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DISCUSSION DRAFT AMENDMENTS  
November 24, 2015 

 
18.3.10.100 Development Standards for Wildfire Lands 

It is the purpose of the Development Standards for Wildfire Lands to provide 
supplementary development regulations to underlying zones to reduce or 
minimize the potential impacts of wildfire hazards on properties, the occupants of 
properties and the occupants of adjacent properties, as well as to facilitate 
access to manmade structures by firefighters in the event of a wildfire.  

A. Requirements for Subdivisions, Performance Standards 
Developments, Site Design Review or Partitions. 
1. A Fire Prevention and Control Plan shall be required with the submission of 

any application for an outline plan approval of a Performance Standards 
Development, preliminary plat of a subdivision, Site Design Review or land 
partition. 

 
2. The Staff Advisor shall forward two copies of the Fire Prevention and Control 

Plan to the Fire Code Official within three days of the receipt of a completed 
application. The Fire Code Official shall review the Fire Prevention and 
Control Plan, and submit a written report to the Staff Advisor no less than 10 
days before a scheduled hearing, or notice of decision in the case of a 
Partition or Site Design Review process through a Type I procedure.. The Fire 
Code Official’s report shall be a part of the record of the Planning Action. 

 
3. The Fire Prevention and Control Plan, prepared at the same scale as the 

development plans, shall include the following items: 
a.  The location and dimensions of all existing and proposed structures, 

parking areas and driveways on the property.  
b.  The location, dimension, and grade of fire apparatus access roads and 

driveways serving all structures on the property.  
c.  The location and dimensions of all structures upon adjoining properties 

located within 30 feet of a shared property line. 
d.  The location of all existing and proposed fire hydrants. 
e. Site contours showing two foot intervals detailing elevation and slope. 
d.  A tree management plan showing the location and diameter at breast 

height (DBH) of all trees on each lot. The tree management plan shall 
provide the type and locations of the following: 

i  Trees to be retained, 
ii.  Trees to be removed, 
iii.  New trees to be planted, 
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iv.  Areas to be thinned to reduce interlocking tree canopies, 
v. Heavily forested parcels greater than one acre in size, may 

show only trees requested for removal upon approval of the 
Staff Advisor and Fire Code Official.  

g.  A vegetation management plan, for shrubs and ground cover, showing 
the type and location of the following: 

i. Existing vegetation, including shrubs and bushes, to be 
retained. 

ii.  Dead, dying or severely diseased vegetation to be removed. 
iii. New vegetation to be planted. 
iv.   Spacing of lower growing shrubs and bushes at expected 

mature size 

 
h.  The location of and information addressing required general fuel break 

setback areas as described in subsection 18.3.10.100.B.  
i.  A schedule and timetable demonstrating that vegetation identified for 

removal. An exception to the implementation schedule may be granted 
by the Fire Code Official.  

 
4. Approval Criteria. The hearing authority, in consultation with the Fire Code 

Official, shall approve the Fire Prevention and Control Plan when, in addition 
to demonstrating compliance with the standards required by this chapter, it is 
found  that the wildfire hazards present on the property have 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. 

5. The hearing authority in consultation with the Fire Code Official may require, 
through the imposition of conditions attached to the approval, the following 
requirements as deemed appropriate for the development of the property. 

a. Delineation of areas of heavy vegetation to be thinned and a formal 
plan for such thinning. 

b. Clearing of sufficient vegetation to reduce fuel load. 
c. Removal of all dead and dying trees. 
d. Relocation of proposed structures and roads to reduce the risks of 

wildfire and improve the chances of successful fire suppression. 
 

6. Provisions for the maintenance of a required Fire Prevention and Control Plan 
shall be included in the covenants, conditions and restrictions for the 

Discussion point: Should spacing requirements be 
limited to newly planted lower growing shrubs, or also 
applicable to established landscaping?  
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development and the City shall be named as a beneficiary of such covenants, 
restrictions, and conditions. 

 
7. The property owner of a lot, or Home Owners Association for areas held in 

common,  shall be responsible for maintaining the property in accord with the 
requirements of the Fire Prevention and Control Plan approved by the hearing 
authority. 

B.  Requirements for Construction of All Structures. 

1. Applicability. All new structures and additions within wildfire lands that increase 
lot coverage by 200 square feet or greater, shall have a fuel break covering 
the full extent of the property as defined below. 

 

2. General Fuel Break Requirements. A fuel break is defined as an area where 
the overall intensity of wildfire is reduced through fuels control and that is free 
of dead or dying vegetation, and has primarily fire resistant species 
sufficiently spaced so that there is no interlocking canopy or ladder fuels of a 
species or type which would promote the spread of fire. Establishment of a 
fuel break does not involve stripping the ground of all native vegetation. To 
reduce fire spread both from and to structures on the property, and to 
adjoining properties, the establishment and maintenance of a fuel break is 
required as follows: 

Discussion point:  What should be the threshold for when the 
establishment of a fuel break (thinning, removal, replanting) is 
required?   

Ashland Fire and Rescue Staff has suggested that a any 
increase of 100 square feet in additional floor area, or 
additional lot coverage (decks, outbuildings) would be  
preferable to the lot coverage increase threshold as presented 
above.   

Planning Staff Is concerned regarding the additional process 
and cost associated with plans, plant surveys, planting and 
irrigation that would be triggered for small projects or internal 
remodels.  As an example, the conversion a portion of a garage 
into habitable space would typically not impact landscaping,  
however if the trigger were for increases in habitable floor area  
then such an internal conversion would trigger fuel break 
requirements.  
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a. All standing dead and dying vegetation shall be removed from the 
property, except when approved to carry out ecological functions 
considered beneficial within water resource protection areas. 

b. Existing vegetation which is identified on the City’s Fuel Break 
Prohibited Plant List, with the exception of significant trees as defined 
in part 18.6, shall be removed within 30 feet of any structure. This 
setback distance shall be increased by ten feet for each ten percent 
increase in the average slope of the property over ten percent. 

 
c. Newly planted vegetation within 30 feet of any structure shall not 

include species listed on the City’s Fuel Break Prohibited Plant List. 
This setback distance shall be increased by ten feet for each ten 
percent increase in the average sl ope of the property over ten percent.  

d.  Limbs of non-fire resistant trees shall be maintained to provide a 
clearance from structures as follows: 

i.   10 feet above the roof. 
ii. 10 feet from the chimney.  
iii. 10 feet from the furthest extension of the structure. 
iv. Existing conifers, evergreens, and other highly flammable 

trees unable to meet the requirements of 18.3.10.100.B.2i-iii, 
without compromising the tree health, shall be pruned up to a 
minimum eight feet or 1/3 of the tree height, whichever is less 

Discussion Point:  As initially drafted and presented above this 
section may conflict with the purpose of existing code 
requirements for properties that are zoned multifamily, 
commercial, employment, or subdivisions that have approved 
tree protection plans in place. Specifically, tree preservation and 
protection code standards require a Tree Removal Permits for 
removal of healthy trees greater than 6” in diameter at breast 
height.    

Planning Staff is concerned that requiring removal of established 
highly flammable trees (including trees that are prevalent 
throughout the community – Pine, Cedar, Spruce) within 30’ of 
any structure could potentially render properties devoid of 
existing mature trees. 

Ashland Fire & Rescue Staff has clarified that within 30’ of a 
structure, flammable trees and shrubs that can meet the canopy 
spacing and ladder fuel clearance requirements set forth within 
this draft ordinance could be retained.  As such the preceding 
section would need to be modified or eliminated. 



5 
 

 
e. The distance between the top of the understory vegetation and the 

lowest tree limbs shall be at least three times the height of vegetation 
below the tree. This applies to all vegetation wholly or partially within 
the drip line of the tree. 

 
f. Canopy spacing of the outermost limbs of non-fire resistant trees as 

identified on the City’s Fuel Break Prohibited Plant List, shall be 
separated by at least 10 feet at mature size.  

 

Discussion point: This is a new standard not presently codified 
for Wildfire Lands.  The existing standard (18.3.10100 B3) states 
that a fuel break area is “free of dead or dying vegetation, and 
has native fast-burning species sufficiently thinned so that there 
is no interlocking canopy of this type of vegetation”.   

Planning Staff is concerned that application of a minimum 10’ 
separation between canopies could trigger tree removal to 
comply with such a standard adding additional process and 
cost for the applicant.  Additionally given small parcel sizes 
throughout the City such a standard could effectively limit the 
potential for multiple yard trees.   

Ashland Fire & Rescue Staff has clarified that such canopy 
separation of the outermost limbs does not apply to fire-
resistant trees.  As an example Oak trees could have 
interlocking canopies under this new standard, whereas highly 
flammable trees (such as Pine trees) would either have to meet 
the 10’ canopy separation standard, or be subject to removal.  

Discussion point: This is a new standard not presently codified 
for Wildfire Lands.  This “3 times the height” standard may result 
in significant pruning of both existing trees and shrubs, or 
removal in the event this standard could not be met when 
vegetation is within the drip line of a tree. 

Discussion point: Ashland Fire and Rescue suggests that the 
clearance requirements from structures stated above apply to 
all trees, including established fire-resistant varieties (ie Oak, 
Maple). Planning Staff has found example code provisions 
requiring tree limbs be maintained at least 10-15’ from 
chimneys, but have yet to find examples that require such 
clearance from all extensions of a structure (including decks 
and outbuildings). 
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i. Canopy spacing does not apply to significant trees, as defined in 
part 18.6. 

ii.  Groups of trees in immediate proximity to each other may be 
considered as one tree canopy when approved by the Fire Code 
Official. 

 
 
g.  Where necessary for erosion control, slope stability, riparian and 

wetland preservation and enhancement, perform functions considered 
beneficial in water resource protection, or aesthetic purposes, existing 
vegetation may be allowed to be retained consistent with an approved 
Fire Prevention and Control Plan or upon written approval of the Fire 
Code Official.  

h.  Fuel breaks in areas which are also classified as Hillside Lands or 
Water Resource Protection Zones, shall be included in the erosion 
control measures outlined in section 18.3.10.090 Development 
Standards for Hillside Lands and Management Plan for Water 
Resource Protection Zones in 18.3.11.110. 

i. Fuel breaks may include other structures, and shall not limit distance 
between structures and residences beyond that required by other 
sections of this ordinance.  

j. Properties greater than one acre in size may limit the fuel break area to 
lands within 130 feet of any structure consistent with an approved Fire 

Discussion point  
AF&R newly proposed expansions of requirements above : 
iii. Canopy spacing requirements will be adjusted to account for 
slope according to the following: 
  21-40% Minimum canopy spacing of 20’ 
  +41%    Minimum canopy spacing of 30’ 
iv. Shrubs, existing and newly planted, shall be separated 
according to the following: 
  0-20%  slope:  2x the mature shrub height 
  21-40% slope: 4x the mature shrub height 
  41+%    slope: 6x the mature shrub height 

Planning Staff has is concerned that such slope corrected 
provisions for canopy and shrub spacing would further limit 
landscape design options on single family properties with 
limited yard areas, and would specifically be problematic in 
application of existing landscaping requirements on commercial 
and multifamily properties such as parking lot screening and 
buffering requirements. 
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Prevention and Control Plan, or upon written approval of the Fire Code 
Official. 

 

 
 
3.  Roofing. Where 50% or more of a structure’s roof area is replaced within a 

five year period, the roof covering shall be constructed or re-roofed with a 
Class B or better non-wood roof covering. All re-roofing of existing structures 
in the Wildfire Hazard Zone shall be done under approval of a zoning permit. 
No structure shall be constructed or re-roofed with wooden shingles, wooden 
shakes, wood-product material or other combustible roofing material. If there 
is a conflict between this section of the AMC and other codes, the most 
restrictive shall apply.  

 

 
 
C.  Implementation. 
1. For lands required to comply with subsection 18.3.10.100.A. that have been 

partitioned, subdivided or received site design review, all requirements of the 
plan shall be complied with prior to bringing combustible materials onto the 
property. 

2. For all other structures, the general fuel break requirements of subsection 
18.3.10.100.B, above, shall be complied with before bringing combustible 
materials onto the property.   

3. The Fire Prevention and Control Plan must be implemented during installation 
of public or private utilities and site improvements required of a subdivision, 

Discussion Point: The Building Official is investigating 
whether alternative roofing materials that have been tested for 
fire resistance (in addition to Class B non-wood coverings) 
are permissible under the approved building code. 

Discussion Point: 
AF&R newly proposed code requirement: 

k.  Within three feet of a structure combustible man-made  
and natural materials are prohibited including but not 
limited to bark mulch, and accumulation of dry leaves and 
needles. 

 
Planning Staff has concerns regarding compliance with such 
a provision on lots with small yards as well as upon 
commercial properties where landscaping is often located 
adjacent to the buildings as part of coordinating natural and 
build elements into an attractive streetscape.   
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partition, Site Design Review or Performance Standards Development, and 
shall be considered part of the applicant’s obligations for land development. 

a.  The plan shall be implemented prior to final plat approval for lots 
created by partitions and for subdivisions or Performance Standards 
developments not requiring public improvements. The Fire Code 
Official, or designee, shall inspect and approve the implementation of 
the Fire Prevention and Control Plan, and the Plan shall not be 
considered fully implemented until the Fire Code Official has given 
written notice to the Staff Advisor that the plan was completed as 
approved by the hearing authority, or as amended in accordance with 
subsection 18.3.110 D.  

b.  Final inspection of requisite fuel breaks will be conducted prior to i prior 
to bringing combustible materials onto the property to verify 
compliance with the fuel reduction standards set forth in subsection 
18.3.10.100B. 

4. As of November 1, 1994, existing residences in subdivisions developed 
outside of the Wildfire Lands Zone, but later included due to amendments to 
the zone boundaries shall be exempt from the requirements of this zone, with 
the exception of subsection 18.3.10.100.B.5, above. All new residences, and 
additions to existing structures expanding lot coverage by greater than 100 
square feet, shall comply with all standards for new construction in subsection 
18.3.10.100.B.  

5. Subdivisions developed outside of the wildfire lands zone prior to November 
1, 1994, but later included as part of the zone boundary amendment, shall not 
be required to prepare or implement Fire Prevention and Control Plans 
outlined in subsection 18.3.10.100.A.  

 
D. Exceptions and Minor Amendments. Changes to an approved Fire 
Prevention and Control Plan and General Fuel Break requirements shall comply 
with the following procedures:  
1. The following exceptions are subject to ministerial approval with written 

concurrence from the Fire Code Official: 
a.  A change in the implementation schedule provided within an approved 

Fire Prevention and Control Plan.  
b.  A delay in the implementation of required fuels reduction in consideration 

of weather conditions, and fire hazard potential, during the period of 
construction.   

c.  The retention of existing non-fire resistant plants, or planting of new non-
fire resistant plants, within thirty (30) feet of a structure.  
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d.  A reduction of the requisite fuel break to address observed field 

conditions including preservation of riparian, wetland, and slope 
stabilizing vegetation.  

e.  A change in the Fire Prevention and Control Plan that results in a tree 
canopy separation of less than 10 feet between the outermost limbs. 

 
f. The temporary storage of combustible materials on a property prior to 

completion of a Fuel Fire Prevention and Control Plan or establishment of 
a required fuel break. 

g.  A reduction of the spacing between the top of the understory vegetation 
and the lowest tree limbs not meeting the requirements of section 
18.3.10.100.B.2. 

 
2. The following minor amendments are subject to approval through a Type I 

Procedure: 
a.  An action prescribed by 18.3.10.100 that includes the removal of trees 

designated to be retained as part of an approved Planning Action.  
b.  A change that includes the removal of native vegetation within a Water 

Resources Protection Zone. 
c.  A change in the Plan not specifically listed under 18.3.10.100 D1 

 
Additional Ordinance amendments or resolutions 
Definition of Fire Code Official (18.6)  
Definition of Fire Resistant Landscaping (18.6)  
Definition of Fuel Break Prohibited Plant List (18.6) 
Amendment to Flag Drive Standards (18.5.3.060)  
Amendments to Vehicle Area Design requirements (18.4.3.080) 
Amendments to procedures table 18.5.1.010 (exceptions and minor amendments)  
Resolution adopting Fuel Break Prohibited Plant List 

Discussion Point: To address the “slope corrected separation” 
proposed by AF&R and discussed above (18.3.10.100 B 2 f iii-
iv)   section D 1 e would have to be modified as followed: 

e. A change in the Fire Prevention and Control Plan that 
results in a tree canopy separation of less than 10 feet or less 
than the prescribed slope corrected separation between the 
outermost limbs.  

Discussion Point: In the event the final ordinance restricts any 
plantings, fire-resistant or otherwise, within three feet of any 
structure as AF&R has suggested (18.3.10.100 B2”k” above), 
an additional exemption to allow existing fire-resistant 
vegetation to be retained within 3’ of a structure would be 
necessary. 


