no filling of
the wetland itself would occur.

2. The second design alternative is a half-street improvement of the City’s standard
cross-section with bike lanes and parkrows but configured with the new centerline
designed to avoid any physical impact to the wetland itself; most, if not all, of the
wetland buffer would be impacted by this design alternative at the narrowest point.

3. The third design alternative is a half-street improvement that would utilize the City’s
standard cross-section with an alignment that seeks to optimize future constructability
of the remainder of the street on the east side. This design may require joint permit
approval from DSL and NMFS for wetland fill.
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City of Ashland concludes that all three of the proffered design alternatives can be shown to
satisfy 3(a) above depending on the rationale and priorities the City has for this street
segment.

Water Resources Protection Zone Criterion 5
B. Additional Limited Activities and Uses within Stream Bank Protection Zones.

1. Stream Restoration and Enhancement. Restoration and enhancement projects resulting in a net
gain in stream bank corridor functions unless otherwise exempted in subsection 18.3.11.050.B.2.
Restoration and enhancement activities not otherwise associated with development involving
building, grading or paving are encouraged, and planning application fees associated with reviewing
these activities for compliance with applicable land use standards may be waived by the Staff
Advisor.

2. Driveway and Street Maintenance and Paving. Maintenance, paving, and reconstruction of existing
public and private streets and driveways if work disturbs more total surface area than the area inside
the street right-of-way or access easement and an additional five percent surface area of the street
right-of-way or access easement outside of the right-of-way or easement. Public streets shall be
located in public right-of-way or a public easement.

3. Public Facility Paving and Reconstruction. Paving and reconstruction of public parking areas and
walkways if additional surface area in the Stream Bank Protection Zone is not disturbed, the public
facilities are deemed necessary to maintain a functional system and upon finding that no other
reasonable alternate location outside the Water Resource Protection Zone exits,

4, Public Utility Maintenance and Replacement. Routine maintenance and replacement of existing
public utilities and irrigation pumps if work disturbs more total surface area than the area inside the
public utility easement and an additional five percent surface area of the public utility easement
outside of the public utility easement.

5. Erosion Control. Erosion control and stream bank stabilization measures that have been approved
by the Oregon Department of State Lands (DSL), the U.S. Army Corps of Engineers, or other state
or federal regulatory agencies, and that utilize non-structural bio-engineering methods.

6. Storm Water Outfall. Construction of a storm water outfall discharging treated storm water from an
adjacent developed area provided that the discharge meets local, state, and federal water quality
regulations.

7. Bridges. The installation of a bridge or similar, bottomless crossing structure for the purpose of
constructing a public or private street, bicycle or pedestrian crossing, as well as to provide a means
of access to an otherwise inaccessible or landlocked property.

8. Flood Control Measures, Installation or expansion of structural flood control measures, including but
not limited to concrete retaining walls, gabions, gravity blocks, etc., shall generally be prohibited, but
approved only if demonstrated that less-invasive, non-structural methods will not adequately meet
the stabilization or flood control needs.

Conclusions of Law: The City of Ashland concludes that the Applicant has proposed one of
the above limited activities and uses in the stream bank protection zone for Knoll Creek; that
proposed use being a storm water outfall. Based upon the engineering plans prepared by
Thornton Engineering, the City of Ashland concludes the design of the system will include
storm water treatment prior to discharge into the Knoll Creek drainage and the same will be
subject to water quality standards for storm water discharge.
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Water Resources Protection Zone Criterion 6

D. Limited Activities and Uses Permit. All Limited Activities and Uses described in section 18.3.11.060 shall
be subject to a Type | procedure in section 18.5.1.050. An application for a Limited Activities and Uses
Permit shall be approved if the proposal meets all of the following criteria.

1, All activities shall be located as far away from streams and wetlands as practicable, designed to
minimize intrusion into the Water Resources Protection Zone and disturb as little of the surface area
of the Water Resource Protection Zone as practicable.

Conclusions of Law: Based upon the submitted plans, the City of Ashland concludes the
storm water outfall is located just over the slope break at the lowest usable elevation for storm
water treatment for the project and that storm water treatment is required prior to outfall into
the drainage system. The plans prepared by Thornton Engineering seek to minimize
disturbance of the water resource protection zone but are the minimum necessary to control
water velocities to prevent erosion and bank scour.

Based upon the findings in Section IV above and the evidence submitted with the application,
the City of Ashland concludes the TSP plans an Avenue along the subject property’s east
frontage and improvements to this frontage would result in varying degrees if encroachment
on the wetland and wetland protection zone. The City concludes the Applicant has presented
three design alternatives with varying degrees of impact to the wetland resource protection, as
follows:

1. The first design alternative proposes a 10-foot multi-use path that would minimally
encroach on the wetland buffer (approximately 6 feet at the narrowest location) and no
filling of the wetland itself would occur.

2. The second design alternative is a half-street improvement of the City’s standard
cross-section with bike lanes and parkrows but configured with the new centerline
designed to avoid any physical impact to the wetland itself; most, if not all, of the
wetland buffer would be impacted by this design alternative at the narrowest point.

3. The third design alternative is a half-street improvement that would utilize the City’s
standard cross-section with an alignment that seeks to optimize future constructability
of the remainder of the street on the east side. This design may require joint permit
approval from DSL and NMFS for wetland fill.

City of Ashland concludes that all three of the proffered design alternatives can be shown to
satisfy D(1) above depending on the rationale and priorities the City has for this street
segment.
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Water Resources Protection Zone Criterion 7

2. The proposed activity shall be designed, located and constructed to minimize excavation, grading,
area of impervious surfaces, loss of native vegetation, erosion, and other adverse impacts on Water
Resources,

Conclusions of Law: Based upon the submitted plans, the City of Ashland concludes the
storm water outfall is located just over the slope break at the lowest usable elevation for storm
water treatment for the project and that storm water treatment is required prior to outfall into
the drainage system. The plans prepared by Thornton Engineering seck to minimize
disturbance of the water resource protection zone but are the minimum necessary to control
water velocities to prevent erosion and bank scour.

Based upon the findings in Section [V above and the evidence submitted with the application,
the City of Ashland concludes the TSP plans an Avenue along the subject property’s east
frontage and improvements to this frontage would result in varying degrees if encroachment
on the wetland and wetland protection zone. The City concludes the Applicant has presented
three design alternatives with varying degrees of impact to the wetland protection resource, as
follows:

1. The first design alternative proposes a 10-foot multi-use path that would minimally
encroach on the wetland buffer (approximately 6 feet at the narrowest location) and no
filling of the wetland itself would occur.

2. The second design alternative is a half-street improvement of the City’s standard
cross-section with bike lanes and parkrows but configured with the new centerline
designed to avoid any physical impact to the wetland itself; most, if not all, of the
wetland buffer would be impacted by this design alternative at the narrowest point.

3. The third design alternative is a half-street improvement that would utilize the City’s
standard cross-section with an alignment that seeks to optimize future constructability
of the remainder of the street on the east side. This design may require joint permit
approval from DSL and NMFS for wetland fill.

City of Ashland concludes that all three of the proffered design alternatives can be shown to
satisfy D(2) above depending on the rationale and priorities the City has for this street
segment.
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Water Resources Protection Zone Criterion 8

3. On stream beds or banks within the bank full stage, in wetlands, and on slopes of 25 percent or
greater in a Water Resource Protection Zone, excavation, grading, installation of impervious
surfaces, and removal of native vegetation shall be avoided except where no practicable alternative
exists, or where necessary to construct public facilities or to ensure slope stability.

Conclusions of Law: Based upon the submitted plans, the City of Ashland concludes the
storm water outfall is not located in the stream bed or bank full area and is in an area of under
25 percent slope. 7 RECEIVED
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Based upon the findings in Section IV above and the evidence submitted with the application,
the City of Ashland concludes the TSP plans an Avenue along the subject property’s cast
frontage and improvements to this frontage would result in varying degrees if encroachment
on the wetland and wetland protection zone. The City concludes the Applicant has presented
three design alternatives with varying degrees of impact to the wetland resource protection, as
follows:

1. The first design alternative proposes a 10-foot multi-use path that would minimally
encroach on the wetland buffer. No impacts to the wetland itself would occur.

2. The second design alternative is a half-street improvement of the City’s standard
cross-section with bike lanes and parkrows but configured with the new centerline
designed to avoid any physical impact to the wetland itself.

3. The third design alternative is a half-street improvement that would utilize the City’s
standard cross-section with an alignment that seeks to optimize future constructability
of the remainder of the street on the east side. This design may require joint permit
approval from DSL and NMFS for some amount of wetland fill.

City of Ashland concludes that all three of the proffered design alternatives can be shown to
satisfy D(3) above depending on the rationale and priorities the City has for this street
segment.
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Water Resources Protection Zone Criterion 9

4. Water, storm drain, and sewer systems shall be designed, located and constructed to avoid
exposure to floodwaters, and to avoid accidental discharges to streams and wetlands.
Conclusions of Law: Based upon the submitted plans prepared by Thornton Engineering, the
City of Ashland concludes the water, storm drain and sewer systems have been designed and
located to avoid exposure to floodwaters and to avoid any accidental discharges into streams

and wetlands.
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Water Resources Protection Zone Criterion 10

5. Stream channel repair and enhancement, riparian habitat restoration and enhancement, and
wetland restoration and enhancement will be restored through the implementation of a mitigation
plan prepared in accordance with the standards and requirements in section 18.3.11.110 Mitigation
Requirements.

Conclusions of Law: The City of Ashland concludes that the Applicant has provided a
preliminary mitigation plan prepared by Galbraith and Associates for the storm water outfall
and concludes the implementation of the same is appropriately made a condition of approval.
The City of Ashland concludes a similar plan is feasible for the impacts to the wetland
resource but preparation of this plan requires the City to select a design alternative for this
street section and the same will be made a condition of approval for the selected design

alternative.
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Water Resources Protection Zone Criterion 11

6. Long term conservation, management and maintenance of the Water Resource Protection Zone
shall be ensured through preparation and recordation of a management plan as described in
subsection 18.3.11.110.C, except a management plan is not required for residentially zoned lots
occupied only by a single-family dwelling and accessory structures.

Conclusions of Law: The City of Ashland concludes the management plan can feasibly and
will be made a condition of approval.
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Water Resources Protection Zone Criterion 12
18.3.11.100 Application Submission Requirements

A. Required Plans and Information. The following plans and information shall be submitted with the
application for activities and uses in a Water Resource Protection Zone which are required to be
processed under a Type | or Type |l procedure in chapter 18.5.1 including Limited Activities and Uses,
Water Resource Protection Zone Reductions and Hardship Exceptions.

1. A narrative description of all proposed activities and uses including the extent to which any Water
Resource Protection Zone is proposed to be altered or affected as a result of the proposed
development activity or use (in terms both of square footage of surface disturbance and cubic yards
of overall disturbance).

2. Written findings of fact addressing all applicable development standards and approval criteria.

3. Site development plan map, drawn to scale. The application shall include a site map of the subject
property prepared by a licensed surveyor, civil engineer, or other design professional that includes
the information described below, The Staff Advisor may request additional information based upon
the character of the site or the specific nature of the proposal.

a. All watercourses identified (including any drainage ways, ponds, etc).

b. Surveyed location of the Water Resource Protection Zone, as described in section 18.3.11.040
Establishment of Water Resource Protection Zones. For applications involving single-family
residences or Limited Activities and Uses, in lieu of a surveyed location, the Staff Advisor may
approve a field determination of the Water Resource Protection Zone by the Staff Advisor or
his/her designee in which the applicant shall be required to stake the top-of-bank or the upland-
wetland edge and the boundary of the Water Resource Protection Zone.

c. For activities and use proposed within a Stream Bank Protection Zone: identification of the
stream as being either fish-bearing or non-fish-bearing; identification of the top-of-bank or
center line as required, and surveyed location of the stream’s floodway and floodplain, if
applicable.

d. For activities and uses proposed within a Wetland Protection Zone: a wetland delineation (with
an accompanying site map) prepared by a natural resource professional and that has been
concurred with by the Oregon Department of State Lands (DSL); and an aerial photo with the
wetland boundaries identified.

e. Topographic information at two foot contour increments identifying both existing grades and
proposed grade changes.

f.  Surveyed locations of all trees six inches in diameter at breast height (DBH) or greater located
in the Water Resource Protection Zone and within 15 feet of the Water Resource Protection
Zone, identified by edge of canopy, DBH, and species;

g. The outlines of non-tree vegetation, with a dominant species and any occurrence of non- native,
invasive species identified.

h. Location of existing and proposed development, including all existing and proposed structures,
any areas of fill or excavation, stream or wetland crossings, alterations to vegetation, or other
alterations to the site’ s natural state. RECEFIVED
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i. The location of natural features, proposed and existing structures, and other proposed and
existing improvements associated with lands within 100 feet of the Water Resource Protection
Zone.

j. Proposed and existing land uses within 100 feet of the Water Resource Protection Zone.

k. The location of temporary fencing and erosion control measures installed to prevent
encroachment and flow of material into the Water Resource Protection Zone, such as sediment
fencing and hay bales, etc.

I.  North arrow and scale.
m. Sources of information (federal, state, and local).

4. Mitigation Plan prepared in accordance with the requirements described in section 18.3.11.110
Mitigation Requirements.

5. Management Plan prepared In accordance with the requirements described in subsection
18.3.11.110.C., except a management plan is not required for residentially zoned lots occupied only
by a single-family dwelling and accessory structures,

Conclusions of Law: The City of Ashland concludes that the Applicant has provided a
preliminary mitigation plan prepared by Galbraith and Associates for the storm water outfall
and concludes the implementation of the same is appropriately made a condition of approval.
The City of Ashland concludes a similar plan is feasible for the impacts to the wetland
resource but preparation of this plan requires the City to select a design alternative for this
street section and the same will be made a condition of approval for the selected design
alternative. With respect to the Management Plan preparation, the City of Ashland concludes
this can feasibly and is appropriately made a condition of approval because the plan
preparation is contingent on approval or denial of key aspects of this application which cannot
be known a priori in advance of the land use process.
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Water Resources Protection Zone Criterion 13

B. Building Permits and Development Activities. When approval of a planning action is not required, other
permit applications for the construction of structures or other development activities on properties
containing Water Resource Protection Zones shall be reviewed by the Staff Advisor to ensure that Water
Resource Protection Zones are accurately identified on a site plan and that Limited Activities and Uses
or other site disturbances will not be conducted within the Water Resource Protection Zone. Temporary
fencing and erosion control measures may be required to be installed to prevent encroachment and flow
of material or other debris into the Water Resource Protection Zone and to otherwise prevent impacts to
the Water Resource Protection Zone by clearly identifying its boundaries. When required, these
measures shall be installed and site-verified by the Staff Advisor before any permits are issued and prior
to the commencement of excavation, grading, site clearing, construction, or similar site work resulting in
changes to the land.

Conclusions of Law: The City of Ashland concludes this review is part of a planning action
and this standard does not apply.
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Water Resources Protection Zone Criterion 14

C. Required Information Waived — Determination. Applications under this chapter involving properties
containing a Water Resource Protection Zone shall accurately indicate the locations of these features
and all other information as described and required above. The Staff Advisor may waive one or more of

i et o N el b Wil el Y
E = \ /7y \

IRy T

Volume 1 j AN 29 2'[3].;" Page 61 of 72

T I W P
C.‘,j {.r‘. ' =11 .u;‘.E\j




Consolidated Land Use Appliv_.con
Applicant/Owner: South Ashland Business Park, LLC

the required elements of the site development plan map in subsection 18.3.11.100.A.3 if evidence is
provided conclusively demonstrating that proposed excavation, grading, site clearing, construction, or
similar actions resulting in changes to the property are not located within the boundaries of the Water
Resource Protection Zone.

Conclusions of Law: The City of Ashland concludes the Applicant is not requesting required

information be waived.
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Water Resources Protection Zone Criterion 15
18.3.11.110 Mitigation Requirements for Water Resource Protection Zones

A. Vegetation Preservation and Construction Staging. The following standards shall be addressed in
mitigation plans to protect vegetation identified for preservation and water resources from sedimentation
when construction activity is proposed within a Water Resources Protection Zone,

1. Work areas on the immediate site shall be identified and marked to reduce damage to trees and
vegetation. Temporary construction fencing shall be placed at the drip line of trees bordering the
work area. No equipment maneuvering, staging, or stockpiling shall occur outside of designated
work areas.

2. Trees shall not be used as anchors for stabilizing equipment.

3. Stockpiling of soil or soil mixed with vegetation, shall not be permitted in Water Resource Protection
Areas on a permanent basis. Temporary storage shall employ erosion control measures to ensure
sediments are not transported to adjacent surface waters.

4. Temporary erosion control measures shall be installed to prevent encroachment and flow of runoff,
material, or other debris into the Water Resource. These measures shall be installed prior to the
commencement of excavation, grading, site clearing, construction, or similar site work resulting in
changes to the land. Access roads, staging areas, storage areas, and other areas of temporary
disturbance necessary to complete the proposed activity shall be restored as soon as possible, but
not more than 90 days after authorized land disturbance. Erosion control measures shall be in place
concurrently with construction or establishment of the proposed activity. Temporary measures used
for initial erosion control shall not be left in place permanently.

Conclusions of Law: The City of Ashland concludes the above requirements can feasibly be
implemented at the time of construction and detailed plans explaining how this will be done
can and will be provided as part of the final grading plan permit request and/or as part of the

City street construction design process.
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Water Resources Protection Zone Criterion 16

B. Options for Satisfying Restoration and Enhancement Requirements in Mitigation Plans. Mitigation plans
are required to meet the standards in either the prescriptive option or alternative option as follows.

1. Prescriptive Option. The mitigation plan shall meet the following standards.
a. Re-Planting Timeline. Re-planting shall occur within 90 days of authorized land disturbance.
b. Restoration Area Ratio. Disturbed areas shall be re-planted and an additional area restored, re-
planted and enhanced at a one square foot to one and a half square feet (1:1.5) ratio (e.g., if

100 square feet of surface area is disturbed, 150 square feet shall be restored, re- planted and
enhanced).

RECEIVED
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Consolidated Land Use Appli‘umnon
Applicant/fOwner: South Ashland Business Park, LLC

c. Local Native Plant Species Coverage. The Stream Bank Protection Zone shall be a minimum of
50 percent plant coverage in local native plant species with the installation of new trees only to
consist of native trees as illustrated in Figure 18.3.11.110.B.1.c.i, Figure 18.3.11,110.B.1.c.ii,
and Figure 18.3.11.110.B.1.c.iii. The Wetland Protection Zone shall be 100 percent plant
coverage in local native plant species and in accordance with local, state, and federal approved
management plans. Local native plant species for stream bank and wetland applications are
identified on the City's Local Native Plant Species List. The use of noxious and invasive plants
on the City's Prohibited Plant List in Water Resource protection Zones is prohibited.

d. Re-Planting Priorities.

i.  Priority shall be given to removal of noxious and invasive vegetation and planting of local
native plant species.

ii. Plant materials shall be located in such a manner as to maximize enhancement and
restoration of the Water Resource Protection Zone, with particular emphasis on
temperature reduction of watercourses, erosion control, bank stabilization, and wildlife
habitat enhancement.

ii. Nearby riparian plant communities should be used as a guide for developing a re-
vegetation plan.

e. Shrub and Tree Requirements. Re-planting shall include shrubs and tree canopy layers in
accordance with the following coverage and spacing requirements.

i, Shrubs shall be planted and maintained to provide a minimum of 50 percent total coverage
of the restored area within a five year period. The minimum planting size shall be one
gallon. Restoration areas that have existing vegetated under-story consisting of healthy
riparian shrubs that covers at least 50 percent of the restoration area are considered
compliant with the restoration standards for under-story plantings.

ii. Canopy trees shall be planted at 20-foot intervals. The minimum planting size shall be one
inch caliper. All new trees shall be staked and protected by deer/rodent-proof fencing.
Restoration areas that have an existing vegetated tree canopy consisting of healthy trees
at least four inches DBH and at an average spacing of 20 feet on—center are considered
compliant with the restoration standards for trees,

f.  Erosion Control. Erosion control material such as mulch, hay, jute-netting, or comparable
material shall be applied to protect disturbed, re-planted areas. Disturbed areas shall be
replanted so that landscaping shall obtain 50 percent coverage after one year and 90 percent
coverage after five years.

g. Irrigation. New plantings shall be irrigated for a period of five years to ensure establishment.

h. Performance. Local native plant species that do not survive the first two years after planting
shall be replaced.

i, Landscape and Irrigation Plans. A mitigation plan shall include landscape and irrigation plans,
with details addressing the proposed plant species, variety, size of plant materials, number of
plants, timing of plantings, plant spacing and installation methods. The landscape plan shall
address the plant coverage by local native plant species after five years.

Conclusions of Law: The City of Ashland concludes that the Galbraith and Associates
mitigation plan for the storm water outfall uses the prescriptive option at the required ratios
and has considered all the above factors in developing plan. Final landscape plan submittal
can feasibly finalize any remaining details described in this code section after the overall
concept has been approved. The City of Ashland further concludes that a similar plan can
feasibly and will be developed for the street improvements when the City selects its preferred
design solution.
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Consolidated Land Use Applh,..u‘on

Applicant/Owner: South Ashland Business Park, LLC

Water Resources Protection Zone Criterion 17

C. Management Plan. The applicant shall implement a management plan for the Water Resource Protection
Zone and resource areas under the applicant s ownership or control, including the areas restored and
enhanced to assure long term conservation and maintenance. The management plan shall detail
proposed monitoring and maintenance, and shall include a schedule delineating how completed projects
will be monitored and reported to the Staff Advisor. The management plan shall contain the following
requirements.

1.
2,

The approved mitigation plan.

Identification of Water Resources and Water Resource Protection Zone management practices to be
conducted and proposed intervals.

The following statements.

a. “There shall be no alteration of the Water Resource Protection Zones as delineated and shown
on the attached plan.” (attach reduced plan)

b. “There shall be no alteration of the size, shape, or design of an approved Water Resource
Protection Zone without prior approval by the City of Ashland".

c. “There shall be no amendment or change to this Management Plan without prior approval of the
City of Ashland",

Provisions for the ongoing removal and management of noxious or invasive vegetation and debris.

Provisions for the protection of protected plant and animal species in accordance with
recommendations from applicable state and federal agencies.

Specific provisions for city enforcement of the management plan.

Any additional measures deemed necessary to protect and maintain the structures, functions and
values of the Water Resource Protection Zone (e.g., signage delineating preservation boundaries).

Provisions for the perpetual protection and maintenance of the Water Resource and Water
Resource Protection Zone including but not limited to the following:

a. Recordation of a conservation easement or Conditions, Covenants, and Restrictions (CC&Rs)
which prescribe the conditions and restrictions set forth in the approved planning application,
development permit, building permit, or proposed public facilities plans, and any imposed by
state or federal permits.

b. Transfer of the ownership and maintenance responsibilities for the area to a willing public
agency, non-profit association, or private conservation organization with a recorded
conservation easement prescribing the conditions and restrictions set forth in the approved
planning application, development permit, building permit, or proposed public facilities plans,
and any imposed by state or federal permits.

c. Other mechanisms addressing long-term protection, maintenance, and mitigation consistent
with the purposes and requirements of this ordinance as deemed appropriate and acceptable
by the approval authority.

Conclusions of Law: With respect to the Management Plan preparation, the City of Ashland
concludes this can feasibly and is appropriately made a condition of approval because the plan
preparation is contingent on approval or denial of key aspects of this application which cannot
be known a priori in advance of the land use process.
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Consolidated Land Use Appliw:ion
Applicant/Owner: South Ashland Business Park, LLC

TREE REMOVAL PERMIT

Tree Removal Criterion 1

Chapter 18.5.7 - Tree Removal Permits Sections:
18.5.7.020  Applicability and Review Procedure

All tree removal and topping activities shall be carried out in accordance with the requirements of this chapter and
as applicable, the provisions of part 18.3 Special Districts and Overlay Zones, and chapter

Conclusions of Law: Based upon the other conclusions of law addressing tree removal and
new trees to be added as part of the project, the Planning Commission concludes the project
complies with the requirements of this chapter and applicable overlay provisions in part 18.3.
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Tree Removal Criterion 2

18.4.4 Landscaping, Lighting, and Screening.

If tree removal is part of another planning action involving development activities, the tree removal if timely filed,
shall be processed concurrently with the other planning action. Applications for Tree Removal Permits are
reviewed as follows.

A. Ministerial Action. The following Tree Removal Permits are subject to the Ministerial procedure in section
18.5.1.040.

1. Emergency Tree Removal Permit.

B. Type | Reviews. The following Tree Removal Permits are subject to the Type | review in section
18.5.1.050. This section applies to removal of trees that are a hazard or are not a hazard.

1. Removal of trees greater than six-inches DBH on private lands zoned C-I, E-l, M-I, CM, or HC.

2. Removal of trees greater than six-inches DBH on lots zoned R-2, R-3, and R-1-3.5 that are not
occupied solely by a single family detached dwelling.

3. Removal of significant trees, as defined in part 18.6, on vacant property zoned for residential
purposes including but not limited to R-l, RR, WR, and NM zones.

4. Removal of significant trees as defined in part 18.6, on lands zoned SOU, on lands under the control
of the Ashland School District, or on lands under the control of the City.

5. Tree Topping Permit.

Conclusions of Law: The Planning Commission concludes the Type I review procedures
applies because the Applicant proposes to remove trees greater than six-inches DBH on
private lands zoned E-1.
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Tree Removal Criterion 3

C. Exempt From Tree Removal Permit. The following activities are exempt from the requirement for a tree
removal permit in 18.5-7,020.A, subsections A. and B, above.

1. Those activities associated with the establishment or alteration of any public park under the Ashland
Parks and Recreation Commission. However, the Parks and Recreation Department shall provide
an annual plan in January to the Tree Commission outlining proposed tree removal and topping
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Applicant/Owner: South Ashland Business Park, LLC

9,

activities, and reporting on tree removal and topping activities that were carried out in the previous
year. :

Removal of trees in single family residential zones on lots occupied only by a single family detached
dwelling and associated accessory structures, except as otherwise regulated by chapters 18.3.10
Physical and Environmental Constraints and 18.3.11 Water Resource Protection Zones.

Removal of trees in multi-family residential zones on lots occupied only by a single family detached
dwelling and associated accessory structures, except as otherwise regulated by chapters 18.3.10
Physical and Environmental Constraints and 18.3.11 Water Resource Protection Zones.

Removal of trees less than six-inches DBH in any zone, excluding those trees located within the
public right of way or required as conditions of approval with landscape improvements for planning
actions.

Removal of trees less than 18 inches DBH on any public school lands, Southern Oregon University,
and other public land, excluding Heritage trees.

Removal of trees within the Wildfire Lands area of the City, as defined on adopted maps, for the
purposes of wildfire fuel management, and in accord with the requirements of chapters 18.3.10
Physical and Environmental Constraints and 18.3.11 Water Resource Protection Zones.

Removal of dead trees.

Those activities associated with tree trimming for safety reasons, as mandated by the Oregon Public
Utilities Commission, by the City's Electric and Telecommunication Utility. However, the Utility shall
provide an annual plan to the Tree Commission outlining tree trimming activities and reporting on
tree trimming activities that were carried out in the previous year. Tree trimming shall be done, at a
minimum, by a Journeyman Tree Trimmer, as defined by the Utility, and will be done in conformance
and to comply with OPUC regulations.

Removal of street trees within the public right-of-way subject to street tree removal permits in AMC
13.16.

Conclusions of Law: Based on the evidence in Exhibit 6, the Planning Commission
concludes that Tree #1 is dead and therefore removal of it is exempt. Trees #4, 6, 7, and 9 are
greater than six-inches DBH and are not exempt.
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Tree Removal Criterion 4

D, Other Requirements.

1

Flood Plain, Hillsides, and Wildfire. Tree removal in the Physical and Environmental Constraints
Overlay (i.e., areas identified as Flood Plain Corridor Land, Hillside Lands, Wildfire Lands and
Severe Constraint Lands) must also comply with the provisions of chapter 18.3.10 Physical and
Environmental Constrains Overlay.

Water Resources. Tree removal in regulated riparian areas and wetlands must also comply with the
provisions of chapter 18.3.11 Water Resources Protection Zones.

Conclusions of Law: The Planning Commission concludes that a concurrent application has
been submitted for Water Resource Protection Zones consistent with these other requirements,

as applicable.
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Consolidated Land Use Appli'cu.uon
Applicant/Owner: South Ashland Business Park, LLC

Tree Removal Criterion 5

18.5.7.030 Application Submission Requirements

An application for a Tree Removal Permit shall be submitted by the owner of the subject property or authorized
agent on a form prescribed by the City and accompanied by the required filing fee. The application shall include a
plan or drawing meeting the requirements below.

A. General Submission Requirements. Information required for a Ministerial or Type | review, as applicable
(see sections 18.5.1.040 and 18.5.1.050.), including but not limited to a written statement or letter
explaining how the application satisfies each and all of the relevant criteria and standards.

B. Plan Submittal. An application for all Tree Removal Permits shall include the following.

1, Plans drawn to scale containing the number, size, species, and location of the trees proposed to be
removed or topped on a site plan of the property.

2. The anticipated date of removal or topping.

3, A statement of the reason for removal or topping. If a prior planning approval requires that the
subject tree(s) be preserved, a modification request, pursuant to chapter 18.5.6, may also be

required.
4, Information concerning proposed landscaping or planting of new trees to replace the trees to be
removed.

5. Evidence that the trees proposed for removal or topping have been clearly identified on the property
for visual inspection.

6. A Tree Protection Plan that includes trees located on the subject site that are not proposed for
removal, and any off-site trees where drip lines extend into proposed landscaped areas on the
subject site. Such plans shall conform to the protection requirements under section 18.4.5.030.

7. .The Staff Advisor may require an arborist's report to substantiate the criteria for a permit.
8. Any other information reasonably required by the City.

Conclusions of Law: The Planning Commission concludes that the Applicant hired L.J. Friar
& Associates PC, Consulting Land Surveyors, to prepare an accurate topographic base map
showing tree locations. This map was analyzed by the project landscape architects, Galbraith
and Associates, who used it and their onsite inspections as the basis for preparation of the
Exhibit 6 Report and Tree Protection Plan.

Tree Removal Criterion 6

18.5.7.040  Approval Criteria

A. Emergency Tree Removal Permit. An Emergency Tree Removal Permit shall be granted if the approval
authority finds that the application meets all of the following criteria, or can be made to conform through
the imposition of conditions.

1. If the condition of a tree presents an immediate danger of collapse, as defined in part 18.6, and
represents a clear and present hazard to persons or property, an emergency tree removal permit
may be issued and the payment of a fee may be waived. The Staff Advisor may require the
applicant to hire an arborist to review the evidence to ascertain whether the tree presented an
immediate danger of collapse.

Conclusions of Law: The Planning Commission concludes the applicant is not seeking an
Emergency Tree Removal Permit.
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Consolidated Land Use Appliu-‘don
Applicant/Owner: South Ashland Business Park, LLC

Tree Removal Criterion 7

B. Tree Removal Permit.

1. Hazard Tree. A Hazard Tree Removal Permit shall be granted if the approval authority finds that the
application meets all of the following criteria, or can be made to conform through the imposition of
conditions.

a. The applicant must demonstrate that the condition or location of the tree presents a clear public
safety hazard (i.e., likely to fall and injure persons or property) or a foreseeable danger of
property damage to an existing structure or facility, and such hazard or danger cannot
reasonably be alleviated by treatment, relocation, or pruning. See definition of hazard tree in
part 18.6.

b. The City may require the applicant to mitigate for the removal of each hazard tree pursuant to
section 18.5.7.050. Such mitigation requirements shall be a condition of approval of the permit.
Conclusions of Law: The Planning Commission concludes the analysis by Galbraith and
Associates identified Trees #4, 6, 7, and 9 as a hazard trees in need of removal. Galbraith and
Associates recommend replacement of these trees with trees of the same species near the
riparian area of the Knoll Creek.
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Tree Removal Criterion 8

2. Tree That is Not a Hazard. A Tree Removal Permit for a tree that is not a hazard shall be granted if
the approval authority finds that the application meets all of the following criteria, or can be made to
conform through the impaosition of conditions.

a. The tree is proposed for removal in order to permit the application to be consistent with other
applicable Land Use Ordinance requirements and standards, including but not limited to
applicable Site Development and Design Standards in part 18.4 and Physical and
Environmental Constraints in part 18.3.10.

b. Removal of the tree will not have a significant negative impact on erosion, soil stability, flow of
surface waters, protection of adjacent trees, or existing windbreaks.

¢. Removal of the tree will not have a significant negative impact on the tree densities, sizes,
canopies, and species diversity within 200 feet of the subject property. The City shall grant an
exception to this criterion when alternatives to the tree removal have been considered and no
reasonable alternative exists to allow the property to be used as permitted in the zone.

d. Nothing in this section shall require that the residential density to be reduced below the
permitted density allowed by the zone. In making this determination, the City may consider
alternative site plans or placement of structures of alternate landscaping designs that would
lessen the impact on trees, so long as the alternatives continue to comply with the other
provisions of this ordinance.

e. The City shall require the applicant to mitigate for the removal of each tree granted approval
pursuant to section 18.5.7.050. Such mitigation requirements shall be a condition of approval of
the permit.

Conclusions of Law: The Planning Commission concludes that Trees 15, 18 and 21 are
located where they will be affected by the project driveways. Since they are located in Phase 2
and 3 areas, the Applicant proposes to preserve these trees until such time that Phases 2 and 3
move forward. Removal will then be addressed in conjunction with detailed landscape and
building design plans for that portion of the site.
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Tree Removal Criterion 9
18.56.7.050  Mitigation Required
One or more of the following shall satisfy the mitigation requirement,

A. Replanting On-Site. The applicant shall plant either a minimum 1 %-inch caliper healthy and well-
branched deciduous tree or a five to six-foot tall evergreen tree for each tree removed. The replanted
tree shall be of a species that will eventually equal or exceed the removed tree in size if appropriate for
the new location. Larger trees may be required where the mitigation is intended, in part, to replace a
visual screen between land uses. Suitable species means the tree’' s growth habits and environmental
requirements are conducive to the site, given existing topography, soils, other vegetation, exposure to
wind and sun, nearby structures, overhead wires, etc. The tree shall be planted and maintained per the
specifications of the Recommended Street Tree Guide.

Conclusions of Law: The Planning Commission concludes the proposed replanting has been
designed by a landscape architect for appropriate variety based upon the location of proposed
planting; the required tree size is a matter of code standard and the plantings will meet the

applicable standard.
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Tree Removal Criterion 10

B. Replanting Off-Site. If in the City's determination there is insufficient available space on the subject
property, the replanting required in section 18.5.7.060.A, above, shall occur on other property in the
applicant's ownership or control within the City, in an open space tract that is part of the same
subdivision, or in a City owned or dedicated open space or park. Such mitigation planting is subject to
the approval of the authorized property owners. If planting on City owned or dedicated property, the City
may specify the species and size of the tree. Nothing in this section shall be construed as an obligation
of the City to allow trees to be planted on City owned or dedicated property.

Conclusions of Law: The Planning Commission concludes that no off-site replanting is

needed or proposed.
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Tree Removal Criterion 11

C Payment In-Lieu of Planting. If in the City's determination no feasible alternative exists to plant the
required mitigation, the applicant shall pay into the tree account an amount as established by resolution
of the City Council.

Conclusions of Law: The Planning Commission concludes the Applicant is not proposing
payment in-lieu of planting.
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Tree Removal Criterion 12

D. Mitigation Plan. An approved mitigation plan shall be fully implemented within one year of a tree being
removed unless otherwise set forth in a tree removal application and approved in the tree removal
permits.
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Conclusions of Law: The Planning Commission concludes that Trees proposed to be
removed will be removed at the start of Phase 1 and the six trees proposed as mitigation will
be installed with the Phase 1 landscaping.
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Tree Removal Criterion 13

18.5.7.060 Conditions of Approval for Tree Removal Permits

The City may impose conditions of approval on any Tree Removal Permit if the condition is reasonably related to
preventing, eliminating, or mitigating a negative impact or potential negative impact on natural features or
processes or on the built environment of the neighborhood which is as created or contributed to by the approved
tree removal. Conditions of approval may include, but are not limited to the following.

A. Requiring modifications in the location, design, or intensity of a development or activities on a site or to
require or prohibit certain construction methods. Modifications may result in a decrease in size of
residential or commercial structures, but modifications shall not reduce the density of residential
development below the permitted density allowed by the zone.

B. Requiring vegetation not requiring a tree removal permit to remain in place or be planted.

C. Requiring the removal of injurious or noxious vegetation (such as English Ivy) from other trees on the
property.

Conclusions of Law: The Planning Commission concludes that no additional special
conditions are required or warranted in this instance.

Vil

STIPULATIONS

Applicant herewith agrees to stipulate to accept a condition of approval requiring construction
of one of the three alternatives for the Washington Street frontage prior to occupancy of the
first building in any of Phases 2-4; nothing in this stipulation is intended to waive any SDC
credits due the project for construction of higher order streets. The Applicant further
stipulates to providing a wetland resource mitigation plan and implementing said plan for any
wetland or wetland buffer areas affected design for Washington Street improvements selected
by the City of Ashland.
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viil

ULTIMATE CONCLUSIONS

Based upon the foregoing findings of fact and conclusions of law, the City of Ashland
herewith concludes the Application satisfies all the relevant substantive criteria of the City of
Ashland. On this basis, the Application is herewith approved.

Respectfully submitted on behalf of Applicant:

CSA PLANNING, LTD.

Jer - 11

Jay Harland
Consulting Planner

Dated: January 18,2018

JAN 22 2610
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IX

SUPPORTING EVIDENTIARY EXHIBITS

Section IX of Volume 1 contains the Applicant’s additional® evidentiary exhibits in support of
the requested annexation and associated land use application. These exhibits are numbered
according to the below Exhibit List and labeled:

Exhibit 1.

Exhibit 2.
Exhibit 3.
Exhibit 4.
Exhibit 5.

Exhibit 6.
Exhibit 7.
Exhibit 8.

Exhibit 9.
Exhibit 10.

Signed and Completed Application Forms and Authorization from the current
property owners, South Ashland Business Park, LLC.

Consent to Annex and Deposit Agreement
Evidence of Compliance with Applicable Development Standards
Legal description of property to be annexed and zoned

Transportation Impact Analysis and Access Analysis prepared by Sandow
Engineering

Technical Memo Analyzing Washington Street Cross-Section Concepts
Preliminary Utility Analysis, Thornton Engineering, January 11, 2018

Preliminary Storm Water Calculations, Thornton Engineering, Inc. December 21,
2017

Draft Wetland Delineation Map, Schott & Associates Inc. November 2016

Tree Protection Plan

AP P! [
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8 These exhibits are additive evidence to the evidence in Sections [-VIII in Volume 1 and the Atlas of Maps and Plans in
Volume 2 of Applicants submittal.
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@ \ EXHIBIT 1

'-A ‘ S— ZONING PERMIT APPLICATION

p—— 51 Winburn Way, Ashland OR 97520 FILE #
ASHLAND 541-488-5305 Fax 541-488-6006

Light Industrial Business Park

DESCRIPTION OF PROJECT

DESCRIPTION OF PROPERTY Pursuing LEED® Cerification? (1 YES B NO
Street Address 001 Washington Street

Assessor's Map No. 39 1E 14AB Tax Lot(s) 2800

Zoning Current: RR-5 Proposed: E-1 Comp Plan Designation Employment

APPLICANT

name South Ashland Business Eﬁﬁk Blisiis E-Mail

Address 860 O'Hare Parkway, Ste city Medford Zip 97504
PROPERTY OWNER

Name South Ashland Business Eggk Bikons E-Mail

Address 800 O'Hare Parkway, Ste 100 city Medford Zip 97504
SURVEYOR, ENGINEER, ARCHITECT, LANDSCAPE ARCHITECT, OTHER 541-

tite  Architect el he o rure. DEELEN. o Agg. 0740 £ dréadwarchitect. com
Address 518 Washington St., Ste 4 Gily Ashland Zp 97520
Title Name Phone E-Mail

Address City Zip

1 hereby certify that the statements and informaion contained in this application, including the enclosed drawings and the required findings of fact, are in all respects,
true and correct. | understand that all property pins must be shown on the drawings and visible upon the site inspection. In the event the pins are not shown or their
location found to be incorrect, the owner assumes full responsibiity. | further understand that if (s request is subsequently contested, the burden will be on me to
establish;:

1) that | produced sufficient factual evidence at the hearing to support this reques;

2)  that the findings of fact furnished justifies the granting of the request;

3)  that the findings of fact furnished by me are adequate; and further

4)  that all strctures or improverments are properly foggled on the ground,

st being set aside, but also possibly in my struciures being built in refiance thereon being required to
[o seek compelent professional advice and assistance,

January 18, 2018

rland
CSA Plaming, Ltd., Agent D¢

ve Wad and understood the complete application and ils consequences lo me as a property
January 18, 2018

Apghcaqt’s Signature

As owigfpr the property involved in this reques,

Prope ner’s Signature (required) Jay and Date

CSA Planni .
(To ba compleled by Ciy Staf] 2 ng, Ltd : Agent i Y Sl el L WL _'~)
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ZONING PERMIT SUBMITTAL REQUIREMENTS

NOTE:

APPLICATION FORM must be completed and signed by both applicant and property owner.
FINDINGS OF FACT - Respond to the appropriate zoning requirements in the form of factual statements or
findings of fact and supported by evidence. List the findings criteria and the evidence that supports it. Include
information necessary to address all issues detailed in the Pre-Application Comment document.
2 SETS OF SCALED PLANS no larger than 11"x17”. Include site plan, building elevations, parking and landscape
details. (Optional - 1 additional large set of plans, 2'x3', to use in meetings)
FEE (Check, Charge or Cash)
LEED® CERTIFICATION (optional) - Applicant's wishing to receive priority planning action processing shall
provide the following documentation with the application demonstrating the completion of the following steps:
» Hiring and retaining a LEED® Accredited Professional as part of the project team throughout design and
construction of the project; and
» The LEED® checklist indicating the credits that will be pursued.

Applications are accepted on a first come, first served basis.

Applications will not be accepted without a complete application form signed by the applicant(s) AND property
owner(s), all required materials and full payment.

All applications received are reviewed for completeness by staff within 30 days from application date in accordance
with ORS 227.178.

The first fifteen COMPLETE applications submitted are processed at the next available Planning Commission
meeting. (Planning Commission meetings include the Hearings Board, which meets at 1:30 pm, or the full Planning Commission, which
meets at 7:00 pm on the second Tuesday of each month. Meetings are held at the City Council Chambers at 1175 East Main St).

A notice of the project request will be sent to neighboring properties for their comments or concerns.

If applicable, the application will also be reviewed by the Tree and/or Historic Commissions.

F 1= g e e

‘\\.L_i'--l_i_ l
JAN 22 2616

(«.g L‘:in\::::" nd

G ecomm-deviplanningForms & Handouts\Zoning Permit Application.doc




s LIMITED SPECIAL POWER OF ATTORNEY
Bl

AUTHORIZATION TO ACT on behalf of the undersigned owner of real property described as
Tax Lot 2800 of Jackson County Assessor map 39-1E-14AB.

LET IT BE KNOWN that CSA Planning, Ltd. (CSA) is the duly authorized representative of

South Ashland Business Park, LLC, the applicant and owner of the above described real
property, and, by this instrument, do hereby authorize CSA to perform all acts procedurally
required to obtain land use and development applications and permits as may be required by and
through the City of Ashland as legal prerequisites to actual development of the described real

property.

THIS LIMITED AND SPECIAL POWER OF ATTORNEY shall be used for only the limited
and special purposes above described and shall not be used to buy, sell or convey any part or any
interest whatsoever in this or any other land owned by the above property owner.

THIS LIMITED AND SPECIAL POWER OF ATTORNEY has been expressly authorized by the
undersigned applicant and shall expire on December 31, 2018, but may be extended by the
mutual consent of the parties.

3/7/2017

Done and dated this day of ,.2017.

NN

Authorized Representative

JAN 22 2010
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LIMITED SPECIAL POWER OF ATTORMNEY

AUTHORIZATION TO ACT on behalf of the undersigned owner of real properly described as
Tax Lat 2800 of Jackson County Assessor map 39-TE-14AB.

LET IT BE KNOWN that CSA Planning, Ltd. (CSA) is the duly authorized representative of
Breeze Capital Management LLC, the applicant and owner of the abave described real property,
andl, by this instrument, do hereby authorize CSA 1o perform all acts procedurally required to
abtain land vse and development applicitlions and permits as may he required by and through the
City of Ashland as legal prerequisites to actual development of the described real property.

THIS LIMETED ANIY SPECTAL POWIER OF ATTORNEY shall be used for only the limited
and special purpases above described und shall not be used to buy, sell or convey any part or any
interest whatsoever in this or any other land owned by the above properly owner,

THIS LIMITED AND SPECIAL POWER OF ATTORNEY has been expressly anthorized by the

undersigned applicant and shall expire on December 31, 2018, but may be extended by the
mulual consent of the pamcq

Done and dated this -fj__ Cday of 47/4/{/] C %\ 2017
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EXHIBIT 2

CITY OF ASHLAND
PLANNING DIVISION

IRREVOCABLE CONSENT TO ANNEXATION

The undersigned, referred to in this document as "Owner" whether singular or plural, owns or
is the purchaser under a recorded land sale contract of real property in Jackson County,
Oregon, described below and referred to in this document as "the property":

Legal Description: TWP:39 RANGE: 1E SECTION: 14AB Tax Lot: 2800
Location: 601 Washington Street, Ashland, Oregon
(See attached description)

In consideration of the application for annexation and subsequent extension of City of Ashland
water and sewer services, Owner declares and agrees that the property shall be held, sold, and
conveyed subject to the following covenants, conditions, and restrictions which shall constitute
covenants running with the land and shall be binding on all parties, their heirs, successors and
assigns, having any right, title, or interest in the property or any part thereof:

Whenever a proposal to annex the property is initiated by the City of
Ashland or otherwise, Owner shall consent and does consent to the
annexation of the property to the City of Ashland. Owner agrees this
consent to annexation is irrevocable.

Dated this 19  day of __January , 2018.

Signature: A 74" AN _——

outh A‘;hland Busmess Park LLC

State of Oregon )
sS:
County of Jackson )

Personally appeared the above named L. John Pierce, Member of South Ashland Business Park
LLC and acknowledged the foregoing instrument to be his voluntary act and deed.

L

Notary Public for E)_regOn UM@ ——————————

OFFICIAL STAMP
LORETTA SUE HOLLIS My Commission expires: _ELo.\:‘_ g\rg,g [

NOTARY PUBLIC-OREGON
COMMISSION NO. 938456

" MY COMMISSION EXPIRES MAY 04, 2010

JAN 22 2616
City of Ashland




L.J. FRIAR & ASSOCIATES P.C.

TELEPHONE FAX
541-772-2782 CONSULTING LAND SURVEYORS 541-772-8465
P.0. BOX 1947
JAMES E. HIBBS, PLS PHOENIX, OR 97535 ljfriar@charter.net

LEGAL DESCRIPTION

Beginning at the Northeast corner of Parcel 2 per Partition Plat No. P-53-1991,
according to the official plat thereof, now of record, in Volume 2, Page 53 of
“Record of Partition Plats” of Jackson County, Oregon and filed as Survey No. 12528
in the Office of the Jackson County Surveyor, said point also being on the existing
City of Ashland Boundary; thence along said City Boundary, North 00°09'23" East,
70.01 Ffeet to the North line of Washington Street as set forth in Document No. 72-
00467, Official Records of Jacksen County, Oregon; thence leaving said City
Boundary, along said North line, South 89°50'37" East, 114.48 feet to the Westerly
right of way line of Interstate No. 5 as set forth in Circuit Court Case No. 91-
804-1, also being on the existing City of Ashland Boundary; thence along right of
way line and along said City Boundary, the following three courses: South 43°24'07"
East, 360.57 feet; thence South 26°38'49" East, 319.92 feet; thence South LR
East, 73.36 feet to the Southeast corner of that tract described in Document No.
2009-009985, said Official Records; thence along said City Boundary and along said
South line, WEST, 622.96 feet to the Southwest corner of said tract; thence along
the Westerly line of said tract and along said City Boundary the following four
courses: North 06°50'20" East, 145.15 feet; thence North 07°40'02" East, 157.59
feet; thence North 16°14'57" East, 181.37 feet; thence North 04°04'34" West, 69.52
feet to the point of beginning. Containing 5.60 acres, more or less.

ANNEXED TRACT
391E14AB TL2800
Archerd-Breeze
16-199

December 1, 2017

REGISTERED \
PROFESSIONAL

LAND SURVEYOR

gﬁ/"’% ¢ N

OREGON
JULY 17, 1986
JAMES E. HIBBS 4//
2234
RENEWAL DATE : 6-30-19
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JAN 22 2610
Cily of Azhland




ANNEXATION AGRREEMENT
TO DEPOSIT AN AMOUNT SUFFICIENT TO RETIRE ANY OUTSTANDING
INDEBTEDNESS OF SPECIAL DISTRICTS

Between
South Ashland Business Park, LLC
and
CITY OF ASHLAND

THIS AGREEMENT entered into by and between South Ashland Business Park, LLC,
hereinafter referred to as “APPLICANT” and the CITY OF ASHLAND, hereinafter referred to
a5 “CITY",

WITNESSETH:

WHEREAS, pursuant to ORS 222.520(2)(b), the CITY elects to pay the bonds of the
special districts when such property subject to special district indebtedness is annexed by the
CITY.

WHEREAS, Ashland Municipal Code, Sections 4.14.020, 14.08.030(F) and
18.5.8.020(B), require that an applicant for annexation must agree to deposit an amount
sufficient to retire any outstanding indebtedness of special districts defined in ORS 222.510 as
part of an annexation application.

NOW, THEREFORE, as part of the annexation application for the property described in
APPENDIX “A”, APPLICANT agrees to deposit an amount sufficient to retire any outstanding
indebtedness of special district defined in ORS 222.510. In the event that no special district
requests from the CITY an amount to be paid to retire indebtedness within one (1) year from the
date of annexation, the full amount deposited to the CITY shall be returned to the APPLICANT.
In the event that a special district requires an amount less than the amount deposited, the CITY
shall return the remainder to the APPLICANT.

APPLICANT FOR E ON

Signed Z A~
L. John Rierce; Méthber =
South Ashland Business Park LLC

1/19/2018

Date

CITY OF ASHLAND:
Signed

- RECEIVED
JAN 22 261

Cily of Achland




o Lo FRIAR & ASSOCIATES F... TPRRITE WA
Y CONSULTING LAND SURVEYORS

P.O. BOX 1947
PHOENIX, OR 97535 lifriar@charter.nat

TELEPHONE
5417722782,

JAMES E. HIBBS, PLS
LEGAL DESCRIPTION

Beginning at the WNortheast corner of Parcel 2 per Partition Plat No. P=53-1991;
according to the official plat thereof, now of record, in Volume 2, Page 53 of
“Record of Partition Plats” of Jackson County, Oregon and filed as Survey No. 1252g
in the Office of the Jackson County Surveyor, said point also being on the existing
City of Ashland Boundary; thence along said City Boundary, North 00°09'23" East,
70.01 feet to the North line of Washington Street as set forth in Document No. 12—
00467, Official Records of Jackson County, Oregon; thence leaving said City
Boundary, along said North line, Socuth 89°50'37" East, 114.48 feet to the Westerly
right of way line of Interstate Wo. 5 as set forth in Circuit Court Case No. &1-
804-L, also being on the existing City of Ashland Boundary; thence along right of
way line and along said City Boundary, the following three courses: South 43°24' Q7"
East, 360.57 feet; thence South 26°38'49" East, 319.92 feel; thence South 26°41 ¢ po"
East, 73.36 feet to the Southeast corner of that traclt described in Document Mo,
2009-009985, said Official Records; thence along said City Boundary and along said
South line, WEST, 622.86 feet to the Southwest corner of said tract; thence along
the Westerly line of said tract and along said City Boundary the following four
courses: MNorth 06°50'20" East, 145.15 feet; thence North 07°40702" Fast, 157.5%
feet; thence North 16°14'57" Easkt, 181.37 feet; thence North 04°04'34" West, 69.52
feet to the point of beginning. Containing 5.60 acres, more or less.

ANNEXED TRACT
301E14AB TL2B800
Archerd-Breeze
16-199

December 1, 2017

/' REGISTERED ™
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__LAND SURVEYOR
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APPLICANT’S EXHIBIT 3

DEMONSTRATION OF COMPLIANCE WITH APPLICABLE
DEVELOPMENT STANDARDS

Ashland Land Use Ordinance (“ALUQO”)

The relevant approval standards are recited verbatim below:

Chapter 18.2.6 — Standards for Non-Residential Zones

18.2.6.010 Purpose

Chapter 18.2.6 sets forth lot and development standards, including minimum dimensions, area, density, coverage,
structure height, and other provisions that control the intensity, scale, and location of development, for Ashland's base
employment zones, pursuant to the Comprehensive Plan and the purposes of this ordinance.

18.2.6.020 Applicability

The standards contained in this chapter apply to all uses and development in the city's employment zones. Property
owners are responsible for verifying whether a proposed use or development meets the applicable standards of this
ordinance, and for obtaining Zoning Permits,

Table 18.2.6.030 — Standards for Non-Residential Zones
(Except as modified under chapter 18.5.5 Variances.)

Standard E-1

There is no minimum front, side, or rear yard required, except
where buildings on the subject site abut a residential zone, in
which case a side of not less than 10 ft and a rear yard of not

less than 10 ft per story is required.
Setback Yards (feet)
The solar setback standards of chapter 18.4.8 do not apply to

structures in the C-1-D zone.

Except for buildings within 100 feet of a residential zone, the
solar setback standards of chapter 18.4.8 do not apply to
structures in the C-1 zone.

40 ft, except:
Building Height *** — Maximum
(feet) - Buildings greater than 40 ft and less than 55 ft are permitted

in C-1-D zone with approval of a Conditional Use Permit.

-Where located more than 100 feet from a residential zone,
(feet) buildings greater than 40 ft and less than 55 ft are permitted
in C-1 zone with approval of a Conditional Use Permit,

Landscape Area — Minimum (% | 15%
of developed lot area)
*parapets may be erected up to five feet above the maximum building height; see also, 18.4.4.030.G.4 for mechanical
equipment screening requirements, and 18.5.2,020 for Site Design Review for mechanical equipment review process.

RECEIVED
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APPLICANT’S EXHIBIT 3 . monstration of Compliance with Applicabl  velopment Standards
Applicant: South Ashland Business Park LLC
Project: South Ashland Business Park

Compliance with Standards: The project is swrounded by E-1 zoned properties and is more than
100 feet from a residential zone. Therefore there are no minimum setbacks. Building height for
proposed buildings to be no more than 40 feet.

Chapter 18.4.2 - Building Placement, Orientation, and Design

B. Basic Site Review Standards. Except as otherwise required by an overlay zone or plan district, the following
requirements apply to commercial, industrial, non-residential and mixed-use development pursuant to section
18.5.2.020. See conceptual site plan of basic site review development in Figure 18.4.2.040.B. '

1. Orientation and Scale.

a. Buildings shall have their primary orientation toward the street and not a parking area. Automobile
circulation or off-street parking is not allowed between the building and the street. Parking areas shall be
located behind buildings, or to one side. See Figure 18.4.2,040.B.1.

Compliance with Standards: The project contains five of multi-tenant buildings of which only
two abut the street, the Phase 1 Office/Watchman Quarters/Units building and the Phase 4 Office
Building. Each of these buildings has their primary entrances oriented to the street. No parking
areas are located between these buildings and the street. Parking is located behind and to the side
of the buildings.

The other three buildings are separated from the street by a wetland. Building Group 1 has the
entrances for the end unit tenants oriented to the street though no access is possible due to the
wetlands. The other tenant unit entries in this and the remaining two buildings face the driveways
as is typical for this type of use.

b. A building fagade or multiple building facades shall occupy a large majority of a project's street frontage
as illustrated in Figure 18.4.2,.040.B, and avoid site design that incorporates extensive gaps between
building frontages created through a combination of driveway aprons, parking areas, or vehicle aisles.
This can be addressed by, but not limited to, positioning the wider side of the building rather than the
narrow side of the building toward the street. In the case of a corner lot, this standard applies to both
street frontages. Spaces between buildings shall consist of landscaping and hard durable surface
materials to highlight pedestrian areas.

Compliance with Standards: Of the subject property’s 843.4 feet of frontage, 55 percent is
encumbered by wetland and creek setbacks. The remaining frontage is split into two parts, a short
section 110 feet long along the northern frontage and a 350 foot long narrow triangular section
along the castern frontage. The proposed plan places buildings adjacent to the street in each of
these sections. These sections are also the only locations available for access driveways, therefore
a portion of the northern frontage is used for the entry drive and the southern portion of the eastern
section is used to provide the required parking and driveway for the Phase 4 Office Building. All of
the space between these buildings is taken up with wetlands and related landscaping.

c. Building entrances shall be oriented toward the street and shall be accessed from a public sidewalk. The
entrance shall be designed to be clearly visible, functional, and shall be open to the public during all
business hours. See Figure 18.4.2.040.B.1.

Compliance with Standards: As noted above, the building entrances for the Phase 1
Office/Watchman Quarters/Units building and the Phase 4 Office Building are oriented to the
street. Each has stairs leading from the sidewalk directly to the entries. These office entrances will
be open to the public during business hours.

d. Building entrances shall be located within 20 feet of the public right of way to which they are required to
be oriented. Exceptions may be granted for topographic constraints, lot configuration, designs where a

greater setback results in an improved access or for sites with multiple buildings, such as shopping
centers, where other buildings meet this standard,
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APPLICANT’S EXHIBIT 3 |/  monstration of Compliance with Applicabl|  :velopment Standards
Applicant: South Ashland Business Park LL.C
Project: South Ashland Business Park

Compliance with Standards: Entrances for the Phase 1 Office/Watchman Quarters/Units
building and the Phase 4 Office Building are located within 20 feet of the public right-of-way.
None of the interior tenant units are intended for the general public. These units are designed for
the light industrial use and have entrances located at the front of each unit. These units cannot be
located adjacent to the right-of-way due to the wetlands. The Applicant requests approval of this
layout based on the type of use and the topographic constraints.

e. Where a building is located on a corner lot, its entrance shall be oriented toward the higher order street
or to the lot corner at the intersection of the streets. The building shall be located as close to the
intersection corner as practicable.

Compliance with Standards: The subject property is on a portion of Washington Street that
bends but it does not intersect with any other streets so it is not a corner lot.

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

Compliance with Standards: Public sidewalks are proposed. See further discussion regarding
street sections in Applicant’s Findings.

g. The standards in a-d, above, may be waived if the building is not accessed by pedestrians, such as
warehouses and industrial buildings without attached offices, and automotive service stations.
Compliance with Standards: With the exception of the Phase 4 Office Building, the proposed
buildings are intended for light industrial use and are therefore not in need of pedestrian access.
2. Streetscape. One street tree chosen from the street tree list shall be placed for each 30 feet of frontage for
that portion of the development fronting the street pursuant to subsection 18.4.4.030.E.
Compliance with Standards: Street trees are proposed as required, except within the wetlands
areas. See Atlas Page 2.4.

3. Landscaping.

a. Landscape areas at least ten feet in width shall buffer buildings adjacent to streets, except the buffer is
not required in the Detail Site Review, Historic District, and Pedestrian Place overlays.

b. Landscaping and recycle/refuse disposal areas shall be provided pursuant to chapter 18.4.4.

Compliance with Standards: Landscaping is proposed as required except within the wetlands
boundary. Landscaping and recycle/refuse disposal areas are provided. See Atlas Page 2.4.

4, Designated Creek Protection. Where a project is proposed adjacent to a designated creek protection area,
the project shall incorporate the creek into the design while maintaining required setbacks and buffering, and
complying water quality protection standards, The developer shall plant native riparian plants in and adjacent
to the creek protection zone.

Compliance with Standards: The subject property contains the eastern half of the Knoll Creek
drainage and as such includes a creck protection area. The plan minimizes impact on the drainage
and includes riparian planting in any area impacted by construction and complies with water
quality protection standards.

5, Noise and Glare. Artificial lighting shall meet the requirements of section 18.4.4,050. Compliance with AMC
9.08.170.c and AMC 9.08.175 related to noise is required.
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APPLICANT’S EXHIBIT 3 . monstration of Compliance with Applicabll  elopment Standards
Applicant: South Ashland Business Park LLC
Project: South Ashland Business Park

Compliance with Standards: Artificial lighting can and will comply with requirements. See
Atlas Page 2.1.

ook ok ok ok ok ok ok ok ok ok ok

18.4.3.040 Parking Ratios

Except as provided by section 18.4.3.030, the standard ratios required for automobile parking are as follows. See also,
accessible parking space requirements in section 18.4.3.050.

Table 18.4.3.040 - Automobile Parking Spaces by Use

Use Categories Minimum Parking Per Land Use
(Based on Gross Floor Area; fractions are rounded to whole number.)

Residential Categories

Multi-family c. 2-bedroom units -- 1.75 spaces/unit.

Commercial Categories

Offices General Office: 1 space per 500 sq. ft. floor area.

Industrial Categories

Industrial, Manufacturing and
Production, Warehousing and
Freight

1 space per 1,000 sq. ft. of gross floor area, or 1 space for each 2
employees whichever is less, plus 1 space per company vehicle

Compliance with Standards: Total parking spaces in development- 84.
Residential: One 2-bedroom unit — 1.75 spaces required. 2 spaces provided. Complies.

Office: Industrial Unit Main Office — 214 sf/500= .43~ 1 space required
I space provided. Complies.

Phase 4 Office Building- 4,497 sf/500= 8.99 ~ 9 spaces required.
11 spaces provided. Complies.

Industrial: 46 Industrial Units - 61,417 sf/1,000=61.4~ 62 spaces required
71 spaces provided. Complies.

18.4.3.050 Accessible Parking Spaces

Accessible parking shall be provided consistent with the requirements of the building code, including but not limited to
the minimum number of spaces for automobiles, van-accessible spaces, location of spaces relative to building
entrances, accessible routes between parking areas and building entrances, identification signs, lighting, and other
design and construction requirements. Accessible parking shall be included and identified on the planning application
submittals.

Compliance with Standards: Accessible parking spaces can and will be provided as required to
meet building code standards. A total of 7 accessible parking spaces are proposed, 2 of which will
be van-accessible.

dosk ok ok sk ok sk ok ok ook ok sk
18.4.3.070 Bicycle Parking

D. Bicycle Parking for Non-Residential Uses. Uses required to provide off street parking, except as specifically
noted, shall provide two spaces per primary use, or one bicycle parking space for every five required
automobile parking spaces, whichever is greater. 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,
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APPLICANT’S EXHIBIT 3 -, monstration of Compliance with Applicabl!  wvelopment Standards
Applicant: South Ashland Business Park LLC
Project: South Ashland Business Park

1

2.

Bicycle Parking Design Standards.

Bicycle parking shall be located so that it is visible to and conveniently accessed by cyclists, and promotes
security from theft and damage.

Bicycle parking requirements, pursuant to this section, can be met in any of the following ways.

a. Providing bicycle racks or lockers outside the main building, underneath an awning or marquee, or in
an accessory parking structure.

b. Providing a bicycle storage room, bicycle lockers, or racks inside the building. Providing bicycle racks
on the public right of way, subject to review and approval by the Staff Advisor.

All required exterior bicycle parking shall be located on-site and within 50 feet of a regularly used building
entrance 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 mulfiple 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.

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.

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.

Compliance with Standards: With a total of 73 parking spaces in the main business park, 14
bicycle spaces are required. Bicycle parking is provided throughout the development. Spaces
are provided in 3 locations- 4 near the Main Office at the entry to the development, 8 at the east
end of Building Group 1 and another 4 at the southeast corner of Building Group 2, for a total
of 12. The 8 racks near Building Group 1 will be covered. The Phase 4 Office building has an
11 space parking lot, so will be provided with racks for 3 bicycles, which will be covered.
Total bicycle parking spaces: 18. Total covered: 11. Project complies.

ok ook sk ockock ok ok ok ok ok

18.4.3.080 Vehicle Area Design
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 fo 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.

Compliance with Standards: All spaces are adjacent to the building being served on the same
parcel. Complies.

B. Parking Area Design.
4, Parking lots with 50 or more parking spaces, and parking lots where pedesfrians must traverse more than 150

feet of parking area, as measured as an average width or depth, shall be divided into separate areas by one
or more of the following means: a building or group of buildings; plazas landscape areas with walkways at
least five feet in width; streets; or driveways with street-like features as illustrated in Figure 18.4.3.080.B.4
Street-like features, for the purpose of this section, means a raised sidewalk of at least five feet in width, with
six-inch curb, accessible curb ramps, street trees in planters or tree wells and pedestrian-oriented lighting
(i.e., not exceeding 14 feet typical height).
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APPLICANT’S EXHIBIT 3 -/ monstration of Compliance with Applicabl{  welopment Standards
Applicant: South Ashland Business Park LLC
Project: South Ashland Business Park

Compliance with Standards: The entire project contains 84 total parking spaces, which are
separated by the buildings into four areas. Each parking area’s use is directly related to the building
abutting each side of the area. Complies.

C. Vehicular Access and Circulation. The intent of this subsection is to manage access to land uses and on-site
circulation and maintain transportation system safety and operations. For transportation improvement
requirements, refer to chapter 18.4.6 Public Facilities.

1. Applicability. This section applies to all public streets within the City and to all properties that abut these
streets. The standards apply when developments are subject to a planning action (e.g., Site Design Review,
Conditional Use permit, Land Partition, Performance Standards Subdivision).

2. 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
18.4.3.080.B .4, Pedestrian connections on the site, including connections through large sites, and
connections between sites and adjacent sidewalks must conform to the provisions of section 18.4.3.090.

3. 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) as illustrated in Figures 18.4.3.080.C.3.a and Figure
18.4.3.080.C.3.b.

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

on boulevard streets: 100 feet
on collector streets: 75 feet
on neighborhood streets: 24 feet for 2 units or fewer per lot,

50 feet for three or more units per lot
ii. Distance from intersections.

on boulevard streets: 100 feet
on collector streets: 50 feet
on neighborhood streets: 35 feet

Compliance with Standards: The project design proposes two driveway access points, one on
the northern frontage that serves the business park and a second on the eastern frontage that
exclusively serves the office building. The driveway on the northern frontage is located 150 feet
from the nearest driveway to the west and 110 feet from the corner. Washington Street makes a
near right angle turn around the property, but it is not an intersection as there are no connecting
roads. The driveway on the eastern boundary is located 85 feet from the nearest driveway to the
south and approximately 445 feet from the corner. As Washington Street is classified as an
Avenue, which is similar to a collector, driveways must be 75 feet or more apart and at least 50
feet away from an intersection. Both driveways comply.

D. Driveways and Turn-Around Design. Driveways and turn-arounds providing access to parking areas shall
conform to the following provisions.

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;
be clearly and permanently marked and defined; and provide adequate aisles or turn-around areas so that all
vehicles may enter the street in a forward manner,

4, The width of driveways and curb cuts in the parkrow and sidewalk area shall be minimized.

6. Vertical Clearances. Driveways, aisles, turn-around areas and ramps shall have a minimum vertical clearance
of 13.5 feet for their entire length and width. Parking structures are exempt from this requirement.

7. Vision Clearance. No obstructions may be placed in the vision clearance area except as set forth in section
18.2.4.040.
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APPLICANT’S EXHIBIT 3 -/ monstration of Compliance with Applicabl{  velopment Standards
Applicant: South Ashland Business Park LLC
Project: South Ashland Business Park

8.

Grades for new driveways in all zones shall not exceed 20 percent for any portion of the driveway. If required
by the City, the developer or owner shall provide certification of driveway grade by a licensed land surveyor.

Compliance with Standards: The project design complies with above requirements as follows:

3. & 4. The driveways connecting the parking areas to Washington Street are designed to

6.
7.

facilitate flow of traffic on and off the site. They will be 20 feet in width, minimizing their
impact on the parkrow and sidewalk. The drive aisles in the main business park are laid out
in loops, eliminating the need for turn-arounds. The office building parking lot is a standard
single entrance/exit design and meets the ALUOQ standards for layout.

All driveways and aisles meet vertical clearance requirements

No obstructions are present within the vision clearance areas of either driveway.

E. Parking and Access Construction. The development and maintenance as provided below, shall apply in all
cases, except single-family dwellings.

.,

Paving. All required parking areas, aisles, turn-arounds, and driveways shall be paved with concrete,
asphaltic, porous solid surface, or comparable surfacing, constructed to standards on file in the office of the
City Engineer.

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.

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

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

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.

Walls and Hedges

a. Where a parking facility is adjacent to a street, a decorative masonry wall or evergreen hedge screen
between 30 and 42 inches in height and a minimum of 12 inches in width shall be established parallel to
and not nearer than two feet from the right-of-way line, pursuant to the following requirements.

i. The area between the wall or hedge and street line shall be landscaped.

ii. Screen planting shall be of such size and number to provide the required screening within 12 months
of installation.

iii. All vegetation shall be adequately maintained by a permanent irrigation system, and said wall or
hedge shall be maintained in good condition.

iv. Notwithstanding the above standards, the required wall or screening shall be designed to allow
access to the site and sidewalk by pedestrians and shall meet the vision clearance area
requirements in section 18.2.4.040.

Compliance with Standards: The parking areas comply with the above standards as follows:

1.

Paving is proposed to be a combination of asphalt and concrete constructed to meet City
Engineer standards. See Atlas Page 3.2.

Parking areas have been laid out to direct drainage to appropriate collection systems. See
Atlas Pages 3.2 and 3.3.

Driveway approaches can and will meet city standards.

Wheel stops meeting code standards will be installed at all parking spaces.
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APPLICANT’S EXHIBIT 3 -/ monstration of Compliance with Applicabl|  velopment Standards
Applicant: South Ashland Business Park LLC
Project: South Ashland Business Park

5. Hedges are provided at all parking stalls that face or abut the street. Landscaping will be

installed to meet required standards.

%%k k% ok ok ok ok ok ok ok

18.4.3.090 Pedestrian Access and Circulation

A. Purpose. The purpose of section 18.4.3.090 is to provide for safe, direct, and convenient pedestrian access and
circulation.

B. Standards. Development subject to this chapter, except single-family dwellings on individual lots and associated
accessory structures, shall conform to the following standards for pedestrian access and circulation.

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.

Safe, Direct, and Convenient. Provide safe, reasonably direct, and convenient walkway connections between
primary building entrances and all adjacent streets. For the purposes of this section, the following definitions
apply.

a. "Reasonably direct’ means 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” means reasonably free from hazards and provides a reasonably direct means of
walking between destinations.

c. "Primary entrance" for a non-residential building means 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.

Connections within Development. Walkways within developments shall provide connections meeting all of the

following requirements as illustrated in Figures 18.4.3.090.B.3.a and 18.4.3.090.B.3.b

a. Connect all building entrances to one another to the extent practicable.

b. Connect on-site parking areas, recreational facilities, and common areas, and connect offsite adjacent
uses to the site to the extent practicable. Topographic or existing development constraints may be cause
for not making certain walkway connections.

Compliance with Standards: This project is made up of several multi-tenant buildings and does
not have a primary building entrance, but rather has separate entrances for every tenant, with
related parking adjacent to it. This type of development typically has only auto and truck access.
Regular pedestrian access is not anticipated to be needed.

Pedestrian movement within the project is anticipated to be only from the related parking space to
the tenant entrance, and as such, no sidewalks are proposed connecting the separate tenant spaces.
Due to the roll-up doors needed for deliveries to this type of space, it is not practical to provide
connecting walkways that would be interrupted every 20 or so feet. This layout is typical and
appropriate for this type of light industrial business park. Project complies.

F ok ko ok ok %ok ok ok ok

18.4.4.030 Landscaping and Screening

G. Other Screening Requirements. Screening is required for refuse and recycle containers, outdoor storage areas,
loading and service corridors, mechanical equipment, and the City may require screening other situations,
pursuant with the requirements of this ordinance.

.

Recycle and Refuse Container Screen. Recycle and refuse containers or disposal areas shall be screened
from view by placement of a solid wood fence or masonry wall five to eight feet in height to limit the view from
adjacent properties or public rights-of-way. All recycle and refuse materials shall be contained within the
screened area.

JANRR 2061C  Peeetere

(,._" L,;F,AV,::'-'. “"‘j

™
LTI T




APPLICANT’S EXHIBIT 3 - monstration of Compliance with Applicabl|  :velopment Standards
Applicant: South Ashland Business Park LLC
Project; South Ashland Business Park

2. Outdoor Storage. Outdoor storage areas shall be screened from view, except such screening is not required
in the M-1 zone,

3. Loading Facilities and Service Corridors, Commercial and industrial loading facilities and service corridors
shall be screened when adjacent to residential zones. Siting and design of such service areas shall reduce
the adverse effects of noise, odor, and visual clutter upon adjacent residential uses.

4. Mechanical Equipment. Mechanical equipment shall be screened by placement of features at least equal In
height to the equipment to limit view from public rights-of-way, except alleys, and adjacent residentially zoned
property. Mechanical equipment meeting the requirements of this section satisfy the screening requirements
in 18.6.2.020.C.3.

a. Roof-mounted Equipment. Screening for roof-mounted equipment shall be constructed of materials used
in the building's exterior construction and include features such as a parapet, wall, or other sight-blocking
features. Roof-mounted solar collection devices are exempt from this requirement pursuant to subsection
18.5.2.020.C.3. ‘

b. Other Mechanical Equipment. Screening for other mechanical equipment (e.g., installed at ground level)
include features such as a solid wood fence, masonry wall, or hedge screen,

Compliance with Standards: Recycle and Refuse area has masonry wall screening it from view.
Loading dock is not screened as the site is surrounded by E-1 zoned properties. Mechanical
Equipment will be limited to small individual units at the tenant spaces. The office building
HVAC units will be roof mounted and screened by a parapet. Project complies.
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L.J. FRIAR & ASSOCIATES P.C.

TELEPHONE FAX
541-772—2782 CONSULTING LAND SURVEYORS 541~772~8465
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LEGAL DESCRIPTION

Beginning at the Northeast corner of Parcel 2 per Partition Plat No. P-53-1991,
according to the official plat thereof, now of record, in Volume 2, Page 53 of
“Record of Partition Plats” of Jackson County, Oregon and filed as Survey No. 12528
in the Office of the Jackson County Surveyor, said point also being on the existing
City of Ashland Boundary; thence along said City Boundary, North 00°09'23" Rast,
70.01 feet to the North line of Washington Street as set forth in Document No. 72-
00467, Official Records of Jackson County, Oregon; thence leaving said City
Boundary, along said North line, South 89°50'37" East, 114.48 feet to the Westerly
right of way line of Interstate No. 5 as set forth in Circuit Court Case No. 91-
804-1, also being on the existing City of Ashland Boundary; thence along right of
way line and along said City Boundary, the following three courses: South 43°24'07"
East, 360.57 feet; thence South 26°38'49" East, 319.92 feet; thence South 26°41'00"
FEast, 73.36 feet to the Southeast corner of that tract described in Document No.
2009-009985, said Official Records; thence along said City Boundary and along said
South line, WEST, 622.96 feet to the Southwest corner of said tract; thence along
the Westerly line of said tract and along said City Boundary the following four
courses: North 06°50'20" East, 145.15 feet; thence North 07°40'02" East, 157.59
feet; thence North 16°14'57" East, 181.37 feet; thence North 04°04'34" West, 69.52
feet to the point of beginning. Containing 5.60 acres, more or less.
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SANDOW
ENGINEERING

EXECUTIVE SUMMARY

This report describes the traffic analysis and findings consistent with the development proposal of Tax
Lot 2800 of Assessor’s Map 391E14AB in Ashland, Oregon. The property consists of 5.38 acres and is
currently zoned Rural Residential (5 acre) minimum (RR-5) by Jackson County. The property is currently
located outside of the City of Ashland city limits. The applicant is requesting an annexation and a zone
change to Employment (E-1) to support the proposed business park to be developed on the site. As part
of the zone change request, an analysis of compliance with the Transportation Planning Rule (TPR),
Statewide Planning Rule Goal 12, OAR 660-012-0060(1) is needed to demonstrate that any increase in
traffic generated by the proposed zoning will not have a significant effect on the adjacent transportation
system.

The analysis evaluates the adjacent roadway network and intersections with added traffic from the
proposed rezoning and development consistent with City of Ashland and Oregon Department of
Transportation (ODOT) analysis and evaluation criteria.

The following findings and recommendations are based on the information and analysis contained

within this report.

FINDINGS !

The analysis concludes the following:

o All of the studied intersections meet mobility standards though the year 2023 with the proposed
development of a 72,606 sf of business park.

e The proposed E-1 zoning will generate more traffic than the existing Rural Residential zoning,
triggering the need for TPR analysis.

e The intersection of Ashland Street at I-5 Northbound Ramps, Ashland Street at I-5 Southbound
Ramps, and Ashland Street at Normal Avenue do not meet the applicable mobility standards for
the year 2034 background conditions.

o The “worst-case” development potential under the proposed E-1 zoning will worsen the year
2034 intersection performance. In lieu of expensive mitigation, the applicant is proposing a trip
cap equal to the level of traffic generated by the proposed development scenario. Under the trip
cap, all intersections projected to operate within applicable mobility standards will continue to
meet applicable mobility standards. Under the trip cap, all intersections projected to not meet
the mobility standards will operate no worse than the 2034 background conditions, and no
further mitigation is needed.
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1.0 BACKGROUND

1.1SITE INFORMATION

This report describes the traffic analysis and findings for the development and zone change of Tax Lot
2800 of Assessor’'s Map 391E14AB located on Washington Street in Ashland, Oregon. Figure 1 illustrates
the site location. The property is currently zoned Rural Residential (5 acre) minimum (RR-5) by Jackson

County.

The applicant will be requesting a zone change to support the annexation, therefore the traffic study will
require analysis/findings consistent with the Transportation Planning Rule (TPR), Statewide Planning

Rule Goal 12, OAR 660-12-0060 requirements.

The proposed development will be a business park consisting of approximately 72,606 square feet of

light industrial building/office and one two-bedroom apartment?. The proposed development is
anticipated to generate 112 PM peak hour trips. As such, the development triggers a Traffic Impact
Analysis as per City of Ashland TIA requirements. Appendix A includes the preliminary site plan.

The development is expected to be completed in multiple phases. It is anticipated that current market
demand exists for approximately two-thirds of the project in the short-to-medium term. Thus, impacts
are evaluated at two-thirds completion and final completion. At these two stages in the development

there is the potential for cumulative impacts of the development trips on the adjacent intersections to

warrant an evaluation.

1.2 SCOPE OF ANALYSIS
The traffic study is performed in accordance with City of Ashland and ODOT Traffic Impact Analysis

standards and criteria. The Scope of Work was coordinated by Sandow Engineering, the City of Ashland,
and ODOT to establish evaluation criteria for off-site impacts at the following locations and time periods.

The traffic impacts are evaluated for the weekday PM time period between 4:00 PM to 6:00 PM at
locations within the City of Ashland’s jurisdiction and from 3:30 PM to 6:30 PM at locations within
ODOT’s jurisdiction. The intersections included in the analysis are as follows:

e Ashland Street @ Walker Avenue (City - TPR Only)

o Ashland Street @ Normal Avenue (City - TPR Only)

o Ashland Street @ Tolman Creek Road (ODOT)

e Ashland Street @ Washington Street (ODOT)

e Ashland Street @ Southbound I-5 Ramps (ODOT)

e Ashland Street @ Northbound I-5 Ramps (ODOT)

o Tolman Creek Road @ Independent Way (City - Future)

kr’ M oo e

JAN &5 £
L A “watchman or managers” apartment until accessory to the business park use. C iy QO .‘.“‘;f
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e Washington Street @ Independent Way (City - Future)
e Washington Street @ Site Driveway (City)

The operational analysis is performed at the studied intersections during the weekday PM peak hour of
the system for the existing year (year 2017), at two-thirds site completion (year 2019) with and without
the proposed development, final completion (year 2023) with and without the proposed development,
and for the 20-year planning horizon (year 2034) with and without the proposed zone change. Year 2034
is the current planning horizon for the City of Ashland Transportation System Plan (TSP) and therefore is
the 20-year planning horizon to be considered for the TPR Analysis. The scope of work is included in
Appendix B.
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.(';/*\\ i ] 1 ) ()' \/\/EN G I N EER' N G 160 Madison Street Suite A Eugene, Oregon 97402 - 541.513.3376 - sandowengineering.com




2.0 EXISTING ROADWAY CONDITIONS

2.1 STREET NETWORK

SANDOW
ENGINEERING

Streets included within the study are Ashland Street, Washington Street, Tolman Creek Road, Normal
Avenue, Walker Avenue, and the future Independent Way. The City of Ashland’s functional classification
system uses “Boulevards” as the street classification intended to serve the highest travel demands and
“Avenues” as the next highest classification. The project site abuts Washington Street. Ashland Street is
a Boulevard which serves as a main east-west route between the interstate and downtown Ashland.
Washington Street is an Avenue that serves as access to surrounding industrial businesses. Tolman
Creek Road is a Boulevard south of Ashland Street and Avenue to the north. Tolman Creek Road is a
main north-south route that serves residential and commercial properties in the surrounding area
Normal Avenue is an Avenue that serves surrounding residences and connects Ashland Street to Siskiyou
Boulevard (Hwy 99) to the south. Walker Avenue is an Avenue that serves surrounding residences,
commercial, and a portion of Southern Oregon University and connects Ashland Street to Siskiyou
Boulevard (Hwy 99) to the south. Table 1 illustrates the roadway characteristics within the study area.

TABLE 1: ROADWAY CHARACTERISTICS WITHIN STUDY AREA

Ashland
Characteristic Street
. District
Functional T
Classification g Y
Boulevard

Posted Speed  30/35 mph

Lanes per
. . 2

Direction
Center Left Yes
Turn Lane
Restrictions in .
the Median Intermittent
Bikes Lanes

Yes
Present
Sidewalks

Yes
Present
Transit Route Yes
On-Street

. None

Parking

Washington
Street

Avenue
25 mph
(unposted)
1

None
None

None

East/North-Yes
South-
Intermittent
None

Yes

Tolman Creek
Road

Boulevard/
Avenue

25 mph
1
None
None

Yes

Yes

Yes

Yes

Normal
Avenue

Avenue

25 mph
(unposted)

1
None
None

None

East Side — Yes
West Side -

None
None

Yes

Walker
Avenue

Avenue

25 mph

None
None

Yes

Yes

None
North of
Ashland Street

Figure 2 illustrates the study area intersection locations, intersection geometry, and access control.
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2.2 CRASH ANALYSIS

A crash investigation was performed for the study area intersections. The analysis investigates crashes
that have been reported to the state for the most recent 5 years of data available, 1/1/2011-
12/31/2015, to determine a crash rate in crashes per million vehicles on the roadway and the types of
crashes that occurred. Year 2016 data is preliminary and does not include property damage, only
crashes, therefore was not included in the analysis. The crash rate is compared to the statewide 90
percentile intersection crash rate as there are not enough intersections to create a reference population
for the HSM Critical Crash rate methodology. If the calculated crash rate exceeds the statewide 90
percentile intersection crash rate or there is a high percentage of a certain crash type, the location is
investigated for further mitigation measures. The 90" % crash rate for 4-way signalized intersections is
0.860, and 0.293 for stop controlled “T” intersections. Crash data was provided by ODOT for the study
area and is included in Appendix C. The results of the crash analysis are provided in Table 2.

TABLE 2: INTERSECTION CRASH RATES

Types of Crashes
Number
of Pedestrian/ 90" %
Location Crashes HeadRear Side Turn Other Bike ADT Crash Rate* crash rate
AshlandSt@ | s | g || 0|0 | 0 0 19,640 0.00%* 0.860
SB I-5 Ramp
Ashland 5t @ - .
NB I-5 Ramp 0 0 00 0 0 0 16,940 0.00 0.860
Ashland St @
1 0 0 0 0 17,650 0.0 .

Washington St 0 0 0.293
Ashland St @
Tolman Creek 8 0/ 3 0 3 2 0 22,140 0.20 0.860
Rd

*(crasheslmillion entering vehicles)
** Intersections were recently updated and signalized in 2012, No crashes reported from 2012 to 2015.

It should be noted that the intersections of Ashland Street with the |-5 ramps were recently updated in
2012 with traffic signals. This substantial change to intersection operations mean that historic crash data
will not reflect existing conditions. As such, crash data from the Ashland Street and I-5 ramp
intersections was limited to the time frame after the signal update was completed. The ODOT Crash
reports show no crashes at these intersections for the time period evaluated.

As illustrated in Table 2, all of the studied intersections have a crash rate lower than the statewide 90"
percentile crash rate. The intersections do not meet the threshold for requiring mitigation. Additionally,
the types and frequency of crashes are typical of those found at intersections with similar configurations

and control. R
7
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3.0 BACKGROUND TRAFFIC VOLUMES

3.1 INTERSECTION COUNTS

As part of the analysis, weekday PM peak hour turning movement counts were collected at the study
intersections. The traffic counts were performed for the 3:30 PM to 6:30 PM peak period at ODOT
intersections and the 4:00PM to 6:00PM peak period at Ashland Intersections. AM traffic counts were
taken at ODOT intersections for the purpose of verifying the peak hour of the system. Figure 3 includes
the AM traffic volumes. Figure 4 includes the PM peak hour traffic volumes. The PM peak hour traffic
volumes on the system total 10,549 (combined total of all ODOT intersections). The AM peak hour traffic
volumes on the system total 5,978 (combine total of all ODOT intersections). The PM peak hour traffic
volumes are nearly twice as high as the AM peak hour. As per coordination with ODOT, an AM analysis is
not necessary since the PM is clearly the peak hour of the day.

Table 3 provides the count date for each intersection and the traffic volumes are included in Appendix
D.

TABLE 3: TRAFFIC COUNT SUMMARY

Intersection Count Date = Count Type ! Jurisdiction
Ashland Street @ I-5 Northbound Ramps 6/7/2017 3hr ; oDoT
Ashland Street @ I-5 Southbound Ramps 6/7/2017 3hr ' 0DOT
Ashland Street @ Washington Street 6/7/2017 3hr ODOT
Ashland Street @ Tolman Creek Road | 6/7/2017 3 hr oDOT
Ashland Street @ Normal Avenue | 9/20/2016 2 hr City
Ashland Street @ Walker Avenue | 9/22/2016 2 hr ‘ City
Washington Street @ Independence Way (Future) | 6/7/2017 2 hr | City

3.2 SEASONAL ADJUSTMENT

Application of seasonal adjustment factors account for the fact that through volumes along State
Highways and recreational routes tend to fluctuate from month to month due to changes in recreational
behavior, etc. Monthly volume variations for routes with recreational traffic show much higher seasonal
peaking than for routes with predominantly intercity traffic. All traffic counts were taken on a typical
Southern Oregon University day to account for university traffic.

The traffic volumes were seasonally adjusted using rates included in the ODOT Seasonal Trend Table.
The nearest Automatic Traffic Recorders are along Interstate-5 and Highway 99 outside of the city.
Therefore, they are not representative of the study area. The seasonal factor for the commuter trend
was determined to be the appropriate factor for this section of Ashland St. The seasonal adjustment
calculation is included in Appendix E. ' p J= M Em

100 ¢
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3.3 FUTURE YEAR BACKGROUND VOLUMES

The analysis evaluates the traffic conditions for the years 2019, 2023 and 2034. Therefore, existing
traffic volumes are “grown” to represent the future conditions. The growth rates for intersections in the
area were determined from the City of Ashland Transportation System Plan (TSP). Base level and future
traffic volumes were used to determine a linear growth rate for the study area intersection turning
movements.

3.4 BACKGROUND VOLUMES

Independent way is anticipated to be completed prior to completion of Phase 1 (year 2019). The
Independent Way connection will provide alternate routing for vehicles in the area. The years 2019,
2023, and 2034 traffic volumes were adjusted to account for this connection. The adjustment followed
the same travel patterns within the Southern Oregon Transportation Engineering IPCO Site Expansion
and Independent Way Street Connection TIA dated November 11, 2013.

Additionally, the approved but not completed IPCO development was included as pipeline trips in the
background and no build conditions. Resulting background traffic volumes are included in Appendix E.
The background traffic volumes are illustrated in Figure 5 for year 2019, Figure 6 for year 2023, and
Figure 7 for year 2024,

ALl OO g0an
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4,0 DEVELOPMENT ANALYSIS

4.1 TRIP GENERATION

The proposed development is 72,606 square feet of light industrial building/office flex space and one
two-bedroom apartment. The development will be completed in multiple phases. However, potential
cumulative impacts are not anticipated to be significant enough to warrant an evaluation until two-
thirds completion (48,404 sf). Impacts are evaluated at two-thirds completion and full-build out of the
development.

The ITE Trip Generation Manual 9th Edition was used to estimate development trips. The ITE land use
770-Business Park was determined to most closely match the proposed use of the site.

The associated traffic generation for the proposed development is illustrated in Table 4.

TABLE 4: PM PEAK HOUR PROPOSED DEVELOPMENT TRIP GENERATION

PM Peak Hour Trip Generation

ITE Land Use Size | Units Rate Trips In | Out
770 — Business Park = 72.61 KSF GFA | Ln(T)=0.90 * Ln(X) + 0.85 111 (226%:/) ‘ (;ZZD/)
1 (| o
220 - Apartment | 1 | Dwelling Units 0.62 1 (6;‘7) (33‘”
| o) | (]

Total 112 | 30 | 82

Frist Two-Thirds of Development (48,404sf) 74 | 20 | 54

Final Third of Development (24,202 sf) | 38 ; 10 | 28

As demonstrated in the table above, full-build out of the proposed development is expected to
generate approximately 112 trips during the PM peak hour.

4.2 TRIP DISTRIBUTION
The development trips were distributed though the study area network using the existing observed
travel patterns as a base with modifications as per reasonable origins and destinations.

Trip distribution patterns:

e 30% to/from the west via Ashland Street (OR 66)

o 40% to/from the north via I-5 JAN 22 201

Cily of Asiian:

o 9% to/from the south via I-5
e 18% to/from the south via Tolman Creek Road
» 3% to/from nearby streets

The trip distribution is illustrated in Figure 7 for the year 2019 and Figure 8 for the year 2023.

January 5, 2018 South Ashland Business Park TPR Analysis 17



SANDOW
ENGINEERING

4.3 BUILD-OUT TRAFFIC VOLUMES

The development trips for Phase 1 and Phase 2 are added to background traffic volumes to determine
the traffic volumes after completion. Figure 9 illustrates the year 2019 build-out traffic volumes, and
Figure 10 illustrates the year 2023 built-out traffic volumes.
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4.4 PERFORMANCE MEASURES

The studied intersections were evaluated for Level of Service (LOS) and volume to capacity (V/C). LOS is
defined by the Highway Capacity Manual (HCM). LOS is a concept developed to quantify the degree of
comfort (including such elements as travel time, number of stops, total amount of stopped delay, and
impediments caused by other vehicles) afforded to drivers as they travel though an intersection or along
a roadway segment. It was developed to quantify the quality of service of transportation facilities.

LOS is based on average delay, defined as the average total elapsed time from when a vehicle stops at
the end of a queue until the vehicle departs from the stop line. Average delay is measured in seconds
per vehicle per hour and then translated into a grade or “level of service” for each intersection. LOS
ranges from A to F, with A indicating the most desirable condition and F indicating the most
unsatisfactory condition.

For Ashland, a LOS D or better, is considered to be acceptable operations. The LOS criteria, as defined by
the Highway Capacity Manual, for intersections is provided in Table 5.

TABLE 5: HCM LEVEL OF SERVICE FOR INTERSECTIONS

Stopped Delay Per Vehicle
(Seconds per Vehicle)

Level of Service Unsignalized Intersections Signalized Intersections
A <10.0 <10
B >10.0and £15.0 >10and <20
C >15.0 and < 25.0 >20and £35
D >25.0and £35.0 >35and <55
E >35.0 and <50.0 >55and <80
F >50.0 >80

The volume-to-capacity ratio describes the capability of an intersection to meet volume demand based
upon the maximum number of vehicles that could be served in an hour. V/C is the threshold for which
ODOT evaluates the operation of intersections, as defined by the 1999 Oregon Highway Plan. V/C
thresholds are defined based on roadway classification and speed. Ashland Street is a District Level
Highway and is within a Metropolitan Planning Organization (MPQ). The maximum v/c threshold for
Ashland Street is 0.95. Policy 1F of the Oregon Highway plan defines a v/c for a ramp terminal as 0.85,
therefore this standard applies to the signalized intersections of Ashland Street at the I-5 Northbound
and Southbound ramps.

Table 6 illustrates the mobility standards for the studied intersections.
A OO 904
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TABLE 6: STUDY AREA MOBILITY STANDARDS

\ Mobility
Standard
Intersection Jurisdiction  V/C, LOS
Ashland Street @ I-5 Northbound Ramps . opoT | 0.85
Ashland Street @ I-5 Southbound Ramps . opoT | 0.85
Ashland Street @ Washington Street . oDOT | 095
Ashland Street @ Tolman Creek Road . oDboT | 0.95
Washington Street @ Site Driveway (Future) i City ' D
Washington Street @ Independent Way (Future) | City ' D
Tolman Creek Road @ Independent Way (Future) | City D

4.5 INTERSECTION ANALYSIS RESULTS - 2017

A performance analysis was conducted for the studied intersections for the year 2017 existing condition
during the PM peak hour. The results of the analysis are illustrated in Table 7. The SYNCHRO outputs are
provided in Appendix F.

TABLE 7: INTERSECTION PERFORMANCE: YEAR 2017 PM PEAK HOUR

Mobility
Standard ‘
Intersection | Jurisdiction | V/C, LOS 2017 Background
Ashland Street @ I-5 Northbound Ramps | oboT | 0.85 ; 0.73
Ashland Street @ I-5 Southbound Ramps oDOoT | 0.85 | 0.85
Ashland Street @ Washington Street OoDOT 0.95 | 0.19*
Ashland Street @ Tolman Creek Road ~ ODOT 095 | 0.79

*results for stop controlled intersections are reported for the critical approach only.

As illustrated in Table 7, all of the studied intersections operate at or better than the mobility standard
in existing conditions. The intersection of Ashland Street at I-5 Southbound Ramps is operating right at
the acceptable v/c ratio.

4.6 INTERSECTION ANALYSIS RESULTS — 2019

A performance analysis was conducted for the studied intersections for the year 2019 background
condition and development scenario during the PM peak hour. The results of the analysis are illustrated
in Table 8. The SYNCHRO outputs are provided in Appendix G.

L1100 S06F
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TABLE 8: INTERSECTION PERFORMANCE: YEAR 2019 PM PEAK HOUR

' Mobility | |

 Standard | 2019 2019 With

Intersection Jurisdiction | V/C, LOS Background* | Phase 1
Ashland Street @ I-5 Northbound opor | 0.85 ‘ 0.79 | 0.81
Ramps | ‘
Ashland Street @ I-5 Southbound | opoT | 085 0.85 ‘ 0.85
Ramps | ‘
Ashland Street @ Washington Street  ODOT | 0.95 | 0.12* | 0.18*
Ashland Street @ Tolman Creek | opbor | 095 | 0.82 0.83
Road \ ‘ .
Tolman Creek @ Independent Way ; City D i B* , B*
. | | |

Washington Street @ Independent | City | b 1 X . A*
Way ; |
Washington Street @ Site Driveway | City I D ; A* ‘ A*

*results for stop controlled intersections are reported for the critical approach only.

As illustrated in Table 8, all of the studied intersections operate at or better than the mobility standard
in the year 2019 PM peak hour background and build conditions. The intersection of Ashland Street at I-
5 Southbound Ramps is operating right at the acceptable v/c ratio. The addition of development trips to
this intersection does no worsen the v/c ratio to below the mobility standard.

4.7 INTERSECTION ANALYSIS RESULTS — 2023

A performance analysis was conducted for the studied intersections for the year 2023 background
condition and development scenario during the PM peak hour. The results of the analysis are illustrated
in Table 9. The SYNCHRO outputs are provided in Appendix H.

TABLE 9: INTERSECTION PERFORMANCE: YEAR 2023 PM PEAK HOUR

| Mobility | 2023 With
3 Standard | 2023 | Phase 1 and
Intersection Jurisdiction | V/C, LOS ‘ Background | Phase 2
Ashland Street @ I-5 Northbound | opotr | 0.85 | 0.71 0.74
Ramps ; '
Ashland Street @ I-5 Southbound ‘ BT asE | 0.88 0.68
Ramps
. | | |
Ashland Street @ Washington | oDOT 095 | 0.15* . 0.94*
Street \ |
Ashland Street @ Tolman Creek . 095 0.77 | 0.77
Road ‘ ‘ ‘
Tolman Creek @ Independent Way ~ City D B* I : A
Washington Street @ City 5 i A bl
Independent Way ‘ ' Sk e ARG
J;‘ hl‘:} ﬂ}t% FATRE)
Cily of Ashland
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Mobility | 2023 With
‘ | Standard | 2023 " Phase 1 and
Intersection | Jurisdiction | V/C,LOS | Background i Phase 2
. . ! | {
Wgshmgton Street @ Site City , D i A¥ | A¥
Driveway 1 |

*results for stop controlled intersections are reported for the critical approach only.

As illustrated in Table 9, all of the studied intersections operate at or better than the mobility standard
in the year 2023 PM peak hour background and build conditions with the exception of Ashland Street at
the I-5 Southbound ramps. The intersection is projected to not meet mobility standards in the
background conditions. The development traffic is not projected to worsen the operation beyond the
background conditions.

ODOT standard procedures for analysis is to apply default parameters for items as peak hour factors for
analysis that is performed for 5 years or more into the future. This will sometimes result in the
intersection v/c shown to be improved between just prior to and after the 5-year period. This is the case
for the signalized intersections of Ashland @ I-5 northbound ramps and Ashland @ Tolman Creek. The
peak hour factors were increased to 0.95 as per the ODOT Analysis Procedures Manual, resulting in an
improved v/c result. Additionally, it is not uncommon for intersections to have improved v/c ratios as
conditions become more congested. Typically signal timing an driver behavior changes making the
intersection operate more efficiently and allow maore vehicles through per cycle.

4.8 INTERSECTION QUEUING ANALYSIS RESULTS - YEAR 2017

A queuing analysis was performed following procedures within the Highway Capacity Manual and
implemented within SimTraffic 8. SimTraffic, a micro simulation software, evaluates traffic operations as
a network and provides queuing estimates. The Average and 95" Percentile queues for the year 2017
PM peak hour existing conditions are included in Table 10. The outputs are included in Appendix I.

IAM 00 9f
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TABLE 10: INTERSECTION QUEUING: YEAR 2017 PM PEAK HOUR
: Storage | 2017 Average Queue ‘ 2017 95" Queue

Intersection | Approach ; (Feet) | Length (feet) Length (feet)

EB | L | TWLTL | 100 | 200

BB | T | 500+ | 250 | 400

EB | TR | 500+ | 200 | 350

WB | L TWLTL 150 ! 200

Tolman Creek Rd & CWB T ‘ 500+ ‘ 150 300
Ashland St . WB | TR | 500+ | 150 | 250
NB L | 100 75 | 150

NB | TR | 500+ | 175 300

S8 | L | 100 | 75 | 125

S8 | TR | 500+ | 100 | 175

B | T | 650 | 50 | 225

EB TR 650 25 | 125

S wWB L 1075 50 ; 75

Washington St & Ashland St . WB T ‘ 650 0 25
WB | T | 335 | 0 | 0

NB L | 250+ | 50 100

NB | R | 75 | 50 | 75

EB | T | 400 ‘ 225 | 400

EB | R | 400 | 25 | 100

I-5 SB Ramp & Ashland St . : i = ! >0
we | T | 425 | 50 - 125

S8 LT 1000 125 250

s8R | 100 150 | 250

BB L 150 | 200 325

EB | T 425 125 | 400

I-5 NB Ramp & Ashland St bk ! 2 ‘ 180 ‘ 1
WB R | 385 75 | 125

NB LT | 775 | 25 75

NB | R | 185 | 25 | 50

EB = Eastbound, WB = Westbound, NB = Northbound, SB = Southbound, U=U-Turn,L = Left, T = Thru, R = Right

Table 10 illustrateds that the existing storage lengths are not exceed with the exception of the.. s s
Eastbound Left Turn at the I-5 Northbound Ramp. The queuing can be improved with extendéd-green — © = -
time for this approach. A1 99 9n4ap

Jly ol L&Y ‘,

( h gy
ey VMrihed il
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4.9 INTERSECTION QUEUING ANALYSIS RESULTS - YEAR 2019

A queuing analysis was performed following procedures within the Highway Capacity Manual and
implemented within SimTraffic 8. SimTraffic, a micro simulation software, evaluates traffic operations as
a network and provides queuing estimates. The Average and 95" Percentile queues for the year 2019
PM peak hour with and without the proposed development scenario are included in Table 11. The
outputs are included in Appendix J.

TABLE 11: INTERSECTION QUEUING: YEAR 2019 PM PEAK HOUR

| | . 2019 Background | 2019 Build Queue

| Length (feet)

Queue Length (feet)

‘ Storage ‘
Intersection Approach | (Feet) | Average \ g5th ‘ Average ‘ g5th
€8 L ‘ TWATL | 125 o225 | 15 | 225
i B T | 500+ 350 625 ‘ 300 ‘ 450
BB TR | 500+ | 275 ‘ 550 i 225 | 375
WB L TWLTL 150 | 200 | 150 | 200
R — we | T 500+ 175 | 325 175 | 325
fishlzned. 3¢ CWB | TR | 500+ | 150 ‘ 250 | 175 | 275
NB | L | 100 100 | 200 ‘ 125 225
NB \ TR | 500+ | 250 500 ‘ 250 | 475
e L I 100 ! 75| 150 ! 75 | 150
' S8 TR | 500+ | 125 225 | 125 1 225
BB | T | es0 | 275 : 675 ; 250 l 600
EB TR 650 | 150 | 55 | 75 ‘ 375
_ wWB L | 1075 ‘ 50 | 100 50 | 100
Washington St & Ashland St ‘ | ‘ i
WB T 60 0O | 0 | 0 | 50
NB | L 250+ | 125 | 350 | 175 ! 500
NB | R 7575 15 75 | 125
B T | 400 | 300 | 425 300 | 425
EB | R | 400 25 |75 25 | 100
WB . L | 150 25 75 25 | 75
1-5 SB Ramp & Ashland St | i i }
wB | T 45 | 75 175 75 175
B LT 1000 | 150 | 300 i 150 \ 350
s R | 100 | 150 275 | 175 !,- 275
January 5, 2018 South Ashland Business Park TPR Analysislfi?_;ﬁ 20 9011
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‘ 2019 Background \ 2019 Build Queue
| ' Storage | Queue Length (feet) |  Length (feet)
Intersection | Approach ‘ (Feet) | Average | 95 | Average | 95"
! EB L | 150 25 | 350 | 225 325
| I i | !
EB T 425 200 500 | 175 | 475
we T 385 | 100 175 | 100 175
I-5 NB Ramp & Ashland St | ‘ 1 ‘
CWB R 38 75 125 | 75 125
NB LT | 775 | 25 | 75 | 25 | 75
NB R | 18 | 25 | 75 | 25 | 75
CWB LR 125 50 | 75 | 50 ‘ 75
Tolman Creek Rd & ' NE | R _— i " 1 . | 5 i -
|
Independent Way \ ' ‘
' SB LT | 500 | 25 50 25 50
Washington St & EB IR 150 = 25 50 |25 50
| | |
|
Independent Way wB | LT 125 o | 25 I 0 25
| | | | |
Site Driveway & Washington | WB = LT 250+ i 0 | 0 | 0 o025
St NB | (R 75 NJA | O NA | 25 | 50

| 1 |
EB = Eastbound, WB = Westbound, NB = Northbound, SB = Southbound, U=U-Turn, L = Left, T = Thru, R = Right
As illustrated in Table 11, the added development traffic is not anticipated to significantly increase
queuing conditions in the future year.

4,10 INTERSECTION QUEUING ANALYSIS RESULTS - YEAR 2023

A queuing analysis was performed following procedures within the Highway Capacity Manual and
implemented within SimTraffic 8. SimTraffic, a micro simulation software, evaluates traffic operations as
a network and provides queuing estimates. The Average and 95" Percentile queues for the year 2023
PM peak hour with and without the proposed development scenario are included in Table 12. The
outputs are included in Appendix K.
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TABLE 12: INTERSECTION QUEUING: YEAR 2023 PM PEAK HOUR

Intersection Approach
| EB | L
EB T
EB TR
| WB
Tolman Creek Rd & ! WB T
Ashland St 'WB | TR
NB L
"NB | TR
| SB L
; ' SB TR
! ' EB T
' EB TR
WB L
Woashington St & Ashland St |
WB i T
NB | L
'NB | R
BB | T
' EB R
‘wB L
I-5 SB Ramp & Ashland St ‘ ‘
WB T
SB LT
! SB R
CEB L
EB | T
WB | T
I-5 NB Ramp & Ashland St
WB | R
| NB | LT
| NB R
'WB LR
Tolman Creek Rd & :
Independent Way | NB | TR
‘ SB ; LT

January 5, 2018

Storage |

(Feet)
TWLTL
500+
500+
TWLTL
500+
500+
100
500+
100
500+
650
650
1075
650
250+
75
400
400
150
425
1000
100
150
425
385
385
775
185

125
500
500

South Ashland Business Park TPR Analysis 30" = - ..

2023 Background
Queue Length (feet)

Average ; 95th
125 | 225
250 400
200 | 350
125 200
150 | 250
125 225
100 175
150 275
50 | 100
100 | 175
300 | 625
100 | 425
50 | 100
0o 25
150 | 425
75 | 125
325 | 400
25 | 100
25 | 75
75 | 200
100 | 225
125 | 250
175 | 300
100 | 300
125 | 225
100 | 175
25 |75
25 | 75
50 ! 75
o 0
25 | 50
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2023 Build Queue
Length (feet)

Average
125
375
300
150
150
150
125
200
75
125
475
325
50
0
550
100
350
25
25
75
100
150
175
75
125
100
25
25
50

25

g5th
250
650
575
200
275
225
200
350
125
200
825
800
100
25
800
100
350
125
50
200
200
225
300
200
250
175
75
75
100

0
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2023 Background
| Queue Length (feet)

| 2023 Build Queue
Length (feet)

| | Storage
Intersection | Approach | (Feet) | Average | 95t Average | 95"

Washington St & EB i LR 150 | 25 ! 50 200 500
Independent Way \ ! i ' ' !

CWB LT I 125 0 25 125 | 275

| L |

Site Driveway & Washington We | T 250 e U 25 a
Street i |

| NB LR 75 N/A N/A 75 175

EB = Eastbound, WB = Westbound, NB = Northbound, SB = Southbound, U=U-Turn, L = Left, T = Thru, R = Right

As illustrated in Table 12, the added development traffic is not anticipated to significantly increase
queuing conditions in the future year.

5.0 WASHINGTON STREET CROSS-SECTION RECOMMENDATION

In addition to completing a traffic analysis, the development is responsible for improving the
Washington Street frontage along the site. The following discussed the operation of Washington Street
and the proposed cross section.

ROADWAY CHARACTERISTICS:

Washington Street is designated as an Avenue within the City of Ashland roadway functional
classification. The TSP has identified Washington Avenue as a street with a modified cross section as
there are right of way restrictions. As such, the appropriate cross section is determined based on the
right of way, goals and objectives of the city’s functional classification, existing and future land uses,
street characteristics, and safety for all users.

Street Classification: As per the City of Ashland Transportation System Plan (TSP) Washington Street
functionally classified an Avenue. As per the City of Ashland “A Handbook for Planning and Designing
Streets” an Avenue should “provide concentrated pedestrian, bicycle, and motor vehicle access” and the
“Design should provide an environment where walking, bicycling, using transit, and driving are equally
convenient”. Therefore, the street cross section needs to provide safe and efficient bicycling,
pedestrian, and vehicle amenities.

Surrounding Land Uses: Washington Street for its entirety has been developed with a mix of office,
commercial, and light industrial uses. There is a significant amount vacant land in the area with the
potential to develop with similar land uses. The City Ashland TSP has identified the area to develop and
add an additional 324 employees by the year 2034. Additionally, there is the future potential to connect
Washington Street south to Benson Way, and to provide a future connection across the railroad tracks
to the Croman Mill District redevelopment area.

January 5, 2018
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The Washington Street connection to the south will occur with future development. The timing of the
connection is unknown; however, the connection has the potential to increase traffic on Washington
Street and should be taken into consideration. This connection will provide a more direct route for users
of businesses along the Washington Street and Benson Way, i.e. drivers from Ashland Blvd with
destination on Benson Way will likely find the new connection a more direct and better route to take.
However, due to the travel speed, and horizontal curvature it is not anticipated that this connection will
result in a significant amount of cut through traffic. Users between Ashland St and Siskiyou Blvd. or
Crowson Road will find the use of Tolman Creek Road a significantly faster and easier route to travel,
therefore minimizing cut through traffic on Washington Street.

The Croman Mill District plan and Ashland TSP have identified a railroad crossing from Washington
Street to the redevelopment area. This at grade crossing will be development driven and has no
identified timeline for completion. As with the Washington St/Benson Way-connection there will likely
be some increase in traffic to Washington Street for users accessing businesses between these two
areas but it is anticipated that there will be minimal cut through traffic as this route has a longer travel
distance and length between Siskiyou Boulevard and Ashland St.

Street Characteristics:
Traffic Volumes:

e The existing average daily traffic is estimated from recent PM peak hour traffic volumes.
Washington Street east of Jefferson Avenue has an ADT of 325 vehicles. Washington Street
west of Jefferson Avenue has an ADT of 1,205 vehicles

e The TSP estimates the area between Ashland St, Tolman Creek Rd, I-5 and the north edge of
Benson Way will expand to include additional 325 employees. The TSP estimates the area
along Benson Way to Crowson Road will increase by 29 employees. This area is anticipated
to increase traffic volumes between 1,500 and 2,000 ADT.

e Sandow Engineering estimates Washington Street east of Jefferson Avenue will have an
increase in ADT of 750-1000 vehicles by the year 2034,

Roadway Speed:

o Roadway Speed is not posed however, a comfortable driving speed given the horizontal
curvature is 25 mph.

Street Usage:

o The area surrounding Washington Street will be developed with a mix of office and light
industrial uses. The uses are anticipated to frequently have a mix of larger vehicles such as
signal unit trucks and larger.

e Tolman Creek will connect Washington Street to Central Bike Path and other neighborhood
center through the Independence Way connection. Additionally, Tolman Creek Road will be
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improved to include more pedestrian friendly amenities, providing employees and visitors to
Washington Street businesses with a future safer bicycle and pedestrian network.

CROSS-SECTION RECOMMENDATION:

CSA Planning provided cross section alternatives in a memo dated January 15, 2018. The alternatives are
Option A with two 10 travel lanes and a 10" multi use path; Option B which is a half-street improvement
with two 10’ travel lanes, a bike lane, a curb and gutter and sidewalk; and Option C which is the City
standard cross-section for Avenue. Each cross-section scenario was evaluated, and it was determined
that the proposed cross-sections will provide safe and adequate transportation facilities for all roadway
users for the current and future traffic scenarios.

6.0 DEVELOPMENT SCENARIOS FINDINGS

As demonstrated in the above sections, the proposed development of approximately two-thirds of the
South Ashland Business Park will not reduce the performance of any intersection to below the mobility
standard. Further the development traffic does not significantly increase queuing conditions over the
no-build conditions. Therefore, intersection improvements are not required for the proposed
development.

Additionally, a cross-section recommendation has been made for Washington Street as the City of
Ashland TSP identified the need for a modified cross section as there are right-of-way restrictions. The
recommended cross-section provides safe and efficient bicycling, pedestrian, and vehicle amenities as
required by the City of Ashland’s “A Handbook for Planning and Designing Streets”.

7.0 TRANSPORTATION PLANNING RULE ANALYSIS

To be consistent with the Oregon Administrative Rule OAR 660-012-0060, Transportation Planning Rule
(TPR), it must be found that the reasonable worst-case development potential of the E-1 zoning will not
have a significant effect on the adjacent transportation system. This is achieved by evaluating the
impacts from a reasonable “worst-case” development scenario for the allowed uses under the local
code.

7.1 YEAR 2034 BACKGROUND TRAFFIC VOLUMES

The TPR analysis needs to evaluate conditions at the end of the City of Ashland’s Planning Horizon. As
defined in the City of Ashland’s TSP the planning horizon is the year 2034, therefore the conditions need
to be evaluated though the year 2034. The growth rate described in Section 3.3 was used to project the
year 2034 traffic volumes. Figure 11 illustrates the year 2034 background traffic volumes.

7.2 TRIP GENERATION

The reasonable worst-case development potential was determined for both the existing and proposed
zoning. The development Potential trip generation is estimated using the ITE Trip Generation Manual
(9* edition).

o Yol e W BT
LAY 1= Y
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EXISTING RR-5 DEVELOPMENT POTENTIAL

The reasonable “worst-case” development potential and associated traffic generation for the existing
RR-5 zoning is illustrated in Table 13. These numbers were determined using the following assumptions
and allowed uses under the Jackson County LDO 8.2.

RR-5 Zoning

e Maximum Gross Density 1 unit / 5 acres

TABLE 13: PM PEAK HOUR WORST CASE-TRIP GENERATION RR-5 ZONING

PM Peak Hour Trip Generation

Size ‘
ITE Land Use - (bu) Rate - Trips
210 — Single-Family Detached Housing 1 1.0 1

PROPOSED E-1 DEVELOPMENT POTENTIAL

The reasonable “worst-case” development potential and associated traffic generation for the proposed
E-1 zoning is illustrated in Table 14. These numbers were determined using the following assumptions
and allowed uses under Ashland Code.

E-1 Zoning

e Building is 2 stories

o Building area is 32% of site

» 48% of area is drive isles, loading, and parking

o 20% is landscaping, setbacks, pedestrian facilities and storm water

Several land use scenarios were evaluated to determine the highest trip generator allowed by the code.
The following is the calculated building type and square footage that generates the highest traffic.

TABLE 14: PM PEAK HOUR WORST CASE-TRIP GENERATION E-1 ZONING

PM Peak Hour Trip Generation

Size
ITE Land Use (ksf) Rate | Trips
710 — General Office Building 149.99 | 1.49 . 223
The above analysis illustrates the following trip generation:
PM L S e . j =
Po.te_ntlal E-1 Zon!ng 223 JAN 22 2018
Existing RR-5 Zoning 1
Additional Trips 222 Ciy of Ashlan:
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As illustrated, the proposed zoning has the potential to generate 222 additional PM peak hour
trips. As the proposed zoning generates more traffic than the existing zoning, an intersection
analysis needs to be performed to determine if there are any significant impacts.

7.3 TRIP DISTRIBUTION

The development trips were distributed though the study area network using the existing observed
travel patterns as a base with modifications as per reasonable origins and destinations.

Trip distribution patterns:

o 30% to/from the west via Ashland Street (OR 66)
o 40% to/from the north via I-5

e 9% to/from the south via I-5

o 18% to/from the south via Tolman Creek Road

o 3% to/from nearby streets

The trip distribution is illustrated in Figure 12 for the 223 worst-case E-1 zoning trips.

The level of E-1 development trips trigger the need for an intersection analysis at Ashland Street at
Walker Avenue and Ashland Street at Normal Avenue,

7.4 BUILD-OUT TRAFFIC VOLUMES

The development trips for the E-1 worst case zoning were added to the background traffic volumes to
determine future traffic volumes under a worst-case development scenario with the E-2 zoning. Figure
13 illustrates the year 2034 total traffic volumes.

/.5 INTERSECTION ANALYSIS RESULTS — 2034

A performance analysis was conducted for the studied intersections for the year 2034 background
conditions and with proposed zoning during the PM peak hour. The results of the analysis are illustrated
in Table 14. The SYNCHRO outputs are provided in Appendix L. The intersection mobility standards for
year 2034 are the same as used for the development level analysis (Section 4.1).

TABLE 14: INTERSECTION PERFORMANCE: YEAR 2034 PM PEAK HOUR

Mobility
Standard 2034 2034
Intersection Jurisdiction | V/C,LOS = Background  with E-1 Zoning
Ashland Street @ I-5 Northbound‘ ODOT 0.85 ‘ 0.90 0.98
Ramps ‘ 1
Ashland Street @ I-5 Southbound ODOT 0.85 ‘ 1.09 1.10
Ramps | ;
Ashland Street @ Washington ODOT | 0.95 0.32* i 0.57*%
Street | g
Ashland Street @ Tolman Creek ODOT 0.95 0.90 091 .
Road , IS0 ;
January 5, 2018 South Ashland Business Park TPR Analysis | 35! 22 7(|
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Intersection ;
Ashland Street @ Normal Avenuel
Ashland Street @ Walker Avenue |
Tolman Creek @ Independent |
Way
Washington Street @ ‘
Independent Way !
Washington Street @ Site |
Driveway 1

Jurisdiction
City
City

City
City

City

" Mobility | |
' Standard 2034 ‘ 2034
V/C,LOS = Background | with E-1 Zoning
D F* | P
D ‘ & (&
Db o c*
D ; A* | B*
|
' i

D . A* ‘ A*

*results for stop controlled intersections are reported for the critical approach only.

As illustrated in Table 14 the intersections of Ashland Street at I-5 Northbound Ramps, Ashland Street at
I-5 Southbound Ramps, and Ashland at Normal Avenue are projected to not meet mobility standards at
the end of the planning horizon. With the “worst case” E-1 zoning, the intersections of Ashland Street at
I-5 Northbound Ramps, Ashland Street at I-5 Ramps, and Ashland Street at Normal Avenue continue to
not meet the mobility standard with the I-5 ramps operating worse than the background condition.
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8.0 TPR MITIGATION

To make findings of “no significant effect”, the worst-case development scenario from the proposed
zone change needs to not reduce the intersection performance to below mobility standards. In
circumstances where an intersection does not meet the mobility standard prior to the zone change
(2034 background conditions) the zone change needs to show “no further degradation” meaning that
conditions with the zone change are to make the intersections no worse.

The following intersections do not meet the mobility standard for the year 2034 conditions with the
proposed zone change:

o Ashland Street at I-5 Northbound Ramps
e  Ashland Street at |-5 Southbound Ramps
o Ashland at Normal Avenue

Ashland Street at I-5 Northbound Ramps and I-5 Southbound Ramps: Ashland Street at the I-5
Northbound and Southbound ramp terminals are project to exceed the mobility standard with the
worst-case development scenario. Both intersections are projected to not meet mobility standards in
2034 under the existing zoning. The interchange was recently updated to include signalized intersection
improvements. The City of Ashland TSP identified that the interchange would need two eastbound
through lanes at the southbound ramp signal to have enough capacity to meet mobility standards.
However, the interchange was completed with one through lane. As demonstrated in Section 5, the
southbound ramp terminal is projected to not meet mobility standards under 2034 background
conditions. Improvements to the interchange would be costly and disproportional to the amount of
impact the proposed zone change would have.

Action 1F.5 of the Oregon Highway Plan allows for the placement of a trip cap on a property in lieu of
mitigation to meet the “avoid further degradation” requirement.

The applicant is proposing a trip cap equivalent to the proposed development trip generation. The
proposal is a trip cap of 72,606 square feet of uses allowed within a business park and one apartment
dwelling. Table 15 shows the trip generation for the proposed trip cap.

TABLE 15: TRIP CAP ADT TRIP GENERATION

i ADT Trip Generation
ITE Land Use . Size | Units Rate . Trips
770 - Business Park | 72.61 | KSF GFA 12.44 ; 903
220 — Apartment 1 | Dwelling Units 6.65 : 7
Total | 910

The PM peak hour trip generation for the trip cap would be equivalent to that calculated in Table 4 and
illustrated in Figure 8. Figure 14 illustrates 2034 PM peak hour traffic volumes with the proposed trip
cap.
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The intersections were evaluated with the proposed trip cap. Table 16 illustrates the synchro analysis for
the 2034 PM peak hour traffic volumes with the proposed trip cap. The SYNCHRO outputs are provided
in Appendix L.

TABLE 16: INTERSECTION PERFORMANCE: YEAR 2034 PM PEAK HOUR

' Mobility | . 2034 | 2034
‘Standard | 2034  withE-1 with Trip
Intersection |Jurisdiction V/C,LOS | Background @ Zoning Cap
Ashland Street @ 1-5 . |
Northbound Ramps 3 oDOT 0.85 | 0.90 | 0.98 0.90
y 1 |
Ashiand Steast @ I-5 oDoT 0.85 109 | 110 1.09
Southbound Ramps | | :
Ashland Street @ ' 5 4 | * : *
Washiiiston Street oDoT 0.95 0.32 0.57 ‘ 0.43
Ashland Street @ Tolman | ODOT 0.95 0.90 ‘ 0.92 ! 0.91
Creek Road |
Ashland Street @ Normal | City ‘ D P ‘ F* N/A
Avenue | | ‘
| | |
Ashland Street @ Walker ! City D C ‘ C | N/A
Avenue ‘ |
Tolman Creek @ ‘ , ; " , % | ”
Independent Way - Oy P ¢ ¢ | ¢
Washington Street @ ’ i % !
| B* *
Independent Way city | P ‘ A I °
Wa-\shmgton Street @ Site ‘ City . D A* A¥ | A¥
Driveway | | !

*results for stop controlled intersections are reported for the critical approach only.

N/A= The intersections of Ashland Street at Normal Avenue and Ashland Street at Walker Avenue have
less than 25 trips added under the proposed trip cap. Therefore, the impacts from the zone change are
considered insignificant and the intersection evaluation is not required or performed.

With the proposed trip cap, all intersections operate better than the mobility standard, or no worse
than the 2034 background conditions. Therefore, a trip cap of one apartment dwelling and 72,606
square feet of development consisting of uses allowed within a business park is shown to meet TPR
compliance of no further degradation to the operation of an already failing intersection.

Additionally, Action 1F.5 of the Oregon Highway Plan (OHP) has made a determination that any
development that creates a “small” increase in traffic is considered to not cause further degradation of
an already failing facility. The OHP defines a small increase as less than 1,001 trips between existing and
proposed zoning on a 5-lane Highway that has less than 25,000 AADT. The ODOT Trans GIS and Traffic
Volume Tables indicate that Ashland Street has about 10,200 AADT. Therefore, if the development is to
trigger no more than 1,001 ADT, TPR findings can be met to show nor further degradation to the ODOT
intersections. The proposed trip cap would generate 910 ADT (as shown in Table 15). The proposed trip
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cap meets OHP policy of “no further degradation” to intersections which do not meet the mobility
standard in background conditions.
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9.0 CONCLUSION

This report describes the traffic analysis and findings for the proposed of a zone change from Rural
Residential to E-1 and the development of 72,606 square feet of business park. The analysis shows
consistency with the City of Ashland and ODOT development criteria and the consistency with the
Transportation Planning Rule (TPR); the Statewide Planning Rule Goal 12, OAR 660-12-0060.

The analysis evaluates the adjacent roadway network and intersections with the added traffic from the
proposed rezoning. The following findings are based on the information and analysis contained within
this report.

FINDINGS
The analysis concludes the following findings:

e All of the studied intersections will meet the mobility standards though the year 2023 with the
proposed development of 72,606 sf of business park.

® The proposed E-1 zoning will generate more traffic than the existing Rural Residential zoning,
triggering the need for a TPR analysis.

® Theintersection of Ashland Street at I-5 Northbound Ramps, Ashland Street at the I-5
Southbound Ramps, and Ashland Street at Normal Avenue do not meet the applicable mobility
standards for the year 2034 background conditions.

e The “worst-case” development potential under the proposed E-1 zoning will worsen the year
2034 intersection performance to not meet standards in lieu of expensive mitigation, the
applicant is proposing a trip cap equal to the level of traffic generated by the proposed
development scenario. Under the trip cap all intersections operate better than the mobility
standards, or no worse than the 2034 background conditions, and no further mitigation is
needed.
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EXHIBIT 6

Tech Memo .
CSA Planning, Ltd

A : i % 4497 Brownridge, Suite 101
To: City of Ashland Planning Commission Medford, OR 97504

Telephone 541.779.0569
Fax 541.779.0114

Date: January 15, 2018 Jay@CSAplanning.net

City of Ashland Transportation Commission

Subject: Washington Street Improvements Proposal

Over the last nine months, the South Ashland Business Park team has been coordinating
with the City of Ashland on design solutions for improvements to Washington Street.
Improvements to Washington Street were discussed at the Pre-Application as well as at a
dedicated meeting September 21, 2017. On October 25", CSA provided a memo
summarizing the approach the land use application would take to address this issue. The
proposed cross-section options at the end of this memo represent a minor refinement to
the options from the October 25™ memo.

At the outset of the project designh, it was obvious that future construction of a standard
Avenue Cross-Section could not be completed without large-scale filling of the possible
wetland and/or significant encroachment of the roadway towards the |-5 on-ramp. At the
narrowest spot, there is only approximately 45.5 feet between existing guardrail and the
wetland; only 25.5 feet between the guardrail and the wetland buffer. The attached cross-
sections prepared by Thornton Engineering depict the extent of the constraints at the
narrowest point. As such, the Applicant undertook an analysis and developed potential
design solutions to address this constraint and the outcome of this work is presented in
this Technical Memorandum.

TSP, LDO AND TRANSPORTATION PLANNING ANALYSIS!

In general, Washington Street has some unique conditions that make it challenging to
categorize in an urban street functional classification system schema. These challenges are
examined, as follows:

e TSP Figure 2-5 shows ODOT with jurisdictional roadway responsibilities for all of
Washington Street from Ashland Street all the way to Jefferson Street. CSA has
not researched the maintenance responsibilities to verify the data on this map.
However, Washington Street has all of the north-south frontage portion of the road
is located within ODOT Interstate b right-of-way.

e TSP Figure 6-1 functionally classifies Washington Street as an Avenue. The existing
cross-section of Washington Street is two lanes, has no bike lanes and does not
have a curb and gutter in many sections. However, no improvement plans are
identified in the TSP for Washington Street and the chances for developer funded
improvements through redevelopment from the Jefferson Street intersection to
Ashland Street appears low.

The Ashland TSP maps the City's street functional classifications in Figure 6-1. The
functional classification information is found in LDO 18.4.6 - Public Facilities. This code
section is where Street Classifications are described and where cross-sectional design
standards are set forth. The below analysis examines the characteristics of Washington
Street in relation to the purpose and design standards for an Avenue.

2. Avenue - Avenues provide concentrated pedestrian, bicycle, fransit, 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 fransit,
and driving are equally convenient and facilitates the avenue’s use as a public space. A two-lane or three-
lane configuration can be used depending on the number of trips generated by surrounding existing and

future land uses. See Figure 18.4.6.040.G.2. e T S g o




Street Function Provide access from neighborhoods to neighborhood activity centers and
boulevards.

Connectivity Connects neighborhoods to neighborhood activity centers and boulevards.

Average Daily Traffic 3,000 - 10,000 motor vehicle trips per day

Managed Speed 20 mph — 25 mph

Right-of-Way Width 2-lane 59 ft — 86 ft

3-lane 70.5 ft —97.5 ft

2-lane 32 ft— 33 ft
3-lane 43.5ft—44.5 ft

Curb-to-Curb Width

Motor Vehicle Lanes 2-lane 10 ft — 10.5 ft travel lanes
3-lane 10 ft — 10.5 ft travel lanes; one 11.5 ft median or center turn lane
Bike Lanes 6 ft bike lanes; one on each side of the street moving in the same direction as
motor vehicle traffic
Parking 8 ft — 9 ft lanes; may be provided in 8 ft — 9 ft bays rather than as a continuous on-
street lane
Curb and Gutter required; 6 inch vertical curb
Parkrow Residential 7 ft - 8 ft landscape parkrow; 8 ft on streets without on-street
parking lanes
Commercial 5 ft hardscape parkrow (i.e., street tree wells) on streets with
on-street parking lanes 7 ft landscape parkrow on streets
without on-street parking lanes or where street corridor includes
landscape parkrow All plant street trees pursuant to section
18.4.4.030
Sidewalk Residential 6 ft on both sides
Commercial 8 ft — 10 ft on both sides

From a long-range planning connectivity and street function standpoint, classifying
Washington Street as an Avenue is reasonable. Opportunities for east-west connectivity in
this part of the City is very limited because the area is sandwiched between |-5 and the
railroad and is further limited by two north-south creeks (Knoll Creek and Hamilton Creek).
Overall, the area is pretty narrow and ranges from 400 to 1500 feet wide, but is almost a
mile long from Crowson Road to Ashland Street. As such, at least one higher order street
north-south make sense from a connectivity standpoint and Washington Street is the
logical street to serve that purpose. Following the Independent Way completion, future
connectivity to Crowson Road and a railroad crossing to the Croman Mill District would
ultimately result in an appropriate Avenue functional classification from a connectivity
standpoint. However, completion of all these connections is expected to be many years in
the future.

From a traffic use and activity standpoint, Washington Street is much more like a local
industrial street than an Avenue. There is no transit service on Washington Street and it
would appear an unlikely area for cost-effective transit service expansion. Figures 4-1 and
4-2 in the TSP show this area has having some of the lowest travel demand for pedestrians
and bicycling in the entire City. Existing vehicle traffic on the segment between the
Jefferson Street intersections is approximately 345 ADT and Sandow Engineering expects
ADT to only grow about 1,350 ADT or less by 2034,

' Even using the TSP volume projections on the most-utilized portion of Washington Street, the
projected volumes grow to just approach 3,000 ADT. This travel volume is at the very bottom

ADT range for an Avenue designation at the end of the planning horizon. Less utilized portions of r+ » - —
b2 e W [
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The low travel demand, for all modes, in this area is typical of isolated employment areas
that are primarily industrial in nature with a limited amount of office and commercial uses
mixed into the land use pattern.

We believe it is important that private development not be sited in manner that would
impair future construction of the full planned cross-section if the ultimately planned
connectivity were to require it>. However, because of the low levels of travel demand
projected for this area, a number of the improvement elements typically required in the
City's standard cross-section for an Avenue are unnecessary and do not make sense along
the frontage of the project for the following transportation planning reasons:

1. There does not appear to be any need for the 3-lane section in this location because
there will be very few driveways and low volumes overall. Center-turn lanes are
needed where there are many driveways with high travel volumes to separate
through traffic from traffic making left-turns into and out of driveways.

2. Travel volumes do not necessitate separate dedicated bike lanes now or in the near
future. The TSP does not identify a project that would create bike lanes on the
existing portion of Washington Street so it would be at least 20 years before bike
lanes on the project frontage would connect to bike lanes on the rest of the system
to create a connected network of bike lanes. However, staff has expressed their
desire for bike lanes on this facility in accordance with a standard Avenue cross-
section.

3. There is no need for a planter strip and sidewalk on the east side of the Washington
Street along the project frontage. This section of Washington Street is adjacent to
the -5 right-of-way. No connectivity or driveways are reasonably possible along
this frontage. All pedestrian activity centers and destinations will be located on the
west side of Washington Street so no benefit would accrue from a sidewalk and
planter strip on the east side of Washington Street.

The segment of Washington Street that fronts on the subject property is a segment where
a parallel route exists for pedestrians and cyclists along Jefferson Street. The Jefferson
Street road has sidewalks on both sides and when traveling between the
Jefferson/Washington Intersection, the distance is very similar.

ENVIRONMENTAL CONSTRAINTS ANALYSIS:

In addition to transportation planning considerations, the project frontage is impacted by
environmental constraints due to the presence of a wetland along the east frontage of the
subject property (west side of Washington Street). The issues associated with this
environmental constraint are depicted on the attached street cross sections prepared by
Thornton Engineering. Options C and D demonstrate the challenges presented by the
City's standard cross-section (even without a center turn lane and no parkrow and sidewalk
on the east side). Option C shows the extent of wetland filling required in order to keep the
new improvement west of the existing I-5 guardrail. Option D (a design option that is not
proposed for construction and is for illustration purposes only) shows the extent of the
grade problems with a standard cross-section sited to minimize any wetland impacts (the
design still places part of the sidewalk in the wetland buffer). Option D has major
constructability issues because it would result in a retaining wall on the order of
approximately 8-10 feet adjacent to and directly above the I-b6 on-ramp.

It is worth noting, that approximately 7 feet of the impact to the wetland protection zone is
for a planter strip in Option C. Applicant’'s proposed cross-section Options A and B

Washington Street, such as adjacent to the project site, are expected to be far below 3,000 ADT
even at the end of the planning period.

2 If the sidewalk and planter strip are omitted from the east side where they are not needed, the

rest of the standard cross-section would fit within the existing right-of-way, but different design . .,
options have different constructability and environmental implications, see attached drayings..
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relocate the right-of-way green space behind the sidewalk for this road segment to retain
as much wetland protection zone as practicable.

TRAFFIC AND ANALYSIS:

Sandow Engineering evaluated the capacity, safety, and multi-modal mobility issues
associated with the three improvement options in this memo. Section 5 of the
Transportation Impacts Analysis finds that any of the three improvement option cross-
sections discussed in the next section will provide safe and adequate transportation
facilities for the roadway users for current and future traffic scenarios.

PROPOSED CROSS-SECTION DESIGN AND FUNCTIONALITY DISCUSSION:

After several meetings and follow-up communications, the South Ashland Business Park
team has developed three cross-section alternatives for the City’s consideration. Selecting
the preferred alternative is, ultimately, a policy issue for the City. The wetland and planned
street improvements are all within the existing right-of-way. The environmental constraints
of this section of Washington Street impact the City's ability to construct a full Avenue
street section in this location with or without a private development project. The full
Avenue street section (even without a parkrow and sidewalk on the east side) simply does
not fit between the wetland protection zone and the |-5 guardrail.

After some months of working on this issue, three alternative cross-sections have been
developed for the City's consideration. These cross-sections are identified as Options A, B
and C on the attached plans prepared by Thornton Engineering. The benefits and trade-offs
of each alternative are described below

Option A) Applicant will agree to construct the cross-section shown by Thornton
Engineering on the attached plans for Option A. That cross-section would
provide pedestrian and bike facilities in the form of a 10-foot multi-use path
at the back of the sidewalk along Washington Street along with 10-foot
travel lanes and sharrows for any on-street bike traffic. This design has the
advantage of being a “complete street” at the time it is constructed. This is
the only option that would not require any environmental permitting and
minimal review by ODOT because it stays within the existing guardrail.
Because of the indeterminate and potentially very long time-period before
Washington Street connects anywhere to the South this design solution will
provide a “complete street” for many years. The design does not preclude
future widening for bike lanes because the 12 additional feet could be added
in the future without a massive retaining wall on the I-5 side of the street -
although some retaining wall and guardrail relocation would be required.
This widening would not be expected to be cost-prohibitive in the future.
This option does encroach on the wetland buffer but it is able to maintain
approximately a third of it with a 3 to 1 slope which is very similar to the
existing slope.

Option B) Option B is the City's standard cross-section with the parkrow removed and
the centerline located to avoid wetland filling. Applicant will agree to
construct the cross-section shown by Thornton Engineering on the attached
plans for Option B from the guardrail west as a half-street improvement; two
travel lanes, the southbound bike lane, and the west sidewalk®. The Option
B cross-section does not encroach on the wetland but the wetland buffer
must be graded at an approximately 1 to 1.5 slope to avoid wetland filling.
Future widening for a bike lane on the east side of the street would not be
expected to be cost prohibitive. Until the east bike lane (northbound) is
added, the street will be incomplete, but will be adequate to serve local
needs during the period.

3 Applicant observes that this improvement is actually more than half a street and expects this

improvement may be due additional SDC reimbursements for construction of more than a half

street on an Avenue classified street.
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Option C) Option C is the City’'s standard cross-section. [t requires substantial wetland
filling. Applicant will agree to construct the cross-section shown by
Thornton Engineering on the Attached Plans of Option C to include both
travel lanes and the other improvements west of the travel lanes.
Construction would be dependent on the City of Ashland obtaining required
environmental permits to fill the wetland and the City installing any required
wetland mitigation. If Option C is the preferred option, the design work will
need to be performed by the City, because they would be the entity
undertaking the environmental permitting.

IMPROVEMENT TIMING AND SDC REIMBURSEMENT DISCUSSION:

Applicant requests the street improvement conditions of approval be required prior to
occupancy of any building after the initial Phase 1. The Applicant believes there are a
number of reasons why this timing makes sense for this project, as follows:

¢ This timing will allow the project to begin to cash flow and the existing street is
adequate to handle the low volume of traffic associated with the Phase 1
development.

o The vast majority of the improvements are not even utilized by the majority of the
project because the main project access is at the northwest corner of the site.

« Even once the City selects its preferred improvement option, there is a considerable
amount of design work that will remain to optimize the alignment. It would be ideal
if this work could be done at a more pedestrian pace which would be possible if this
design work is being undertaken while the first phase is being tenanted.

¢ \Washington Street is an Avenue. Construction of higher order streets are typically
due some amount of SDCs reimbursement. The amount of SDC reimbursement
may vary depending on the improvement option selected by the City. However,
construction of Phase 1 and issuance of building permits of Phase 2 would cause
some SDCs to be paid by the project before any reimbursements might be due from
the City which is beneficial from the City's SDC cash-flow perspective.

CONCLUSIONS:

In conclusion, any of the three cross-section options (A, B or C) offered by the Applicant
can be found to comply with applicable City regulatory requirements. All three options will
meet the City’'s transportation needs in the near term and in the long term. Option C may
have a difficult time demonstrating compliance with State and Federal regulatory
requirements. Applicant's objective is to construct its private project. The particular design
option for Washington Street is less important to the Applicant than the City taking action
to select a design option so the private project can proceed.

CSA Planning, Ltd.

ey 14

Jay Harland
President

cc: File
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Cily of Achland
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[HORNTON
ENGINEERING Inc

January 11, 2018

South Ashland Business Park, LI.C
860 O’Hare Parkway, Ste 100
Medford, Oregon 97504

Subject: South Ashland Business Park — Summary of Preliminary Utility Analysis

[ have performed a preliminary analysis of the availability and adequacy of the following urban
services and facilities required to serve the proposed South Ashland Business Park. Based on my
preliminary research and analysis the stormwater management facilities, sanitary sewer facilities, and
water service facilities are adequate in condition, capacity, and location to serve the proposed
development of the subject area.

Storm Drainage Facilities

The proposed South Ashland Business Park will outfall into Knoll Creek, which runs through the
proposed development property, and then goes under Washington Street. Knoll Creek eventually
drains into Neil Creek. The proposed development will restrict the peak discharge of the site to pre-
development peak discharge, therefore based on conversations with staff and presumptive methods,
the Knoll Creek drainage is adequate to convey storm runoff from the site to Neil Creek during a 25-
year frequency rainfall event,

The design of the stormwater system improvement facilities for the development will:

1. Comply with the standards in the current City of Ashland Stormwater Management Plan. The
City of Ashland currently has a policy of requiring on site 25-year storm water detention for
commercial and industrial developments. Prior to project development, a comprehensive
hydrograph analysis of the entire drainage basin being served by the existing storm drain will
be performed to determine the beneficial or detrimental impacts on site storm water detention
will have on the existing storm drain.

2. Include on site storm drainage facilities to collect and transport storm runoff to Knoll Creek.

3. Include onsite infiltration to the greatest extent possible through a combination of provisions,
such as minimizing impervious surface areas and providing landscape areas.

4. Use best management practices to treat the water quality storm as required by the City of
Ashland.

5. Limit the rate of discharge to the site’s predevelopment discharge for a 25-year frequency
storm.

6. Employ comprehensive erosion and sediment control practices during construction.
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Sanitary Sewer

An existing 8-inch sanitary sewer currently lies in Washington Street. The existing sewer has
adequate capacity to serve the proposed development.

The design of the project will include additional on site sanitary sewer facilities to collect and
transport wastewater to the existing sewer.

Water

According to Steve Walker with the City of Ashland, there is an existing 8-inch water main in
Washington Street, near the proposed project boundaries. He stated on January 5, 2018, that the
existing 8” water main should be adequate for the proposed development. The design of the project
will include four new water meters on the north side of the site to service Phases 1-3, and one new
walter meter on the east side of the site to service Phase 4.

Determination of Adequacy
The determination of adequacy with regard to condition, capacity, and location is based on:

1. A review of agency (City of Ashland) record drawings and inventory maps, as well
as discussions with City of Ashland staff,

2. Several site visits to verify the condition, size, and location of the existing facilities.

3. Preliminary calculations performed by Thornton Engineering Inc. to determine the
runoff, sewer flows and water demands for the proposed project.

Sincerely,

Thornton Engineering, Inc.
Mike Thornton

By: V7 e (7 7<= Jan 122018 2:30 PM

U')S;lg‘u

Michael P. Thornton, P.E.

| RENEWAL DATE: 6/30/2018 |
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EXHIBIT 8

PRELIMINARY STORM WATER CALCULATIONS
FOR

SOUTH ASHLAND BUSINESS PARK

601 WASHINGTON STREET
ASHLAND, OR
39 1E 14AB TL 2800

PROJECT NO. 17-043
December 21, 2017

PRELIMINARY

¢, OREGON q,

[ RENEWAL DATE: 12/31/2017 |

THORNTON ENGINEERING, INC.
FOR

SOUTH ASHLAND BUSINESS PARK, LLC



Purpose:

The purpose of these calculations is to substantiate the design of stormwater detention for
a proposed commercial development located at 601 Washington St. in Ashland, Oregon
(39 1E 14AB, taxlot 2800).

The 25 year pre-development peak flow was calculated to be 1.811 cfs and the proposed
25 year post-development peak flow was calculated to be 1.794 cfs. This meets the post-
development peak flow < pre-development peak flow criteria.

Storm water detention volume has been determined based on Hydraflow Hydrograph
Extension for AutoCAD Civil 3D. The time of concentrations have been calculated based
on the TR55 method built into the Extension. The proposed detention is two detention
pipes located in the private driveway with a stormwater quality manhole. Phase 4, located
in the southeast corner will route into a swale to be treated. The flow for Phase 4 will be
mitigated by the detention and orifice in Phase 1.

Narrative:

25 Year Storm.

The analysis used post-development peak flow < pre-development peak flow criteria. The
total area is 5.39 acres, with 1.44 acres of the site undisturbed after the proposed
development.

The pre-development peak flow for the total area was calculated at 1.811 cfs with a time
of concentration of 47 min (Hydrograph No. 1). The post-development peak flow that
flows off-site was calculated as 0.065 cfs with a time of concentration of 5 minutes
(Hydrograph No. 2). The area that flows into the detention pipes has a post-developed
peak flow of 2.804 cfs with a time of concentration of 9.40 minutes (Hydrography No. 3).
Phase 4 (located in the southeast corner) will drain into a swale and outfall into existing
wetlands, has a post-developed peak flow of 0.152 cfs with a time of concentration of 5
minutes (Hydrograph No. 4). The undisturbed area in the stream bank area has a peak
flow of 0.514 cfs with a time of concentration of 38.60 minutes (Hydrograph No. 5). In
order to make the post-development flow<pre-development peak flow, the difference in
flow is mitigated by an orifice located in Catch Basin #2. The detention pipes have a
combined volume of 4,949 cuft with an orifice of diameter 5” with a post-development
peak flow of 1.185 cfs (Hydrograph No. 6). The total post-development peak flow for the
entire site is 1.794 cfs (Hydrograph No. 7).

1 Year Storm:
The water quality storm flow that will be going into the Contech CDS2015-4-C is 0.582
cfs (Hydrograph No. 6).



Contents:

1.

Hydrology Map

Watershed Model Schematic
25 Year Hydrographs

1 Year Hydrographs

Pond Report

Time of Concentration Calcs

O



1.HYDROLOGY MAP

[

U \IJ bh‘]\vmj
JANR2 201)
C.‘Lj v._,; '\93 "‘"'d




WASHINGTON STREET n T OFFSITE (DIRECTLY INTO
o A “CONTECH SDMH)

N C— [ : ‘

CONTECH STORMWATER | il “RAW / AREA=0.09 ACRES
QUALITY MANHOLE i Y > ! 3
C052015-4-C = % /

=y — Rg
[ N B
STORMWATER - S SS
OUTFALL STRUCTURE I=E
- HIEE SCEEN
by WA
r N NEW CB #1 \
| W/4.0" ORIFICE \T‘Y\

OVERFLOW J | T\N |

’ NEW PRIVATE
/ 12" HDPE S0
y DETENTION PIPE

APPROX. CREEK CENTERLINE

I
30’ STREAM BANK PROTECTION
ZONE SETBACK

20" WETLAND SETBACK

/ / ." : INTO DETENTION PIPE

I %’ ' AREA=3.65 ACRES \
I
/% AN : \E
IS j \
}q -. .v
S ' \
g W |
/ NERNNE RN RNN@NN

%/ / ti.,"“jki§\ S O jﬁi;ilxi\\
/i \ \ N Sl

/P 20" WETLAND SETBACK Y

AN - N N N \ LA CEIVE
B B SONSNNN NSNS NS RN, o 4 JAN 22 201

7Y ;
N T LR INEY W s

N
PRELIMINARY HYDROLOGY MAP e gron
SCALE: 17=80" 0 20 160 DRAWN: | mid p.o. box 476 «+ 260 north 3rd street
el DATE: | 12/28/2017 \Qa“‘fl"“‘f@p, rTHORNTON jacksonville, oregon 97530
REVISIONS £ M ENGINEERING e 541 899-1489 (541) 899-3419 fax
MINAR

PRELIMINARY HYDROLOGY MAP  [sHEET

SOUTH ASHLAND BUSINESS PARK

601 WASHINGTON ST. H1
[xoEw b o/5%0/2018 | ASHLAND, OR 97520
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Watershed Model Schematic

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2015 by Autodesk, Inc. v10.4
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Hydrograph Report

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2015 by Autodesk, Inc. v10.4 Thursday, 12 /28 /2017
Hyd. No. 1
PRE
Hydrograph type = SCS Runoff Peak discharge = 1.811 cfs
Storm frequency = 25 yrs Time to peak = 502 min
Time interval = 2 min Hyd. volume = 34,911 cuft
Drainage area = 5.390 ac Curve number = 85
Basin Slope = 0.0% Hydraulic length = 0ft
Tc method = TR55 Time of conc. (Tc) = 47.00 min
Total precip. = 3.25in Distribution = Type IA
Storm duration = 24 hrs Shape factor = 484
PRE

Q (cfs) Hyd. No. 1 -- 25 Year Q (cfs)
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1.00 l 1.00
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Hydrograph Report

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2015 by Autodesk, Inc. v10.4

Thursday, 12 /28 /2017

Hyd. No. 2

POST-OFFSITE

Hydrograph type = SCS Runoff Peak discharge = 0.065 cfs

Storm frequency = 25yrs Time to peak = 470 min

Time interval = 2 min Hyd. volume = 924 cuft

Drainage area = 0.090 ac Curve number = 98*

Basin Slope = 0.0% Hydraulic length = 0ft

Tec method = User Time of conc. (Tc) = 5.00 min

Total precip. = 3.25in Distribution = Type |IA

Storm duration = 24 hrs Shape factor = 484

* Composite (Area/CN) = [(3.740 x 98) + (1.650 x 85)] / 0.090

POST-OFFSITE

Q (cfs) Hyd. No. 2 -- 25 Year Q (cfs)
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Hydrograph Report

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2015 by Autodesk, Inc. v10.4

Thursday, 12 /28 /2017

Hyd. No. 3
POST-INTO DETENTION PIPE
Hydrograph type = SCS Runoff Peak discharge = 2.804 cfs
Storm frequency = 25yrs Time to peak = 474 min
Time interval = 2 min Hyd. volume = 39,978 cuft
Drainage area = 3.650 ac Curve number = 908
Basin Slope = 0.0 % Hydraulic length = 0ft
Tc method = TR55 Time of conc. (Tc) = 9.40 min
Total precip. = 3.25in Distribution = Type IA
Storm duration = 24 hrs Shape factor = 484
POST-INTO DETENTION PIPE
Q{efs) Hyd. No. 3 -- 25 Year Quels)
3.00 3.00
2.00 2.00
T
1.00 L‘\ 1.00
\
0.00 0.00

0 120 240 360 480 600 720 840 960 1080 1200

s Hyd No. 3

1320 1440 1560
Time (min)

vy
‘/f



Hydrograph Report

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2015 by Autodesk, Inc. v10.4

Thursday, 12 /28172017

Hyd. No. 4

POST-PHASE 4

Hydrograph type = SCS Runoff Peak discharge = 0.152 cfs

Storm frequency = 25yrs Time to peak = 470 min

Time interval = 2 min Hyd. volume = 2,156 cuft

Drainage area = 0.210 ac Curve number = 98

Basin Slope = 00% Hydraulic length = 0ft

Tc method = User Time of conc. (Tc) = 5.00 min

Total precip. = 3.251in Distribution = Type IA

Storm duration = 24 hrs Shape factor = 484

POST-PHASE 4

Q (cfs) Hyd. No. 4 -- 25 Year Q (cfs)
0.50 0.50
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Hydrograph Report

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2015 by Autodesk, Inc. v10.4

Hyd. No. 5
POST-OTHER

Hydrograph type
Storm frequency
Time interval
Drainage area
Basin Slope

Tc method

Total precip.
Storm duration

mmwmnwmnmnmnin

SCS Runoff
25 yrs

2 min

1.440 ac
0.0%

TR55
3.251n

24 hrs

Peak discharge
Time to peak
Hyd. volume
Curve number
Hydraulic length
Time of conc. (Tc)
Distribution
Shape factor

I m i mmmunn

Thursday, 12 /28 /2017

0.514 cfs
498 min
9,411 cuft
85

0 ft

38.60 min
Type 1A
484

POST-OTHER
Q {efs) Hyd. No. 5 -- 25 Year Q {ofs)
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Hydrograph Report |

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2015 by Autodesk, Inc. v10.4

Hyd. No. 6
DETENTION PIPE

Hydrograph type = Reservoir Peak discharge
Storm frequency = 25yrs Time to peak
Time interval = 2 min Hyd. volume
Inflow hyd. No. = 3 -POST-INTO DETENTION MRk Elevation
Reservoir name = 3' pipe Max. Storage

mmmnn

Thursday,

1272872017

1.185 cfs

504 min

39,976 cuft

1999.67

ft

4,601 cuft

Storage Indication method used.

DETENTION PIPE

Q (cfe) Hyd. No. 6 - 25 Year Q{els)
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Hydrograph Report |

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2015 by Autodesk, Inc. v10.4 Thursday, 12 /28712017
Hyd. No. 7
POST-TOTAL
Hydrograph type = Combine Peak discharge = 1.794 cfs
Storm frequency = 25yrs Time to peak = 496 min
Time interval = 2 min Hyd. volume = 52,468 cuft
Inflow hyds. = 2,4,56 Contrib. drain. area = 1.740 ac
POST-TOTAL
Q{cfs) Hyd. No. 7 -- 25 Year Qe
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Hydrograph Report

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2015 by Autodesk, Inc. v10.4 Thursday, 12 /28 /2017

Hyd. No. 1

PRE

Hydrograph type = SCS Runoff Peak discharge = 0.063 cfs

Storm frequency = 1yrs Time to peak = 540 min

Time interval = 2 min Hyd. volume = 3,366 cuft

Drainage area = 5.390 ac Curve number = 85

Basin Slope = 0.0% Hydraulic length = 0ft

Tc method = TR55 Time of conc. (Tc) = 47.00 min

Total precip. = 1.00in Distribution = Type IA

Storm duration = 24 hrs Shape factor = 484

PRE
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Hydrograph Report

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2015 by Autodesk, Inc. v10.4 Thursday, 12 /28 /2017

Hyd. No. 2

POST-OFFSITE

Hydrograph type = SCS Runoff Peak discharge = 0.018 cfs

Storm frequency = 1yrs Time to peak = 472 min

Time interval = 2 min Hyd. volume = 242 cuft

Drainage area = 0.090 ac Curve number = 98*

Basin Slope = 0.0% Hydraulic length = 0ft

Tc method = User Time of conc. (Tc) = 5.00 min

Total precip. = 1.00in Distribution = Type IA

Storm duration = 24 hrs Shape factor = 484

* Composite (Area/CN) = [(3.740 x 98) + (1.650 x 85)] / 0.090

POST-OFFSITE
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Hydrograph Report

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2015 by Autodesk, Inc. v10.4

Thursday, 1272872017

Hyd. No. 3

POST-INTO DETENTION PIPE

Hydrograph type = SCS Runoff Peak discharge = 0.756 cfs

Storm frequency = 1yrs Time to peak = 474 min

Time interval = 2 min Hyd. volume = 10,479 cuft

Drainage area = 3.650 ac Curve number = 08

Basin Slope = 00% Hydraulic length = 0ft

Tc method = TR55 Time of conc. (Tc) = 9.40 min

Total precip. = 1.00in Distribution = Type IA

Storm duration = 24 hrs Shape factor = 484

POST-INTO DETENTION PIPE
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Hydrograph Report

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2015 by Autodesk, Inc. v10.4 Thursday, 12 /28 /2017
Hyd. No. 4
POST-PHASE 4
Hydrograph type = SCS Runoff Peak discharge = 0.041 cfs
Storm frequency = 1yrs Time to peak = 472 min
Time interval = 2 min Hyd. volume = 565 cuft
Drainage area = 0.210 ac Curve number = 98
Basin Slope = 0.0% Hydraulic length = 0ft
Tc method = User Time of conc. (Tc) = 5.00 min
Total precip. = 1.00in Distribution = Type IA
Storm duration = 24 hrs Shape factor = 484
POST-PHASE 4
Q(cfs) - Hyd. No. 4 -- 1 Year Q (i)
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Hydrograph Report

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2015 by Autodesk, Inc. v10.4 Thursday, 12/28 /2017

Hyd. No. 5

POST-OTHER

Hydrograph type = SCS Runoff Peak discharge = 0.017 cfs

Storm frequency = 1yrs Time to peak = 534 min

Time interval = 2min Hyd. volume = 907 cuft

Drainage area = 1.440 ac Curve number = 85

Basin Slope = 0.0 % Hydraulic length = 0 ft

Tc method = TR55 Time of conc. (Tc) = '38.60 min

Total precip. = 1.00in Distribution = Type lA

Storm duration = 24 hrs Shape factor = 484

POST-OTHER
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Hydrograph Report

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2015 by Autodesk, Inc. v10.4 Thursday, 12/28 /2017

Hyd. No. 6

DETENTION PIPE

Hydrograph type = Reservoir Peak discharge = 0.582 cfs

Storm frequency = 1yrs Time to peak = 486 min

Time interval = 2 min Hyd. volume = 10,478 cuft

Inflow hyd. No. = 3 - POST-INTO DETENTION k. Elevation = 1997.20 ft

Reservoir name = 3' pipe Max. Storage = 429 cuft

Storage Indication method used.

DETENTION PIPE
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Hydrograph Report

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2015 by Autodesk, Inc. v10.4

Thursday, 12 /28 /2017

Hyd. No. 7
POST-TOTAL
Hydrograph type = Combine Peak discharge = 0.631 cfs
Storm frequency = 1yrs Time to peak = 482 min
Time interval = 2 min Hyd. volume = 12,193 cuft
Inflow hyds. = 2,4,56 Contrib. drain. area = 1.740 ac
POST-TOTAL
Q {cfe) Hyd. No. 7 - 1 Year Q (afs)
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Pond Report

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2015 by Autodesk, Inc. v10.4

Pond No. 3 - 3' pipe

Thursday, 12 /28 /2017

Pond Data
UG Chambers - Invert elev. = 1996.20 ft , Rise x Span =3.00x3.00 ft , Barrel Len = 350.00 ft , No. Barrels =2, Slope = 0.40% , Headers = No
Stage / Storage Table
Stage (ft) Elevation (ft) Contour area (sqft) Incr. Storage (cuft) Total storage (cuft)

0.00 1996.20 nfa 0 0

0.44 1996.64 n/a 75 75

0.88 1997.08 n/a 208 283

1.32 1997.52 nia 559 842

1.76 1997.96 nl/a 761 1,603

2.20 1998.40 n/a 872 2,475

2.64 1998.84 n/a 874 3,349

3.08 1999.28 nla 759 4,108

3.52 1999.72 nfa 559 4,667

3.96 2000.16 n/a 207 4,874

4.40 2000.60 nfa 75 4,949
Culvert/ Orifice Structures Weir Structures

[A] [B] [C] [PrfRst] [A] [B] [C] [D]

Rise (in) = 5.00 0.00 0.00 0.00 Crest Len (ft) = 0.00 0.00 0.00 0.00
Span (in) = 5.00 0.00 0.00 0.00 Crest EL (ft) = 0.00 0.00 0.00 0.00
No. Barrels =1 0 0 0 Weir Coeff. = 3.33 3.33 3.33 3.33
Invert El. (ft) = 1996.20 0.00 0.00 0.00 Weir Type = - --
Length (ft) = 0.00 0.00 0.00 0.00 Multi-Stage = No No No No
Slope (%) = 0.00 0.00 0.00 n/a
N-Value = .013 013 .013 n/a
Orifice Coeff. = 0.60 0.60 0.60 0.60 Exfil.(in/hr) = 0.000 (by Contour)
Multi-Stage = nla No No No TW Elev. (ft) = 0.00

Note: Culvert/Orifice outflows are analyzed under inlet {ic) and outlet (oc) control. Weir risers checked for

Stage / Storage / Discharge Table

Stage Storage

ft cuft
0.00 0
0.44 75
0.88 283
1.32 842
1.76 1,603
2.20 2,475
2.64 3,349
3.08 4,108
3.62 4,667
3.96 4,874
4.40 4,949

Elevation

ft

1996.20
1996.64
1997.08
1997.52
1997.96
1998.40
1998.84
1999.28
1998.72
2000.16
2000.60

Civ A
cfs

0.00

0.32ic
0.54ic
0.69ic
0.82ic
093ic
1.02 ic
1.11ic
1.19ic
1.27ic
1.34ic

CivB

cfs

CivC
cfs

PrfRsr  WrA
cfs cfs

WrB

cfs

WrC
cfs

orifice conditions (ic) and submergence (s).

WrD
cfs

Exfil User
cfs cfs

Total
cfs
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TR55 Tc Worksheet

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2015 by Autodesk, Inc. v10.4

Hyd. No. 1
PRE
Description A B (o4 Totals
Sheet Flow

Manning's n-value = 0.300 0.011 0.011

Flow length (ft) = 300.0 0.0 0.0

Two-year 24-hr precip. (in) = 2.00 2.00 0.00

Land slope (%) = 3.00 3.00 0.00
Travel Time (min) = 44.19 + 0.00 + 0.00 = 4419
Shallow Concentrated Flow

Flow length (ft) = 375.00 0.00 0.00

Watercourse slope (%) = 1.87 0.00 0.00

Surface description = Unpaved Paved Paved

Average velocity (ft/s) =2.21 0.00 0.00
Travel Time (min) = 2.83 + 0.00 + 0.00 = 2.83
Channel Flow

X sectional flow area (sqft) = 0.00 0.00 0.00

Wetted perimeter (ft) = 0.00 0.00 0.00

Channel slope (%) = 0.00 0.00 0.00

Manning's n-value = 0.015 0.015 0.015

Velocity (ft/s) =0.00

0.00
0.00

Flow length (ft) ({0})0.0 0.0 0.0
Travel Time (min) = 0.00 + 0.00 + 0.00 = 0.00
Total Travel TIMe, TC ..cviiiiirrenmrrrreeeeeesessees s s ssssnes s es s sne s e s 47.00 min

™
C
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TR55 Tc Worksheet

Hyd. No. 3

POST-INTO DETENTION PIPE

Description

Sheet Flow
Manning's n-value
Flow length (ft)
Two-year 24-hr precip. (in)
Land slope (%)

Travel Time (min)

Shallow Concentrated Flow
Flow length (ft)
Watercourse slope (%)
Surface description
Average velocity (ft/s)

Travel Time (min)

Channel Flow
X sectional flow area (sqft)
Wetted perimeter (ft)
Channel slope (%)
Manning's n-value
Velocity (ft/s)

Flow length (ft)

Travel Time (min)

Total Travel TINE, T i cumsimssmsmmsssssnss s s

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2015 by Autodesk, Inc. v10.4

>

0.011
300.0
2.00
2.00

nu mnn

3.69 +

350.00

0.50

Paved
1.44

4.06 +

0.00
0.00
0.00
0.015
=0.00

I mmnu

({01)0.0

= 0.00 +

(v

0.011
0.0
0.00
0.00

0.00

350.00
3.00
Paved
3.52

1.66
0.00
0.00
0.00
0.015

0.00

e’

0.011
0.0
0.00
0.00

0.00

0.00
0.00
Paved
0.00

0.00
0.00
0.00

0.00
0.015

0.00

Totals

3.69

5.7




TR55 Tc Worksheet

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2015 by Autodesk, Inc. v10.4

Hyd. No. 5
POST-OTHER
Description A B Cc Totals
Sheet Flow

Manning's n-value = 0.300 0.011 0.011

Flow length (ft) = 300.0 0.0 0.0

Two-year 24-hr precip. (in) = 2.00 0.00 0.00

Land slope (%) = 5.00 0.00 0.00
Travel Time (min) = 36.02 + 0.00 +  0.00 = 36.02
Shallow Concentrated Flow

Flow length (ft) = 500.00 0.00 0.00

Watercourse slope (%) = 4.00 0.00 0.00

Surface description = Unpaved Paved Paved

Average velocity (ft/s) =3.23 0.00 0.00
Travel Time (min) = 2.58 + 0.00 +  0.00 = 2.58
Channel Flow

X sectional flow area (sqft) = 0.00 0.00 0.00

Wetted perimeter (ft) = 0.00 0.00 0.00

Channel slope (%) = 0.00 0.00 0.00

Manning's n-value = 0.015 0.015 0.015

Velocity (ft/s) =0.00

0.00
0.00

Flow length (ft) ({opo.0 0.0 0.0
Travel Time (min) = 0.00 + 0.00 + 0.00 = 0.00
TOtal TEEVO] TIINIE, TG wwmsnwmnsnnsswoss s 5 s snsmm s e R S s s 38.60 min
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‘KHIBIT 10

W galbraith |

AND ASSOCIATES

TREE PROTECTION/REMOVAL PLAN NARRATIVE
Prepared by John Galbraith Certified Arborist #PN-5845A
Landscape Architect
Galbraith & Associates, Inc.

South Ashland Business Park
January, 2018

TREE PROTECTION GENERAL CONSIDERATIONS

Contrary to popular belicf, the root systems of mature trees do not have deep tap roots. Instead most tree roots grow
in the top 12 — 18” from the soil surface and are horizontally oriented, extending far beyond the tree’s dripline or
canopy. See tree and root section drawing Figure 1.

A rule of thumb is that a healthy tree may tolerate removal of approximately one third of its roots, and “A healthy,
vigorous tree may withstand removal of up to 50 percent of its roots without dying,”! If roots on one side of a tree
are severed, it may become unstable and a hazard. Old and mature trees are less tolerant of construction impacts
than younger, more vigorous trees, and trees in a grove or forest stands are best retained in those groups.

Because of the maturity and relative poor to fair health of the oak grove on site, the size of the trees protection
zones, as shown on the Tree Protection Plan, are calculated by measuring the each tree’s diameter 4.5 feet above the
ground, Each diameter of trunk was measured in inches and for each inch, 1.5 feet was allowed for a critical root
radius. Example: if a tree’s diameter is 10 inches, its critical root radius is 15 feet.
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318 8. Grape Sl. Medford, OR 97501 » Tel 541.770.7964 Fax 541.770.5164 « email: contact@galbraithla.com
Landscape Architect's License OR-254, CA-2980 | Certified Arborist #PN-5845A
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TREE PROTECTION SITE RECOMMENDATIONS

GENERAL:

18.4.5.030 Tree Protection

See Tree Preservation notes on the Protection Plan (hereinafter called ‘Plan’) for requirements
affecting all retained trees. See Plan for tree numbers, locations, recommendations and Tree
Protection Zone outlines for specific retention trees.

SPECIAL NOTE:

While tree #°s 3, 5, 8, 10 — 14, 16, 17, 19, 20, and 22 are located within the Oak Knoll Riparian
Buffer and will be protected, we have also included trees 15, 18, and 21 to be part of that fenced
protection area. On the master plan, they are located within the conceptual driveway. This part of
the driveway will not be constructed with the first phase of construction and the desire is to protect
them during this phase from any grading that may be needed and re-address their status later as the
project grows with future phases.

318 S. Grape St. Medford, OR 97501 » Tel 541.770.7964 Fax 541.770.5164 » email: contacl@galbraithla.com

Landscape Architect's License OR-254, CA-2980 | Certified Arborist #PN-5845A
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TREE REMOVAL AND MITIGATION NARRATIVE

In August 2010 a fire severely damaged or killed the oaks mentioned below.

Tree # 1 is dead and should be removed

Tree #’s 4, 6, 7 and 9 are in poor condition and are in the area of development. After careful analysis it is our
opinion that they be removed and replaced with the same species of trees (Quercus garryana) along the future
driveway near the riparian area of the creek. It is our professional opinion that all of these trees will be hazardous if
the development were built around them. Most have severe dieback as a result of fire. Large limbs have died, large
areas of cambium layers have been destroyed and one tree also has erosion under the root flare.  We’ve included
photos as evidence of these conditions.

View of the site burning in 2010 from across the ﬁ'eway at the
Holiday Inn Express

e

" mw, i
JAN 22 2013

City of Ashlang
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urnng barn on site ciuring 2010 fire

318 S. Grape St. Medford, OR 97501 » Tel 541.770.7964 Fax 541.770.5164 « email: contact@galbraithla.com
Landscape Architect's License OR-254, CA-2980 | Certified Arborist #PN-5845A




W galbraith |

AND ASSOCIATES

of the fire of 2010

7 S Y ' ot i
Tree #4 Severe dieback from fire. Camb
of dieback. Branches are too large for proper compartmentalization

318 S. Grape St. Medford, OR 97501 » Tel 541.770.7964 Fax 541.770.5164 » email: contact@galbraithla.com
Landscape Architect's License OR-254, CA-2980 | Certified Arborist #PN-5845A ~ /70 %
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Tree #6

Most of
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the tree’s livin

g part is on the back side of the tree awyﬁ‘om where it was

exposed to the fire. The majority of the tree is dead and it should be removed in its entirety.

Tree #7 These two trees have severe fire da

\’.'!f V)

17

age with epicormic growth

Emerging from the base of dead branches. The cambium layer on the fire
side is damaged. There is an embedded fence in the tree on the left.

318 S. Grape St. Medford, OR 97501 e
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Landscape Architect's License OR-254, CA-2980 | Certified Arborist #PN-5845A




W galbraith

AND ASSOCIATES

6
‘.
X 'y i ] aF 7} \ I

Tree #9 This tree is severely burned and the cambium layer is

nonexistent on this side of the tree. Erosion has washed the

soil from beneath the root flare.
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TREE PRESERVATION NOTES

DorricpmentCorract Gabrath & Ausasates, (541) TTD7864

Applications for Tree Remov:
Staff Permits shall be reviewed and approved by the City of Ashland Staff Advisor
pursuant to AMC 18.57.030 (Application Submission Requirements) and 18.5.7.040
(Approval Criteria)

Notificalion/Notice to Proceed:

Except as othervise determined by the Stafi Advisor, all required tree protection
measures set forth in Ashland Municipal Code 18.4.5, shall be instituted priai to any
development activities, including, but not limited to clearing, grading, excavation or
demolition work, and shall be removed only after completion of all construction
activity including landscape and irrigation installation.

Constiuction activity shall not proceed, except installation of erosion conliel
measures, until the City has i ted and appi d the ian of the liee
proteclion measures,

Signage/Tagging:

‘Approved sign shall be attached to the chain link fence stating that inside the fencing
i a tree protection zone, not to be disturbed unless prior approval has been
obtained from the City Staff Advisor for the project. Trees being removed shall be
tagged with pink ribbon, Trees being retained shall be tagged with green ribban.

Tree Proleclion Fencing:

Prior to demolition and remaining throushout construction, the Confracter shall
conshiuct a 8 tlemporary chain link fence with 2" dia. steel post @ 10° a.c. max. al
the edge of the iree protection zone or dripline, whichever is greater, and al the
boundary of any open space fracts, fiparian areas, or conservation easements Lhat
abut the parcel being developed, and &ll areas as shovin by the Landscape Architect
on this plan. Fencing shall be flush with the initial undisturbed grade. Steel posts
shall not have any permanent concrete footings vhen installed.

Tree Preservation Procedure:

Belore removal of any structures or plants within the tree proteciion zone (TPZ) of
euisting trees ta remain, the Landscape Architect shall be notified to instruct the
contractor and any operators on proper procedure of iee preservation around
specific trees, All heavy equipment shall stay outside the TPZ and every efiort shall
be mada to avold compaction of soil porosity over tree rools withing the TPZ at all
times.

Rool Pruning:
The Landscape Architect shall determine if manual root pruning should be done

pefoie constiuction begins. Where roots must be removed, cul cleanly with
appropriate equipment (e.0., rock saw). Prior to root pruning consult viith
Landscape Architect or Certified Arharist, Use no equipment that pulls and shatlers
rools, such as backhoe or trencher. Do not cut roots over 2" in diameter.

Priaf to digging end pits for boring slation exits, the accompanying roet pruning, and
boring under exising trees consult with Landscape Architect or Certified Arbarist.

Trenching
‘Any trenching that is done in areas of tree roals outside Tree Prolection zene should

be done radially to the trunk where possible. Do ne mechanical frenching vithin the
Trae Protection Zone, hand dig only. Hand digaing may be used only after
consulling with Landscape Architect or Ceriified Arborist

Pruning of lrees:

Do no pruning of any kees immedistely prior to, during, or immediately after
construction impact. Parform only that pruning which is unavoidable due to confilicts
viith the proposed developmenl. Prior to pruning consult with Landscape Archilect
of ISA Certified Arbatist

Grade Changes:
No grade changes may occur vilhin the dripline of existing rees ta remain, unless
previously approved on plans.

Consiruction / Slorage Around Trees / Dumping / Parking:

Mo construction activity shall oceur wilhin the lrea protection zone, Including, but not
limited to dumping of sterage of malerials such as bullding supplies, sol, vaste
items, equipment, or parked vehicles.

No excavation, trenching, grading, root pruning, or other activity shall occur in the
tree proteclion zone unless approved by the Staff Advisor.

Chemical Malerial Disposal :

The tree protection zone shall remain free of chemically injurious malernials and
liquids suchas palnts, thinners, cleaning solutions, petroleum praducts, and
concrete o dry viall excess, construclion debris, or run-off.

Repairing of Trees:

Any tree damaged by construction operations or removed without City of
Jacksonville wiitten approval shall be replaced in kind with a size thatis suitable to
the City. The offending contractor shall be responsible for the cost of the replaced
liee.

Tree Mitigalion:
The applicant will provide mitigation for the removal of the trees indicated on this

planin accordance vith City of Ashiand Municipal Code 18 050, Replace any
destroyed lrees that have a 67 of greater DBH wilh a 14" cliper healthy and
well-branched deciduous tree or a 56 foot tall evergreen tiee for each ree removed.
Placement of additional trees aie to be delermined by the Landscape Archilecl on
site. Species is to be determined by the Landscaps Architecl.

Maintenance Walering:

Watering Method: Hand vatering systems, recommendad for irees that are part of a
development project that must be watered to insure tree survival during the course
of construction until automatic irrigation is instelied.

Amount: Unless othervise specified, the volume of water applied at each infigation
should be in the range of 10 gzllons per inch of frunk diameter when measured alt
54- inches above natural grade. The final decision of whether to water or not should
be based on accurate soil probe samples that are taken from the root ball,

Perlormance Securily:
The City may require the Permitee lo post with the City a bond, or other suitable

callateral as determined by the City Adminisliator, ensuring the stisfaclory
completeion of the liee protection plan. Suitable collateral may be in the form of
letters of credit, ceilificates of deposit, cash bond, or bonds issued by an insutance
company legally deing business in the State of Oregon,

(Walering tecommendations based on Cly of Pelo Alto Tree Technical hfanual)
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GEMUS/SPECIES COMMON] DBH TPZ HEALTH, HAZARD CONDITION RECOMMENDATIONS

Quercus garryana Dak Nong Dead Remove

Quercus garyana Dak 147 None 75% of the free is dead, some cambium layer exists, slruct. unsound | Remove

Quercus garryana Osk 168" 24' Radius Puoor, larga branch dieback, 1/2 cambium missing Retain and protect

Quercus garryana (Multi-trunk) Dak (19" (2)14" HMone Severe die back of large braches, excessive ic growith Remove

Quercus garryana Dak 10" 15' Radius Poot, bark s peeling away flom dead cambium layer, heavy dieback | Retain and pratect

Quercus garryana Dak 8" None Dead Remove

Quercus garryana (Tvo Trees) Oak {107 (113" None Excessiye die back, cambium has wire , ic giowth | Remove

Quercus garryana {Multi-trunk) Dak (2)16"{1)14",(1)24" | 36' Radius Poor, ive die back, mistletoe, ep grovith, love viger Retain and protect

Quercus garyana Dak 22 None . Paor, 1/2 camtium layer, soil eroded under root flare, included batk Remaove

Quercus garryana Dak 26" 309' Radius Fair, part of grove Retain and protect

Quercus garryana Dak 10 15" Radius Falr, part of grove Retain and prolect

Quercus garyana Dak 107 15' Radius Fair, part of grove Retain and protect

Quercus garryana Oak 12" 18' Radius Fair, part of gove Retain and protect

Quercus garyana Oak 11" 16.5' Radius | Fair, part of grove Retain and protect

Quercus garfyana Oak 21" 25' Radius Fair Retain and protect

Quercus garyana (Multi-trunk) Oak (4) 12" 18" Radius Fair part of grove Retain and protect

Quercus parryana Oak 10 15" Radius Fair, parl of grove Retain and protect

Quercus garyana (Two Trees) Oak {1)17",(1) 18” 27" Radius Fair, ona tree has a bulging trunk 5' above ground Retain and protect

Quercus garryana Oak 13" 19.5' Radius | Fair, part of grove Retain and protect

Quercus garryana Oak i 16.5' Radius | Fair, part of glove Retain and protect

Quercus gaityana Dak 14" 21' Radius Fair, volind 3' from ground, ineluded bark, poar ization | Retain and protect
) | Quercus garryana Qak 8" 12’ Radius Fair, pari of grove Retain and protect

TREE PRESERVATION LEGEND
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O /\ TREE PROTECTIVE FENCING . EXISTING TREE TO REMAIN
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@ Looking Southwest towards neighboring property @ Looking Southwest towards neighboring property @ Looking North from Washington Street. Shows area
from Washington Street. from Washington Street. between Interstate 5 Southbound and Washington
Street.

SOUTH ASHLAND BUSINESS PARK
ANNEXATION, ZONE CHANGE & SITE REVIEW
Site Photos
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Looking West across subject property from @ Looking North from Washington Street. Shows @ Looking Southeast from Washington Street. Shows
Washington Street. Shows potential wetland. grade change between Interstate 5 Southbound and grade change between Interstate 5 Southbound and
Washington Street. Washington Street.
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Looking East from Washington Street. Shows grade
change between Interstate 5 Southbound and
Washington Street.
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Looking North from Washington Street.
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Looking North from Washington Street towards
Interstate 5.
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@ Looking West from Washington Street.
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@ Looking West from Washington Street. Shows
potential wetland.

2017/12/13  09:19
435m 0961hPa
42°10"59"N 122°39' 57"W

@ Looking Southeast from Northeast corner of subject
property. Shows potential wetland.
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@ Looking Southwest from Northwest corner of subject
property. Shows old stream bed.
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Looking Southwest towards neighboring property.
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@ Looking South across subject property.
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@ Looking Northeast across subject property.
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@ Looking South across subject property.
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Looking West across subject property.
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