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Council Business Meeting 
November 17, 2020 

Agenda Item 
Review of an Ordinance Amending the Ashland Land Use Ordinance relating 
to Requirements for Affordable Housing and Affordable Housing Standards. 
Public Hearing and First Reading  

From 
Brandon Goldman Senior Planner 

Linda Reid Housing Program Specialist 

Contact Brandon.goldman@ashland.or.us 
 

 
SUMMARY 
The City Council is being asked to review and pass first reading of an ordinance amending land use 
requirements that regulate affordable housing that is provided in association with zone changes, 
annexations, density bonuses for affordable housing, and conversion of apartments into condominiums.   
 
The City’s Affordable Housing Program has been in effect for over 25 years. It is important to periodically 
review the performance of the housing program in consideration of changes in market conditions, 
demographic changes, and the effectiveness of the program in enabling low- and moderate-income families 
to afford quality housing.  
 
During the 2019 and 2020 calendar years the Housing and Human Services Commission, Planning 
Commission, and Staff, have been working on amendments to Ashland’s Affordable Housing Program 
intended to make the program easier to understand, increase predictability for those that will participate in 
the program including households, non-profit and market rate developers, grant funders, and lenders.  
Several of the ordinance amendments presented for consideration increase the effectiveness and efficiency 
of program administration on the part of the City’s Housing Program Specialist.   

 
 
POLICIES, PLANS & GOALS SUPPORTED 
The project addresses a variety of City Council goals and adopted City policies and is consistent with the 
Ashland Comprehensive Plan.  
 
City Council Goals: 
The City Council’s “Ashland 2020” goals and objectives that relate to the Affordable Housing Standards 
include: 

•  Support and promote, through policy, programs that make the City affordable to live in. Pursue 
affordable housing opportunities, especially workforce housing.  Identify specific incentives for 
developers to build more affordable housing. (high priority for 2015-2017) 

•  Support land-use plans and policies that encourage family-friendly neighborhoods.  Draft 
pocket neighborhood code that allows for the construction of small scale, cottage housing 
projects.  

 
Comprehensive Plan Goals and Policies: 
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The Housing Element of the Ashland Comprehensive Plan was amended in 2019 and includes the following 
goals and policies which are applicable to the ordinance amendments proposed: 

 
Goal 1: Ensure a range of different dwelling types that provide living opportunities for the total cross 
section of Ashland’s population.  

Policy 1:  Provide for a mix of housing types that are attractive and affordable to a diversity of 
ages, incomes, household sizes, and household types 

Policy 4 Housing opportunities should be available to all residents without discrimination and 
consistent with local, state, and federally recognized protected classes under fair 
housing law. 

Policy 9:  Support the retention and development of rental housing. 
 
Goal 2 : Support the creation and preservation of housing that is affordable to low and moderate 
income households and that is commensurate with the incomes of Ashland’s workforce. 

Policy 10:  Encourage the preservation of affordable housing, including housing that is subject 
to a term of affordability, to avoid the net loss of safe, healthy, affordable housing. 

Policy 12:  Cooperate with for-profit and non-profit affordable housing providers in locating 
low- and moderate-income units in Ashland. 

 
Goal 3: Encourage the development of housing in ways that protect the natural environment and 
encourage development patterns that reduce the effects of climate change. 

Policy 18:  Development standards shall be used to fit development to topography, generally 
following the concept that density should decrease on physically and 
environmentally constrained lands.  

Policy 19:  Promote infill and compact development patterns to encourage housing affordability, 
maximize existing land resources, and conserve habitat and environmentally 
sensitive areas. 

 
Goal 4: Forecast and plan for changing housing needs over time in relation to land supply and housing 
production.  

Policy 23:  Encourage development of vacant land within the City Limits, while looking to the 
lands within the Urban Growth Boundary to provide sufficient land for future 
housing needs. 

  
Ashland Land Use Ordinance 

18.2.3.200  Multiple-Family Rental Unit Conversion to For-Purchase Units 
18.2.5.050  Affordable Housing Standards 
18.5.8.050  [Annexation] Approval Criteria and Standards 
18.5.9.020  Applicability and Review Procedures [Applications for Plan Amendments and Zone 

Changes] 
 

Statewide Land Use Goals - Housing Goal 10 
The City’s Comprehensive plan is required to be consistent with the State of Oregon’s planning goals.  
Goal 10 of the Statewide planning goals specifies that each city must plan for and accommodate all 
needed housing types (OAR 660-015-0000(10)). The State requires each city to inventory its buildable 
residential lands, project future housing needs, and provide the appropriate types and amounts of land 
within the urban growth boundary necessary to meet those needs.  The statewide housing goal further 
specifies that each city must plan for and accommodate needed housing types:  
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“…plans shall encourage the availability of adequate numbers of needed housing units at price ranges 
and rent levels which are commensurate with the financial capabilities of Oregon households and 
allow for flexibility of housing location, type and density.” 

 
PREVIOUS COUNCIL ACTION 
At a study session held on December 17th, 2018 the City Council directed Staff to evaluate the Housing 
Program requirements and specifically propose amendments to the resale restrictions that relate to annual 
appreciation in consideration of increasing Homeowner Association (HOA) dues for units within the 
program.  The City Council  held a Study Session on July 20, 2020 to discuss potential amendments to 
Ashland’s Affordable Housing Standards and the formulas used for calculating eligible rents and sale prices 
for covered affordable housing units.   

 
BACKGROUND AND ADDITIONAL INFORMATION 
The proposed amendments to the Land Use Ordinance relate specifically to units covered under the Ashland 
Affordable Housing Program which are required to be affordable due to a land use approval including 
annexations, zone changes, density bonuses for affordable housing, and conversion of apartments into 
condominiums.  The changes proposed address specific concerns raised over the last several years from the 
wide range of entities involved in the affordable housing process  
 
The Affordable Housing Program aims to balance long-term affordability while allowing a reasonable rate 
of return for homeowners and developers.  Several of the proposed ordinance revisions aim to increase the 
effectiveness and efficiency of the program’s administration, and several changes were made to address 
regulatory barriers or to help simplify existing processes.   All the proposed changes are expected to help to 
make the program more readily understood by affordable housing and private market developers, as well as 
to increase the coordination between affordable and private market developers. Lastly the proposed changes 
to simplify resale restrictions are designed to make the transfer of homes easier for participating households.   
 
The attached Planning Staff Report dated October 27, 2020 summarizes the amendments to the Ashland 
Land Use Ordinance which are presented to the City Council for consideration.  
 
Following First Reading of the proposed ordinance, to ensure internal consistency with the Ordinance 
amendments currently proposed, Staff will prepare a separate resolution to amend Resolution 2006-13 
which sets forth the methodology for qualifying affordable ownership and affordable rental units, 
establishing rent levels for qualifying households, and deferral of System Development Charges for eligible 
units.  This amended resolution would be presented for Council review and approval concurrent with 
Second Reading of the draft ordinance to be in effect concurrent with eh land use ordinance amendments as 
approved.  

 
Public Meetings and Public Hearings 
The Housing and Human Services Commission (HHSC) held study sessions on August 22, 2019 and July 
23, 2020 to discuss land use ordinance amendments relating to the provision of affordable housing. The 
HHSC reviewed the proposed ordinance at their regular meeting on September 24, 2020 and unanimously 
recommended approval of the ordinance as presented. 
 
The Planning Commission held a study session to discuss land use ordinance amendments relating to the 
provision of affordable housing on March 10, 2020.  The Planning Commission held a public hearing on 
October 27, 2020 and unanimously recommended approval of the ordinance with a suggested wording 
change intended to improve clarity regarding the scheduling of the transfer of land to an affordable housing 

https://www.ashland.or.us/Agendas.asp?AMID=7144&Display=Minutes
https://www.ashland.or.us/Agendas.asp?AMID=7552&Display=Minutes
http://records.ashland.or.us/WebLink/DocView.aspx?dbid=0&id=65530&page=1&cr=1
https://www.ashland.or.us/Agendas.asp?Display=Agenda&AMID=7555
https://www.ashland.or.us/Agendas.asp?Display=Agenda&AMID=7555
http://www.ashland.or.us/Agendas.asp?AMID=7592&Display=Minutes
http://www.ashland.or.us/Agendas.asp?AMID=7511&Display=Minutes
http://www.ashland.or.us/Agendas.asp?AMID=7610&Display=Minutes
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provider (18.5.8.050G.2).   The suggestions recommended by the Planning Commission have been 
incorporated into the draft ordinance as presented to the City Council for consideration. 
 
Public Involvement 
As part of the update to the affordable housing standards, numerous advisory commission public meetings, 
as noted above, were conducted.  Additionally, on August 11th and August 14th, 2020, meetings were 
convened consisting of City Staff, Elected and Appointed officials, and members of the development 
community representing both affordable housing providers and market-rate housing developers.  The group 
evaluated the proposed ordinance changes and provided further suggestions which are summarized in the 
attached “Affordable Housing Standards – Stakeholder Feedback Meeting memo”. 
 
Reasons for Proposed Ordinance  
Ashland Municipal Code (AMC) 18.5.9.020.B permits legislative amendments to meet changes in 
circumstances and conditions.  The original affordable housing standards including the establishment 
qualifying household incomes, asset limitations and the formula calculations for maximum rents and sale 
process for covered affordable housing units were last updated in 2006.  Since this time the City has been 
made aware of changing lending requirements, escalating homeowner’s association dues, and barriers to the 
development of affordable housing units by non-profit affordable housing providers.  These changes in 
conditions, as well as changes in the local housing market necessitate amendments to the affordable housing 
standards to better facilitate the development of affordable housing within the community. Further, 
amending how the resale formula for affordable ownership units is calculated, and the term of affordability, 
is intended to address standard lending practices and provide predictable increases in equity for participating 
homeowners.   
 
The second change in circumstances involves the City accommodating future housing needs within the 
existing Urban Growth Boundary (UGB). The City of Ashland participated in the regional planning process 
that resulted in the adoption of the Greater Bear Creek Valley Regional Plan in 2012.  Cities throughout the 
region identified urban reserve areas (URAs) to accommodate housing for future population growth.  The 
City of Ashland decided to accommodate housing for future populations within Ashland’s current 
boundaries rather than identify future growth areas on the perimeter of the city and UGB. To ensure that 
proposed annexations and zone changes can be processed efficiently the revisions to the ordinance as 
proposed are intended to add clarity and predictability to the development process.  The inclusion of needed 
affordable housing and allowances for a variety of housing types through future annexation and zone change 
proposals will assist the City in accommodating needed housing within our established UGB.  
 
As expressed in the attached Draft Findings and Orders for PA-L-2020-00009, the proposed amendments 
are consistent with applicable State Goals, City of Ashland Comprehensive Plan goals, policies, and 
implementation methods. Given this, and the changes in the housing market that have occurred in the 14 
years following the adoption of the existing affordable housing standards, the proposed amendments better 
achieve the goals and policies of the Comprehensive Plan.  
 
FISCAL IMPACTS 
There is no direct cost to the City relating to the adoption of the proposed amendments to the Ashland Land Use 
Ordinance. 
 
STAFF RECOMMENDATION 
Staff recommends approval of the draft ordinance as presented. 
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ACTIONS, OPTIONS & POTENTIAL MOTIONS 
A motion for approval of first reading of the ordinance is included below should the Council decide to move the 
proposed ordinance amendments to second reading as presented. 
 
Motion for Approval  

I move to approve first reading of Ordinance #3195 titled, “An Ordinance amending chapters 18.2.3, 
18.2.5, 18.5.8 and 18.5.9 of the Ashland Land Use Ordinance Regarding Conversion of Multi-family 
Rental Units into For-purchase Housing, Affordable Housing Standards, and Approval Standards for 
Zone Changes and Annexations.”, to direct staff to amend Resolution 2006-13 to reflect the ordinance 
amendments, and to move the ordinance to second reading at the December 15, 2020 meeting. 
 

REFERENCES & ATTACHMENTS 
• Draft Ordinance #3195 
• Planning Staff Report PA-L-2020-00009 dated 10/27/2020 
• Stakeholder Meeting Feedback Memo 
• Sample SDC payback schedule 
• Draft Findings and Orders for PA-L-2020-00009 
• Resolution 2006-13 
• Council Minutes December 17, 2018 
• Planning Commission Minutes March 10, 2020 
• Housing and Human Services Commission Minutes July 23, 2020 
• Housing and Human Services Commission Minutes September 24, 2020 
• Planning Commission Special Meeting October 27, 2020 

 
• Public Comments 

o Fair Housing Council of Oregon letter dated 10/26/2020 
o Kendrick letter dated 11/05/2020 

 
 

http://records.ashland.or.us/WebLink/DocView.aspx?dbid=0&id=65530&page=1&cr=1
http://www.ashland.or.us/Agendas.asp?AMID=7144&Display=Minutes
http://www.ashland.or.us/Agendas.asp?AMID=7511&Display=Minutes
https://www.ashland.or.us/Agendas.asp?Display=Agenda&AMID=7555
http://www.ashland.or.us/Agendas.asp?AMID=7592&Display=Minutes
http://www.ashland.or.us/Agendas.asp?AMID=7610&Display=Minutes
http://www.ashland.or.us/SIB/files/HLA_and_FHCO_10-26-20_Comment_Ashland_PA-L-2020-00009.PDF
http://www.ashland.or.us/SIB/files/Kendrick_11052020_PA-L-00009_ltr.pdf

