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The comments of this pre-app are preliminary in nature and subject to change based upon the 

submittal of additional or different information.  The Planning Commission or City Council are 

the final decision making authority of the City, and are not bound by the comments made by the 

Staff as part of this pre-application. 

 

 
PLANNING STAFF COMMENTS:   
This pre-application conference is intended to highlight significant issues of concern to staff and 

bring them to the applicant’s attention prior to their preparing a formal application submittal.   

 

Proposal:  As staff understands it, the proposal is a request for Site Design Review approval to 

construct two 6,000 square foot mixed use buildings connected via a shared elevator/stairs for the 

properties located at 188 and 192 Clear Creek Drive.  Each building would consist of 2,000 square 

feet of ground floor commercial space with four residential units on the upper two floors for a total 

of 12,000 square feet consisting of 4,000 square feet of commercial space and eight upper floor 

units.  The application also includes a Conditional Use Permit to allow the four of the eight upper 

floor units to be used as “extended stay” hotel units.   

 

Generally:  Staff are generally supportive, and look forward to seeing Clear Creek Drive fully 

develop – and extend to North Mountain Avenue.  Keys issues with an application would likely 

focus on: 1) In terms of the proposed “extended stay” hotel units, these units go beyond defined 

hotel use and would need to obtain Site Design Review to address the criteria and standards for 

residential units (density, ground floor mix of commercial/residential, parking, etc.); 2) Finding a 

balance of proposed uses which works with available parking, and finding a means to manage 

parking long-term as tenants change; and 3) Addressing the applicable design standards through 

the final designs (no major issues here).   

 

SITE DESIGN REVIEW            

Written findings for the project will need to address the approval criteria for Site Design Review 

in blue below as well as applicable standards for Basic Site Review for Commercial Development; 

Detail Site Review; Additional Standards for Large Scale Projects (due to square footage and 

100+ foot length); Parking, Access and Circulation; Landscaping, Lighting and Screening; and 

Street Tree Standards.   

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

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. 

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. 

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, 2, or 3, 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; 

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; or 

3.  There is no demonstrable difficulty in meeting the specific requirements for a cottage housing 
development, but granting the exception will result in a design that equally or better achieves 

the stated purpose of section 18.2.3.090. (Ord. 3147 § 9, amended, 11/21/2017) 

 

Basic Site Review (See https://ashland.municipal.codes/LandUse/18.4.2.040.B ): 

 

▪ The applicant may wish to consider if there’s a way to establish more of a sense of entry 

into the central courtyard between the two building elements, although this may already be 

accomplished in the current design and simply downplayed by the two dimensional/black 

& white drawings. 

 

Detail Site Review (See https://ashland.municipal.codes/LandUse/18.4.2.040.C ) 

▪ AMC 18.4.2.040.C.1.d & .C.1.f require that, “Buildings shall incorporate lighting and 

changes in mass, surface or finish to give emphasis to entrances” and “Buildings shall 

incorporate arcades, roofs, alcoves, porticoes, and awnings that protect pedestrians from 

the rain and sun.”  Planning Commissioners have typically looked for awnings, alcoves or 

other areas of pedestrian protection which provide a depth of at least seven feet to provide 

a shelter and give emphasis to entries.   

 
Additional Standards/Large Scale (see https://ashland.municipal.codes/LandUse/18.4.2.040.D ) 
 

https://ashland.municipal.codes/LandUse/18.3
https://ashland.municipal.codes/LandUse/18.4
https://ashland.municipal.codes/LandUse/18.4
https://ashland.municipal.codes/LandUse/18.2.3.090
https://ashland.municipal.codes/LandUse/18.4.2.040.B
https://ashland.municipal.codes/LandUse/18.4.2.040.C
https://ashland.municipal.codes/LandUse/18.4.2.040.D
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▪ The final application submittal should detail plaza space treatment with at least four of the 

six requisite elements discussed above, along with a size- and species-specific landscape 

plan.   

 

Parking/Parking Management Strategies:  As detailed further below, residential units and hotel 

units identified as “extended stay” would both need to meet the parking requirements for 

residential units, and the key with the proposal would be identifying the mix of uses which would 

work with the available parking in a way that could be managed over the long-term.  Parking 

Management Strategies including on-street credits, mixed use credits, joint-use credits, etc. can 

potentially be used to reduce required off-street parking by up to 50 percent and would be 

considered by the Planning Commission based on site-specific evidence.    

 

Conditions of Original Subdivision: 

 

• Finished Floor Elevations:  As noted in the materials provided, the subdivision approval 

required that finished floor elevations of the ground floor of any future structures be above 

the sidewalk elevation along the property frontage, and that a grading plan demonstrating 

this be provided with each Site Design Review application.   

• Public Pedestrian Easements (Between Lots 2 & 3 and 4 & 5): Site improvements 

would need to include paths for public pedestrian access via the easements identified in the 

original approval (i.e. between subdivision lots 2 & 3 and 4&5.   

 

CONDITIONAL USE PERMIT - “EXTENDED STAY” HOTEL       

The primary issue with an extended stay hotel is that a hotel is specifically defined as transient 

lodging for a period of less than 30 days, while residential dwelling units are for more permanent 

occupancy (i.e. greater than 30 days).  The Conditional Use Permit process could not be used as 

a way to circumvent the residential density of the underlying zone, and as such units proposed to 

potentially accommodate stays greater than 30 days would need to obtain Site Design Review 

approval as residential units – including complying with the ground floor commercial/residential 

split, residential density, residential parking and individual electric metering - and pay residential 

SDC’s and construction excise tax, as well as obtaining Conditional Use Permit approval for hotel 

use, and registering for and paying business licensing and Transient Occupancy Tax.   

 

Conditional Use Permit for Hotel Use (AMC 18.5.4.050): Within the E-1 zone, hotel use is 

subject to Conditional Use Permit approval, and would need to demonstrate that the adverse 

material impacts of hotel use in combination with the other proposed uses would be no greater 

than the target use of the property, which here would be development of the property to a 0.50 

Floor Area Ratio for general office use.  Conditional Use Permit applications must include written 

findings to address the criteria in blue below. 

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. 
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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. 

B. Conditions of Approval. The approval authority may impose conditions that are found necessary to 
ensure that the use is compatible with other uses in the vicinity, and that the negative impact of the 
proposed use on the surrounding uses and public facilities is minimized.  

GENERAL              

Property Line:  As proposed, it appears that the structure is built over the property line.  To meet 

building code requirements, separation requirements would need to be addressed and the property 

line would likely need to be extinguished through proceedings with Jackson County.   

 

Neighborhood Outreach: Staff always recommends that applicants approach the affected 

neighbors, make them aware of the proposal, and try to address any concerns as early in the process 

as possible. Notices are typically sent to neighbors within a 200-foot radius of the property.   

 

https://ashland.municipal.codes/LandUse/18.5.4.050.A.5
https://ashland.municipal.codes/LandUse/18.2.2
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Written Findings/Burden of Proof:  This pre-application conference is intended to highlight 

significant issues for staff and bring them to the applicant’s attention prior to their preparing a 

formal application submittal. Applicants should be aware that written findings addressing the 

ordinance and applicable criteria are required, and are heavily depended on when granting 

approval for a planning action. In addition, the required plans are explained in writing below. The 

burden of proof is on the applicant(s) to ensure that all applicable criteria are addressed in writing 

and that all required plans, written findings, and other materials are submitted even if those items 

were not discussed in specific, itemized detail during this initial pre-application conference. 

 

 
OTHER DEPARTMENTS’ COMMENTS 

 

BUILDING DEPT:  No comments at this time.  Please contact the Building Division for any code-

related information at 541-488-5305. 

 

PUBLIC WORKS/ENGINEERING:  Public Works/Engineering comments to be provided 

separately.  Please contact Karl Johnson of the Engineering Division for any additional 

information at 541-552-2415 or via e-mail to karl.johnson@ashland.or.us .   

 

WATER AND SEWER SERVICE: “If the project requires additional water services or upgrades to 
existing services the Ashland Water Department will excavate and install in the city right-of-way all water 
services up to and including the meter on domestic and commercial water lines. If a fire line is required the 
water department will only install a stub out to the location where the double check detector assembly 
(DCDA) or reduced pressure detector assembly (RPDA) complete with a Badger® brand cubic foot bypass 
meter should be placed in a vault external to the building. The vault and the DCDA or RPDA device housed 
in it are the responsibility of the property owner and should be placed at the property line. Fees for these 
installations are paid to the water department and are based on a time and materials quote to the 
developer or contractor. Meter sizes and fire line diameters will need to be provided to the Water 
Department at the time of a quote being requested.  The Ashland Water Department is also requiring new 
projects to comply with all current cross connection rules and regulations, this may require backflow 
prevention devices to be placed at the potential hazard or just behind the meter or connection for premises 
isolation depending on the degree of hazard, type of intended use of the facility or even the geographical 
location of the building or facility.  Please Contact Steve Walker at 541-552-2326 or e-mail 
walkers@ashland.or.us to discuss the intended use of the facility or property and any potential cross 
connection hazards associated with it or for any questions regarding water connections. ” 

 

ELECTRIC SERVICE: “Please have applicant contact the Electric Department to discuss and 
develop electrical layout plans for project.  See attached map of area.  Regards, Dave Tygerson.”  
Please contact Dave Tygerson in the Electric Department for electrical service requirements or fee 

information at (541) 552-2389 or via e-mail to dave.tygerson@ashland.or.us.  Dave will arrange 

an on-site meeting and assist the applicants in developing an approved electric service plan.  Please 

allow additional time for scheduling and conducting an on-site meeting and subsequent plan 

preparation.  Applications will not be deemed complete without an approved electric service plan.   

 

mailto:karl.johnson@ashland.or.us
mailto: 541-552-2326
mailto:walkers@ashland.or.us
mailto:dave.tygerson@ashland.or.us
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FIRE:  Fire Department comments to be provided separately.  Please contact Fire Marshall Ralph 

Sartain at (541) 552-2229 or via e-mail to ralph.sartain@ashland.or.us for information on Fire 

Department requirements.   

 

CONSERVATION:  See the City of Ashland Conservation Division’s website 

at  www.ashland.or.us/conserve  for information on available technical or financial assistance for 

conservation measures including solar electric incentives and commercial lighting efficiency 

programs. For additional information, please contact:   

  
o New residential construction programs:  Dan Cunningham, 541-552-2063 or dan.cunningham@ashland.or.us  
o Commercial lighting and controls:  Larry Giardina, 541-552-2065 or larry.giardina@ashland.or.us    
o Water Conservation: Julie Smitherman, 541-552-2062 or Julie.smitherman@ashland.or.us  

 

 
UNDERLYING ZONE PROVISIONS (See AMC Table 18.2.6.030) 

 

Zoning: E-1, with the Residential and Detail Site Review Overlays.  See AMC Table 

18.2.6.030 “Unified Standards for NonResidential Zones” for zoning district requirements. 

 

 

APPLICATION DETAILS 
 
Procedure:  Site Design Review is required for new buildings in the E-1 zone.  Because the 

proposal involves a total building area greater than 10,000 square feet/length greater than 100 feet 

in the Detail Site Review zone, a Type II procedure is required.  A Type II procedure involves a 

decision through a public hearing before the Planning Commission with the potential for an appeal 

“on the record” to Council.  (Similarly, Conditional Use Permits involving new buildings are also 

be subject to Type II procedures.)    

 

Type II Application Requirements (AMC 18.5.1.060.A) 
1. Application Form and Fee. Applications for Type II review shall be made on forms provided by the 

Staff Advisor. One or more property owners of the property for which the planning action is 

requested, and their authorized agent, as applicable, must sign the application. The required 

application fee must accompany the application for it to be considered complete. 

2. Submittal Information. The application shall include all of the following information. 

a. The information requested on the application form (application form available on-line at: 

https://www.ashland.or.us/SIB/files/Comm%20Dev/16Zoning_Permit_Application.pdf). 

b. Plans and exhibits required for the specific approvals sought (see below). 

c. A written statement or letter explaining how the application satisfies each and all of the 

relevant criteria and standards in sufficient detail (see below). 

d. Information demonstrating compliance with all prior decision(s) and conditions of 

approval for the subject site, as applicable. 

mailto:ralph.sartain@ashland.or.us
http://www.ashland.or.us/conserve
mailto:dan.cunningham@ashland.or.us
mailto:larry.giardina@ashland.or.us
mailto:Julie.smitherman@ashland.or.us
https://www.ashland.or.us/SIB/files/Comm%20Dev/16Zoning_Permit_Application.pdf
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e. The required fee (See below; fees increase annually.  With the current state of emergency, 

annual fee increases have been delayed but should be occurring shortly – applications are 

subject to the fees in place at submittal.)   

 

Plan Requirements 

Two (2) readable copies of the plans below on paper no larger than 11-inches by 17-inches are 

required, in addition to any full-sized plans provided.  Note:  The 11x17 copies are used for the 

Planning Commission packets and for the notices mailed to neighbors.  Please submit clear, 

reproducible copies.  The final application submittal need to include scalable drawings with a 

graphic scale to facilitate review by staff, commissioners and the public. 

 

 Two (2) copies of the materials required for a Site Design Review application as detailed 
in AMC 18.5.2.040.   

 Two (2) copies of the materials required for a Conditional Use Permit application as 
detailed in AMC 18.5.4.040.   

 Two (2) copies of a Tree Protection Plan as required in AMC 18.4.5.030 (if the application 
will involve any site disturbance that would impact trees).  

 Two (2) Copies of the plans required for a Tree Removal Permit as required in AMC 
18.5.7.030 (if tree removal is proposed).   

 

Narrative Submittal Requirements: 

Applicants are advised that in addition to required plans, written findings addressing how the 

ordinance criteria are satisfied in narrative format are required. The applicable criteria are included 

below.  The Ashland Land Use Ordinance in its entirety may be accessed on-line at:  

 

https://ashland.municipal.codes/LandUse 

 

 Two (2) copies of the written findings addressing the approval criteria for Site Design 
Review, as detailed in LUO 18.5.2.050.  Criteria for “Exceptions to the Site Development 
& Design Standards” are included in this section.     

 Two (2) copies of the written findings addressing the approval criteria for a Conditional 
Use Permit from Chapter 18.5.4.050 

 Two (2) copies of written findings addressing the criteria from chapter 18.5.7.040.B.2. 

for Tree Removal Permit (if applicable to the final proposal).  

 

UPCOMING APPLICATION DEADLINES:  First Friday of each month 

UPCOMING PC MEETINGS:   Second Tuesday of each month 

 

FEES:  Comm. Site Review (Type II)   $2,190.75 + ½ % of valuation 

  Conditional Use (Type II)   $2,190.75 

  Exceptions     $       0 (if applicable) 

  Tree Removal Permit    $       0 (if applicable) 
(See 
https://www.ashland.or.us/SIB/files/Comm%20Dev/Forms%2C%20Brochures%2C%20Handouts/2019-
07-01_Planning_Fees.pdf .)   

 

https://ashland.municipal.codes/LandUse
https://www.ashland.or.us/SIB/files/Comm%20Dev/Forms%2C%20Brochures%2C%20Handouts/2019-07-01_Planning_Fees.pdf
https://www.ashland.or.us/SIB/files/Comm%20Dev/Forms%2C%20Brochures%2C%20Handouts/2019-07-01_Planning_Fees.pdf
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*NOTES:  
o Applications are accepted on a first come-first served basis.  
o 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.   
o Application fees increase annually.  With the current state of emergency, annual fee increases 

have been delayed but should be occurring shortly – applications are subject to the fees in place 
at the time of submittal. 

o Applications are reviewed for completeness in accordance with ORS 227.178.  
o All applications received are reviewed by staff, and must be found to be complete before being 

processed or scheduled at a Planning Commission meeting.  
o The first 15 COMPLETE applications submitted are processed at the next available Planning 

Commission meeting. 

 

 

 

For further information, please contact:  Otober 7, 2020    

Derek Severson, Senior Planner    Date 

City of Ashland, Department of Community Development 

Phone: 541-552-2040 or e-mail: derek.severson@ashland.or.us 

 

mailto:derek.severson@ashland.or.us

