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
REGULAR MEETING
JANUARY 12, 2010
AGENDA

I.

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

II.

ANNOUNCEMENTS
• March Study Session

III.

CONSENT AGENDA
A.
Approval of Minutes
1. December 8, 2009 Planning Commission Minutes

IV.

PUBLIC FORUM

V.

TYPE III PUBLIC HEARINGS
A. PLANNING ACTIONS: #2009-01292
APPLICANT: City of Ashland
DESCRIPTION: A request to amend the Ashland Land Use Ordinance (ALUO) creating a new
Chapter 18.53 Croman Mill, to amend the multiple chapters of the Ashland Land Use Ordinance to
provide consistency with the new Chapter 18.53 Croman Mill (ALUO 18.08, 18.12.020, 18.61.042,
18.68.050, 18.70.040, 18.72.030, 18.72.080, 18.72.110, 18.72.120, 18.72.140, 18.72.180, 18.84.100,
18.88.070, 18.106), to amend the Ashland Comprehensive Plan Map and Zoning Map to include the
Croman Mill District, and to adopt the Croman Mill Site Redevelopment Plan as a supporting
document to the City’s Comprehensive Plan.

VI.

NEW BUSINESS
A. Selection of 2010 Hearings Board Members

VII.

ADJOURNMENT

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

ASHLAND PLANNING COMMISSION
REGULAR MEETING
MINUTES
DECEMBER 8, 2009
CALL TO ORDER
Chair Pam Marsh called the meeting to order at 7:00 p.m. in the Civic Center Council Chambers, 1175 East Main Street.
Commissioners Present:
Larry Blake
Michael Dawkins
Dave Dotterrer
Pam Marsh
Debbie Miller
Melanie Mindlin
Mike Morris
John Rinaldi, Jr.

Staff Present:
Bill Molnar, Community Development Director
Brandon Goldman, Senior Planner
April Lucas, Administrative Assistant

Absent Members:
None

Council Liaison:
Eric Navickas

ANNOUNCEMENTS
Commissioner Marsh announced the vacancy on the Planning Commission and encouraged interested citizens to submit
applications. She also requested they add review of the Planning Commission Goals to tonight’s agenda.
Staff clarified the December 22nd Study Session will likely be canceled, unless pressing matters arise at tonight’s meeting.
CONSENT AGENDA
A. Approval of Minutes
1. November 10, 2009 Planning Commission Minutes
Commissioners Dotterrer/Miller m/s to approve the Consent Agenda. Voice Vote: all AYES. Motion Passed 8-0.
PUBLIC FORUM
No one came forward to speak.
UNFINISHED BUSINESS
A. Adoption of Findings for PA #2009-01151, Clover Lane.
Declaration of Ex Parte Contact
No ex parte contact was reported.
Commissioners Rinaldi/Miller m/s to approve the Findings for Planning Action #2009-01151. Voice Vote: all AYES.
Motion Passed 8-0.
DISCUSSION ITEMS
A. Croman Mill District Plan.
Commissioner Marsh provided a brief summary of the update that was given to the City Council on November 30th. During the
update, she noted the Council raised questions about employee density and enforcement, the location of office and industrial
land, and urban renewal districts. Council Liaison Navickas stated in general, the Council seemed positive and supportive of
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what the Commission has done. Marsh stated there are still a few issues that are dangling and these will be addressed
tonight; with the public hearing scheduled for their first meeting in January.
Planning Manager Maria Harris provided a short presentation to the Commission. She displayed images of the current plan
and of a possible revision to the street alignment, which adjusts the streets to within 15° of a true east-west axis. She stated
the revised alignment will allow for more long and narrow buildings with more southern exposure, which will minimize heat
gain in the summer. She added at this point staff does not see any major red flags with moving towards this revision; however
the block sizes will need to be evaluated and they will also need to look at possible impacts on existing structures. Staff
clarified topographical issues will also need to be evaluated. Community Development Director Bill Molnar noted staff just
received this revised version and will be better prepared to provide further analysis at their next meeting. He added as the
Commission prepares their recommendation to the City Council, they could consider including a recommendation for the
Council to adopt the revised street layout.
Commissioner Dotterrer requested an update on the status of the ODOT property and asked if someone is going to have to
purchase that property or if they are considering a swap. Mr. Molnar clarified staff has not discussed this with ODOT; however
ODOT’s property is fairly valuable, and if they sold it they could purchase property at a different location. He added the
Croman plan will still work even if this property stays under ODOT’s control.
In regards to the Tolman Creek Rd realignment, suggestion was made for the Commission to make it clear that a decision has
not yet been made and to solicit the public’s input on this at the public hearing.
Staff provided clarification on the process from here on out. Mr. Molnar stated the most appropriate way to proceed is to make
a recommendation on the package that the Council has already seen, and if the Commission feels strongly that the revised
street layout should be considered, to issue this as a separate recommendation. He added the revised street layout is a
significant change, and before staff makes all the necessary map changes, they need to get direction/approval from the City
Council. Commissioner Marsh thanked staff for presenting the revised street layout, and several commissioners voiced their
support for the revision.
Mr. Molnar provided a summary of the solar setback issues. He stated as soon as they started planning for this site, staff
realized there would be conflicts with the Solar Setback Ordinance. Based on the current plan, the buildings would need to be
54 ft. apart to comply with the ordinance, and any additional heights obtained through LEED bonuses would further
exacerbate the problem. Mr. Molnar clarified the January meeting materials will include suggestions on how to adapt the
package to accommodate the solar ordinance. He added downtown Ashland is currently exempt from the Solar Ordinance
provisions, and exempting the Croman site might be an option to consider. Ms. Harris noted she has spoken with the City’s
Conservation staff regarding this issue, and believes there will still be opportunities for solar even if the ordinance does not
apply.
Senior Planner Brandon Goldman commented on the plan’s employee density goals and provided input from other
communities who have tried to enforce employment numbers. He explained the cities of Canby and Milwaukie both tried to
apply employee density numbers in their industrial areas and have faced many problems with this concept. The City of Canby
is looking at removing this standard completely, and the City of Milwaukie cited several procedural issues they have faced in
terms of enforcement. Mr. Goldman stated some of the issues expressed by these two municipalities are: how to handle
phased developments, how to allocate employees per acre, how to accommodate for open space, difficulty in making an
assessment for new businesses, the definition of employee, and most notably they expressed difficultly in data collection and
reporting over time. Mr. Molnar noted there was quite a bit of discussion by the Council at their November 30th meeting and
staff has not found a strong way to deal with this. Comment was made suggesting they learn from what other cities have done,
and focus on uses that will achieve their employee density goals, rather than specifying employee numbers in the plan.
Staff was asked to comment on whether there might be any future liability against the City if the Croman property owners
receive the grant for the central boulevard, but are unable to meet the job creation numbers identified in the application. Ms.
Harris clarified the Croman plan is designed around fairly intense uses and the grant application was consistent with this. It
was noted the grant is highly competitive and is evaluated on job creation, and if the Croman owners were to receive it, the
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City would not take on any liability. Mr. Molnar commented briefly on the agreement that was reached with Brammo, and
stated the agreement allows the City to acquire and sell off property if any penalties are levied because of grant incompliance.
Comment was made questioning who will be responsible for paying for the infrastructure. Staff stated the infrastructure will
likely be put in by either the developer or the person who buys a particular lot, both ways are common. Mr. Molnar noted the
current property owners would like to build the central boulevard all at once, but phasing the installation is also an option. He
noted city standards state that adequate transportation must be provided, so this will need to occur before a building is
constructed. Mr. Molnar noted the City Council has also discussed the possibility of a finance district.
Commissioner Dotterrer asked if the City had an estimate of the infrastructure costs and questioned if the costs would make
development economically viable. Commissioner Blake noted this issue came up at the Croman Advisory Committee meeting
and concern was raised about whether this would pencil out. Comment was made that if the infrastructure costs are too high,
businesses might need to cut back on the number of jobs they can provide. Commissioner Marsh cited the November 30th
Council Study Session minutes and clarified a lot of thought is going into how this will be financed and does not believe this is
under their purview. Dotterrer disagreed and stated recommending a pan that may not be economically viable is something
the Commission needs to consider.
Mr. Goldman provided clarification on the residential buffer area and how this impacts heights in the neighborhood center. He
stated a residential buffer area was established that includes much of the neighborhood center; and one of the standards for
the residential buffer states the maximum height is equal to the height of the current underlying zone (which is 35 ft). He stated
the idea of the residential buffer cap on height is to create a transition from the adjoining residential districts outside the plan
area. Mr. Goldman stated if the Commission wants to encourage higher density housing in this area (above 35 ft), they may
want to consider adjusting the residential buffer area. He stated one option may be to keep the buffer in the areas adjacent to
the neighborhoods, but narrow it down to allow taller buildings in the center of the neighborhood center. Comment was made
that taller buildings may be needed to accommodate the transit facilities and this is closer to what was originally envisioned for
this area.
Request was made for staff to clarify whether the FAA has provided input on the proposed building heights. Staff clarified they
are going through the formal process of submitting potential heights to find out what the FAA’s mitigation requirement will be.
Commissioner Miller expressed her concern with residential density. She stated 60-units per acre are very small units and
asked if this is the type of housing that is wanted and needed in Ashland. Mr. Molnar noted the needs analysis did show a
substantial need for smaller units, and while 60-units per acre is the maximum, someone could develop a lesser number of
units per acre. He stated the goal is to encourage smaller units, but clarified 60 is not the requirement, only the maximum.
Commissioner Blake commented briefly on the sustainability standards and suggested they provide potential developers a
range of options and let them choose which ones they want to incorporate (such as 6 out of 10).
Commissioner Marsh stated their next meeting on this topic will be the public hearing scheduled for January 12, 2010 and
noted the importance of getting the public’s input on these issues.
B. Update on Timetable Extension and Timetable Tolling Ordinances.
Commissioner Rinaldi recused himself due to a potential conflict of interest.
Mr. Molnar provided some background on the two issues. He stated this started with the City Council and they forwarded it to
the Planning Commission to get their feedback. The issues then went back to Council where they voted to send both items
back to the Planning Commission to draft an ordinance and take it through the standard process. Mr. Molnar stated the
Planning Commission’s hearing on this ordinance will likely be in late January or at their first meeting in February.
In terms of the recession extension, Mr. Molnar explained three other communities in Oregon have adopted similar provisions.
The direction from the City Council was for the Planning Commission to consider an extension, but to apply criteria to it.
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Mr. Goldman commented on the recession extension provision and listed the following questions that need to be answered
before staff can draft an ordinance: 1) Who is eligible (all projects that have not allowed approval to lapse or all projects during
a specific timeframe regardless of whether approval has expired), 2) How long should the extension be for (it was noted 18months has been suggested), and 3) What process should they use to evaluate requests. Mr. Goldman noted Council felt
applications should be subject to a review process that is consistent with the current 18-month extension process.
Mr. Goldman stated the provision on appeal tolling is a separate issue and deals with applications that are approved by the
City, but are then appealed to a higher court. After an application is approved, the applicant has 12-months to commence
construction. The question before the Commission is whether that 12-month period should be put on hold until a decision is
made on the appeal.
Philip Lang/758 B Street/Stated this is a bad proposal and should be disregarded. Mr. Lang questioned if the applications
would be reviewed again to ensure compliance with current codes, and if so, what type of review will be done and who will pay
for the costs. He also commented on who would benefit from this relief and stated this is essentially a subsidy to speculative
developers. Mr. Lang stated this proposal would cost taxpayer money and feels it is bad public policy.
Commissioner Marsh requested they separate their discussions on the two provisions and asked for the commission’s input
on the questions posed by staff.
Appeal Tolling
Question: Should a maximum period be established?
Comment was made that an appeal is out of the applicant’s control and it does not serve any purpose to apply a maximum
period. It was added the odds of an appeal taking several years are pretty small. Opposing comment was made that the
extension should not be open ended. Comment was made that the application should be exempted for the full length of the
appeal, or else there is no point in passing this provision.
Timetable (Recession) Extension
Question: Who should be eligible?
Comment was made that reaching back to 2006 is going too far, and they should start from when the economy really
started to turn bad in mid-2007 (possible start date of 7/1/07). Additional suggestion was made for them to include
applications from this date up until mid-2009. Comment was made that applicants should have been aware that the bubble
was about to burst and voicing opposition to this provision. Commissioner Marsh stated it is clear they are not going to
have a consensus and asked if there are specific pieces of input they have for staff in preparing the ordinance. Opinion
was given that only applications that are active or at least communicating with staff should be eligible.
Question: What length is appropriate?
No concern was expressed with the proposed 18-month extension length.
Question: What process and criteria should requests be evaluated against?
Comment was made voicing support for keeping the process the same as the current 18-month extension. Additional
comment was made supporting the current process and to not require applicants to provide proof that financing had been
denied.
Commission Marsh clarified these two provisions will come back to the Commission for further discussion and a formal public
hearing.
Commissioners Dawkins/Dotterrer m/s to extend meeting past 9:30 p.m. Voice Vote: all AYES. Motion passed 7-0.
C. Planning Commission Goals
Commissioner Marsh noted the City Council will be holding their annual goal setting on January 24, 2010 and stated unless
the Commission has any changes, the goals that were drafted at their annual retreat will be forwarded to the Council:
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1. Adopt Croman Mill Redevelopment Plan
2. Transportation Planning – TSP.

Transit and Pedestrian Oriented Development (TOD) Overlay.
3. Sustainable Land Use Codes.

Solar Orientation, Green Street Standards, and Stormwater Management.
4. Railroad District Parking Management Plan.
5. Arterial Setbacks

Evaluate existing standards for Ashland Street, E. Main Street, Siskiyou Blvd, and N. Main Street.
Commissioner Marsh stated this is an ambitious list, but believes 1-3 are achievable in the next year. She added this list will
be sent off to the Council for consideration during their goal setting process.
ADJOURNMENT
Meeting adjourned at 9:40 p.m.
Respectfully submitted,
April Lucas, Administrative Assistant
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Croman Mill District
PA #2009-01292

Public Hearing
Croman Mill Site Redevelopment Plan

TUESDAY,
JANUARY 12th
7:00 PM:
Planning Commission
Public Hearing

Ashland Civic
Center
1175 East Main Street
ASHLAND

I

n 2008, a planning process including a series of
public workshops were held which resulted in the
Croman Mill Site Redevelopment Plan.
Subsequently, the City Council initiated the creation
of Land Use regulations to guide the redevelopment of
the former Croman Mill Site. Throughout 2009, the
City Planning Commission and the Croman Advisory
Committee have worked to refine the Redevelopment
Plan to achieve the identified project goals including
maximizing opportunities for business development
and employment growth, analyzing potential
transportation connections from within the area to the
city wide transportation system, determining
appropriate land uses for the area, and incorporating
sustainable and energy efficient development
practices.
A Planning Commission Public Hearing is
scheduled for 7:00pm, Tuesday January 12th 2010 at
the Ashland Civic located at 1175 East Main Street.
The public is invited to attend.
The draft design standards and ordinances, and all
previous meeting materials, are available on the City
of Ashland website at www.ashland.or.us/Croman.
Questions or comments?
Contact Bill Molnar, Community Development Director, at
541.552.2042 / molnarb@ashland.or.us or Maria Harris,
Planning Manager, at 541.552.2045 / harrism@ashland.or.us
This project is sponsored by the Oregon Transportation and Growth Management (TGM)
Program and the City of Ashland Community Development Department.

Public Hearing Notice
Croman Mill Site Redevelopment Plan
PLANNING ACTION: #2009-01292
APPLICANT: City of Ashland
DESCRIPTION: A request to amend the Ashland Land Use Ordinance (ALUO) creating a new Chapter 18.53 Croman Mill,
to amend multiple chapters of the Ashland Land Use Ordinance to provide consistency with the new Chapter 18.53 Croman
Mill (ALUO 18.08, 18.12.020, 18.61.042, 18.68.050, 18.68.050, 18.70.040, 18.72.030, 18.72.080, 18.72.110, 18.72.120,
18.72.140, 18.72.180, 18.84.100, 18.84.100, 18.88.070, 18.106), to amend the Ashland Comprehensive Plan Map and
Zoning Map to include the Croman Mill District, and to adopt the Croman Mill Site Redevelopment Plan as a supporting
document to the City’s Comprehensive Plan.

ASHLAND PLANNING COMMISSION MEETING: January 12th, 2010. 7:00 pm
Ashland Civic Center, 1175 East main Street
ASHLAND CITY COUNCIL MEETING:

March 2,, 2010. 7:00 pm
Ashland Civic Center, 1175 East main Street

Notice is hereby given that PUBLIC HEARINGS on the following request with respect to the ASHLAND LAND USE ORDINANCE will be
held before the ASHLAND PLANNING COMMISSION and the ASHLAND CITY COUNCIL on the meeting dates shown above. The
meetings 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.
18.108.060 (B) Standards for Type III Planning Actions.
1. Zone changes, zoning map amendments and comprehensive plan map changes subject to the Type III procedure as described in subsection A of
this section may be approved if in compliance with the comprehensive plan and the application demonstrates that one or more of the following:
a. The change implements a public need, other than the provision of affordable housing, supported by the Comprehensive Plan; or
b. 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; or
c. Circumstances relating to the general public welfare exist that require such an action; or
d. Proposed increases in residential zoning density resulting from a change from one zoning district to another zoning district, will provide 25% of
the proposed base density as affordable housing consistent with the approval standards set forth in 18.106.030(G);or
e. 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 of Ashland's commercial and industrial land supply as required in the Comprehensive Plan, and will provide
25% of the proposed base density as affordable housing consistent with the approval standards set forth in 18.106.030(G)
The total number of affordable units described in sections D or E 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. Sections D and E do not apply to council initiated actions.

NOTICE OF PUBLIC HEARING
This is to notify you that the City of Ashland has proposed a land use regulation that may affect the
permissible uses of your property and other properties. As a result of the completion of a
redevelopment plan for the former Croman Mill site and it’s immediate vicinity, the City of Ashland
has proposed a new chapter of the Ashland Land Use Ordinance, Chapter 18.53 Croman Mill , and a
new section of Ashland’s Site Design and Use Standards, Section VIII - Croman Mill District
Standards. The City has determined that adoption of this proposed ordinance and Site Design and
Use Standards may affect the permissible uses of your property, and may change the value of your
property. This notice, including the above statements, is required by Oregon state law.
January 12, 2010 Planning Commission Public Hearing: The purpose of the hearing is to take
public testimony and for the Planning Commission to discuss and deliberate on the proposed
amendments to the comprehensive plan and zoning maps, and to the land use ordinance including
establishment of new land use designations and development standards for the Croman Mill zoning
district (Planning Action #2009-01292). The Planning Commission makes a recommendation to
the City Council on the adoption of the new chapter of the Ashland Land Use Ordinance, Chapter
18.53 Croman Mill, and a new section of Ashland’s Site Design and Use Standards, Section VIII Croman Mill District Standards. The public hearing will be held at 7:00 p.m. at the Ashland Civic
Center Council Chambers located at 1175 E. Main St., Ashland, OR.
March 2, 2010 City Council Public Hearing: The purpose of the hearing is to take public testimony
and for the City Council to discuss and deliberate on the proposed amendments. The City Council
makes the final decision on the adoption of the new chapter of the Ashland Land Use Ordinance,
Chapter 18.53 Croman Mill, and a new section of Ashland’s Site Design and Use Standards, Section
VIII - Croman Mill District Standards. The public hearing will be held at 7:00 p.m. at the Ashland
Civic Center Council Chambers located at 1175 E. Main St., Ashland, OR.
The proposed ordinance, standards and Croman Mill Site Redevelopment Plan are available for
review online at www.ashland.or.us/croman, and on file at the City of Ashland Department of
Community Development located at 51 Winburn Way, Ashland, OR between 8:30 a.m. and 4:30
p.m. Copies of the ordinance and file information are available for purchase if requested. For
additional information concerning this ordinance, call the Ashland Planning Department at 541-4885305.
Oral and written public testimony, regarding this matter will be accepted at the public hearing on
January 12, 2010 and March 2, 2010. Written statements are encouraged and may be submitted
prior to the hearing date. Mail written comments to Maria Harris, Planning Manager, City of Ashland
Department of Community Development, 20 E. Main St., Ashland OR 97520, via FAX at 541-5522050, or via E-mail at harrism@ashland.or.us. Failure to raise an issue in person or in writing prior to
the close of the public hearing with sufficient specificity to provide the reviewing bodies opportunity to
respond to the issue may preclude your opportunity for appeal on that issue.
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 number 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).
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Summary of Proposed
Croman Mill District Ordinance
The Croman Mill District Redevelopment Plan, implementing land use ordinances and
standards have been drafted to address the future development of Ashland’s largest,
unused parcel of land within the city limits. Located on Mistletoe Road east of Tolman
Creek Road, the site is bounded by the Central Oregon and Pacific Railroad, Siskiyou
Boulevard, Mistletoe Road, and Interstate I-5. This approximately 65-acre site is
currently zoned to allow a wide range of business and industries and to provide a
variety of employment opportunities.
In January, March, June and August of 2008, a series of Public Workshops and Study
Sessions were conducted as part of the master plan development. The first workshop
in January 2008 focused on identification of issues and concerns, as well as the
development of guiding principles for the redevelopment plan. The Croman Mill Site
Redevelopment Plan was completed at the end of December 2008 as is available
online at www.ashland.or.us/croman.
The City Council initiated the process for adopting the plan into the Ashland's
Comprehensive Plan and Land Use Ordinance on February 17, 2009. Implementation
of the plan requires revisions to the Ashland Comprehensive Plan and Zoning Maps,
and to the Ashland Land Use Ordinance such as the creation of new zoning overlay
designations for the Croman Mill planning area, including specific design standards to
guide and direct both public and private improvements.
The Croman Mill (CM) zoning district is established with the purpose of promoting
family-wage jobs, professional office and manufacturing commerce, neighborhoodsoriented businesses, mixed-use projects and community services in a manner that
enhances property values by providing transportation options, preserving significant
open spaces and natural features while minimizing the impact on natural resources
through site planning and building design. The proposed ordinance delineates
appropriate land uses and development standards for the CM zone.
The proposed ordinance, Croman Mill District Site Design and Use Standards, maps,
and
other
related
information
are
available
for
review
online
at
www.ashland.or.us/croman and on file at the City of Ashland Department of
Community Development located at 51 Winburn Way, Ashland, OR between 8:30 a.m.
and 4:30 p.m. Copies of the ordinance and file information are available for purchase if
requested. For additional information concerning this ordinance, call the Ashland
Planning Department at 541-488-5305.

ASHLAND PLANNING DIVISION
STAFF REPORT
January 12, 2010
PLANNING ACTION: 2009-01292
APPLICANT: City of Ashland
LOCATION: Croman Mill District Boundary
ZONE DESIGNATION: City of Ashland M-1, E-1, R-1-5 and Jackson County RR-5
COMPREHENSIVE PLAN DESIGNATION: City of Ashland Industrial, Employment, Single-Family
Residential and Jackson County Rural Residential
Lands
ORDINANCE REFERENCE: Chapter 18.52 M-1 Industrial District, Chapter 18.40 Employment
District, Chapter 18.20 Single-Family Residential District, Chapter
18.108 Procedures
STATEWIDE PLANNING GOALS: Goal 2 – Land Use Planning
Goal 9 – Economic Development
OREGON REVISED STATUTES (ORS): Chapter 197 – Comprehensive Land Use Planning
Coordination
OREGON ADMINISTRATIVE RULE (OAR): 660-009 Economic Development
REQUEST: To amend the Ashland Comprehensive Plan Map and Zoning Map to include the
Croman Mill District, to amend the Ashland Land Use Ordinance (ALUO) to include a new
Chapter 18.53 Croman Mill, to amend Ashland’s Site Design and Use Standards to include a
new Section VIII-Croman Mill District Standards, to amend multiple chapters of the Ashland
Land Use Ordinance to provide consistency with the new Chapter 18.53 Croman Mill (ALUO
18.08, 18.12, 18.61, 18.68, 18.70, 18.72, 18.84, 18.88, 18.106), and to adopt the Croman Mill
Site Redevelopment Plan as a supporting document to the City’s Comprehensive Plan.
I.

Relevant Facts
A. Background - History of Application
Oregon Statewide Planning Goal 2 – Land Use Planning, as well as Chapter 197 of
the Oregon Revised Statues requires a land use planning process and policy
framework as a basis for all decision and actions related to use of land. Specifically,
plans and implementation measures such as ordinances controlling the use and
construction are permitted as measures for carrying out Comprehensive Plans.

Planning Action PA #2009-01292
Applicant: City of Ashland
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Oregon Statewide Planning Goal 9 – Economic Development requires cities and
counties to address providing adequate opportunities for a variety of economic
activities for residents. As a result, cities in Oregon are required to provide an
adequate land supply for economic development and employment growth.
Specifically, Oregon Administrative Rule (OAR) 660-009 requires cities to
periodically conduct an Economic Opportunity Analysis (EOA). The EOA must
include identification of economic trends, identification of potential growth industries
in the planning area, employment projections, an inventory of vacant and developed
lands for industrial and employment uses and identification of the number of sites
needed to accommodate expected employment growth.
In December 2001, the Ashland Planning Commission denied an application for the
Croman Mill property for a Comprehensive Plan Map amendment from Industrial to
Employment, Health Care Services, Multi-Family Residential, Suburban Residential
and Single Family-Residential, and a Zoning Map amendment from M-1 to E-1, HC,
R-2, R-1-3.5 and R-1-7.5 (PA 2001-103). The denial was based on findings that the
application failed to demonstrate that there was a significant surplus of employment
lands within the urban growth boundary (UGB) and that a public need existed to
dramatically reduce the City’s inventory of land intended to accommodate existing
and future employment.
In 2006, the Community Development Department applied for and received a grant
from the Oregon Department of Land Conservation and Development (DLCD) for an
Economic Opportunities Analysis (EOA). The EOA was completed in April 2007.
The EOA identifies a need to retain the Croman Mill site for industrial and
employment uses to meet projected employment growth, and recommended
developing a master plan for the redevelopment of the site. The EOA suggests
exploring the concept of developing the Croman Mill site as an “eco-industrial park”
to attract industries providing family wage jobs, that are non-polluting, that use
comparatively little water and that are compatible with Ashland’s community values.
The Croman Mill site is identified as an ideal location for employment uses for a
variety of reasons including the ability to accommodate large parcels of up to ten
acres, the proximity to the interstate and the railroad line, the ability to accommodate
the needs of existing Ashland businesses that may wish to relocate within the city,
and the ability to attract new businesses.
In 2007, the Community Development Department applied for a Transportation and
Growth Management (TGM) grant to prepare a master plan for the Croman Mill site.
The TGM program is a joint program of the Oregon Department of Land
Conservation and Development (DLCD) and the Oregon Department of
Transportation (ODOT).
The City of Ashland received the TGM grant and Crandall Arambula, an urban
design and architecture firm, was selected to prepare the draft plan. Project work
began in December 2007, and the Croman Mill Site Redevelopment Plan was
completed at the end of December 2008. The 2008 planning process involved three
public workshops, two joint Planning Commission and City Council study sessions
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and numerous stakeholder meetings with property owners, nearby residents and
government agency representatives.
In January, March, June and August of 2008, a series of public workshops and study
sessions were conducted as part of the master plan development. The first workshop
in January 2008 focused on identification of issues and concerns, as well as the
development of goals and objectives for the redevelopment plan. After the January
workshop, four plan options were developed and presented at the March workshops.
In June and August 2008, study sessions were held with the Ashland City Council
and Planning Commission to further revise the plan concept. Subsequently, the
consultant prepared the draft Redevelopment Plan as required by the state grant.
The issues and opportunities identified during the first public workshop and key
participants meetings were used to create the project goals and objectives as listed
below (page 10 of the Croman Mill Site Redevelopment Plan, December 2008).
Circulation
o Create a local street network that provides balanced circulation for pedestrian, bikes,
auto/truck and transit and is well connected to existing streets
o Improve visibility and identity for the study area
o Mitigate impacts of auto and truck traffic on Tolman Creek Road and Ashland Street
o Preserve rail access for commuters, passengers and freight
o Improve safety for autos and pedestrians of key intersection sand rail crossings
o Provide for non-motorized trails linked to existing trails and parks systems
o Create safe routes to Bellview School
o Manage traffic impacts on Exit 14 and Ashland Street
Land Use
o Provide for a large number of family wage jobs
o Allow for light industrial and manufacturing
o Create parcels with the flexibility to support local new small business, existing
business expansion and large employers
o Consider a range of housing options
o Allow for a mix of uses
o Do not create uses that compete with downtown
o Incorporate a public gathering space
o Preserve streams and wetlands
Policies and Regulations
o
o
o
o

Recommend code changes to be adopted by the City of Ashland
Recommend commitment of funds for specific infrastructure improvements
Mandate sustainable and green development codes
Develop standards for “dark skies”

In February 2009, the City Council directed staff to work with the Planning
Commission to begin the process of adopting the Croman Mill Site Redevelopment
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Plan by preparing the necessary accompanying Ashland Land Use Ordinance
(ALUO) and Comprehensive Plan amendments.
B. Detailed Description of the Site and Proposal
The Croman Mill District boundary encompasses approximately 95 acres, and is
bound by the railroad right-of-way to the north and east, Tolman Creek Road and
Hamilton Creek to the west and Siskiyou Boulevard to the south. The bulk of the
property is comprised of the Croman Mill site (approximately 64 acres), which is the
largest, unused parcel of land in the city limits. The Croman Mill site is centrally
located in the plan area, between Mistletoe Road and the railroad right-of-way. The
Oregon Department of Transportation (ODOT) maintenance yard located south of the
intersection of Mistletoe and Tolman Creek, as well as some additional properties to
the west of Mistletoe Road and near the intersection of Siskiyou Boulevard and
Crowson Road area also included in the plan area.
The proposal involves Comprehensive Plan and Zoning Map amendments, as well as
additions and revisions to the Ashland Land Use Ordinance (ALUO) to implement
the Croman Mill Site Redevelopment Plan. The proposed implementation plan
includes revising the Ashland Comprehensive Plan and Zoning Maps to create a new
zoning designation for the Croman Mill District. The Ashland Land Use Ordinance
(ALUO) will be revised to include a new Chapter 18.53 Croman Mill, and Ashland’s
Site Design and Use Standards amended to include a new Section VIII-Croman Mill
District Standards to guide and direct both public and private improvements.
Additionally, Chapter 18 will be amended in multiple chapters to provide consistency
with the new Chapter 18.53 Croman Mill. Finally, the Croman Mill Site
Redevelopment Plan will be adopted as a supporting document to the City’s
Comprehensive Plan. The proposed documents in the implementation plan, with the
exception of the Croman Mill Site Redevelopment Plan, are included in this packet.
The Croman Mill Site Redevelopment Plan from December 2008 was distributed to
the Planning Commission in March 2009, and will not be redistributed. For
reference, the components of the proposal are outlined below.
Croman Mill District Implementation Plan
1. Comprehensive Plan and Zoning Map Amendment
o revise current Comprehensive Plan Map designations of Industrial,
Employment and Single-Family to Croman Mill District
o revise current Zoning Map designations of M-1, E-1 and R-1 to CM
2. Legislative Amendments
o add a new Chapter 18.53 Croman Mill

Planning Action PA #2009-01292
Applicant: City of Ashland

Ashland Planning Division – Staff Report mh
Page 4 of 12

o add a new Section VIII-Croman Mill District Standards
o Misc. Chapter 18 Amendments
o adopt Croman Mill Site Redevelopment Plan as supporting document to
Ashland Comprehensive Plan
II.

Project Impact
A. Approval Process and Noticing
The proposal involves Comprehensive Plan and Zoning Map amendments, as well as
additions and revisions to the Ashland Land Use Ordinance (ALUO) in an effort to
implement the Croman Mill Site Redevelopment Plan. The Planning Commission
makes a recommendation on the package of amendments, and the City Council makes
the final decision.
Approximately 250 written notices were mailed regarding the January 12 Planning
Commission and March 2 City Council public hearings (see attached notice). The
notice area and list includes property owners in and surrounding the Croman Mill
District boundary, as well as the participants from the Croman Mill Site
Redevelopment Plan process. Additionally, the Croman Advisory Commission was
sent a public hearing notice. Also, a “Measure 56” notice, which is required by state
law and notifies property owners that a legislative change is proposed which may
affect the permissible uses and value of the their property, was mailed to 40 property
owners within the district boundary. A notice was published in the newspaper as
required by Chapter 18.108, as well as a meeting announcement is posted on the
project web page www.ashland.or.us/croman.
The Transportation Commission is continuing their review of the Croman Mill
District implementation plan at their upcoming January 21, 2010 meeting. The
Transportation Commission has requested that the Planning Commission delay the
final recommendation until February, so that the Transportation Commission has an
opportunity to submit comments.
B. Proposal Impact
The attached maps show the current Comprehensive Plan and Zoning designations
and the proposed Comprehensive Plan and Zoning designations for the properties
within the district.
The area within the boundary of the proposed Croman Mill District including the
former Croman Mill site is primarily zoned M-1 Industrial, with some additional
areas of E-1 Employment and R-1 Single Family. Additionally, the area adjacent to
Siskiyou Boulevard and Crowson Road is within the Croman Mill District boundary
and in the Ashland urban growth boundary (UGB), but is outside the city limits – this
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area is designated Employment in the Ashland Comprehensive Plan and is currently
zoned Jackson County RR-5 Rural Residential.
The title of the M-1 Industrial zoning is somewhat misleading because the zoning
district allows a wide range of commercial and employment uses including offices,
retail, personal services, restaurants, nightclubs and bars, theaters, and hotels and
motels in addition to those uses typically associated with industrial areas such as
manufacturing, processing, assembling, mini-warehouses, outside storage of
merchandise and raw materials, junkyard and auto wrecking yards, and concrete or
asphalt batch or mixing plants. In short, the M-1 Industrial zoning district includes
the uses that are allowed in the C-1 Commercial and E-1 Employment zoning
districts.
The proposed Croman Mill District includes five zoning overlays. Again, the bulk of
the district is the Croman Mill Site which would be divided between CI Compatible
Industrial an OE Office Employment. Office uses area focused in the northern half of
the district and manufacturing uses are concentrated in the southern half of the district
in an effort to create distinct identities for each area and to maintain freight rail access
industrial area.
The ODOT maintenance yard at the northwest corner of the plan area would be NC
Neighborhood Commercial, a mixed-use area targeted at small scale neighborhood
serving commercial uses and residential units. There are two MU Mixed Use areas
located between Hamilton Creek and Mistletoe Road and surrounding the south
entrance on Siskiyou Boulevard. These areas are intended as transitions from the
existing residential areas to the west and south, and would allow a mix of uses
including office, light manufacturing and residential uses. The residential uses in the
NC Neighborhood Commercial and MU Mixed Use overlays are limited to upper
floors of the buildings. Finally, there is an OS Open Space/Conservation Overlay
which includes the areas along Hamilton Creek, the Central Park, and the pond and
creek in the southeast portion of the district.
The primary impact of the comprehensive plan and zoning map amendments is the
redistribution of allowed uses in the district boundary, and the elimination of landintensive uses with low employment densities such as mini-warehouses, outside
storage, and concrete or asphalt batch or mixing plants. Professional offices are
targeted for the OE Office Employment zone and manufacturing and assembly is the
focus of the CI Compatible Industrial zone, with provisions to allow for some crossover manufacturing and offices associated with the primary use of the zone. Stores,
restaurants and shops of a neighborhood scale are located in the NC Neighborhood,
and allowed throughout the OE Office Employment and CI Compatible Industrial
zones at an even smaller scale. The MU Mixed Use areas allow both the office and
manufacturing and assembly uses. With the exception of the residential uses allowed
in the NC Neighborhood Commercial and MU Mixed Use zoning overlays, the uses
included in the Croman Mill District are allowed under the current M-1 Industrial and
E-1 Employment zoning.

Planning Action PA #2009-01292
Applicant: City of Ashland

Ashland Planning Division – Staff Report mh
Page 6 of 12

The second significant area of change in land uses involves the ODOT maintenance
yard and the two MU Mixed Use areas. The ODOT maintenance yard is currently
zoned R-1-5 Single-Family Residential and the proposed redevelopment plan adds
allowances for neighborhood-oriented commercial uses as well as increases the
residential density from 4.5 units per acre to 30 units per acre. The two MU Mixed
Use areas are currently included in the E-1 Employment designation. The proposed
zoning allows offices and manufacturing uses similar to the E-1 zoning district, but
adds the ability to have residential limits in conjunction with a permitted employment
use. Currently, residential units are not permitted in the area between Hamilton
Creek and Mistletoe Road. The residential uses in the NC Neighborhood
Commercial and MU Mixed Use overlays are limited to upper floors of the buildings,
and require non-residential uses in the ground floor.
A minor and major amendment process is included in the proposed Chapter 18.53
CM Croman Mill, which will be the ordinance chapter governing the Croman Mill
District. The amendment process provides flexibility to address unforeseen changes
in conditions such as shifts in demand for types of uses, and physical challenges in
individual developments. Major amendments provide for a change in a land use
overlay, modification of the street layout plan or other transportation facility, a
change in the applicable standards, and any other changes not listed. Minor
amendments include shifting streets and other transportation facilities, changes
related to street trees, street furniture fencing or signage, change in street design,
modification of driveway access locations and changes in dimensional standard
requirements not including building height and residential density.
The planning application process for development proposals in the Croman Mill
District is relatively unchanged. Under the current E-1 and M-1 zoning, new
buildings, additions or expansions require Site Review approval in accordance with
Chapter 18.72. The same Site Review process will be apply to new buildings,
additions or expansions in the CM zoning overlays.
The primary difference in the review of the applications in the Croman Mill District
will be the applicable Site Design and Use Standards. Currently, new construction in
the E-1 and M-1 zoning districts is subject to the Basic Site Review Standards. Basic
Site Review is the entry level of site review focusing on site layout, building
orientation and landscaping requirements, and is currently in place in areas such as
Hersey Street, Jefferson Avenue ad Benson Way. In the Croman Mill District, new
construction would be subject to the Croman Mill District Standards. Structures in
the CI Compatible Industrial will be subject to a similar level of review as Basic Site
Review, and structures adjacent to the Active Edge Streets (i.e. central boulevard and
surrounding the central park) and in the OE Office Employment, NC Neighborhood
Commercial and MU Mixed Use overlays will be subject to a level of review similar
to the Detail Site Review zone. The Detail Site Review Zone is a higher level of site
review than Basic Site Review, and includes further requirements for orientation and
scale of buildings, streetscape and building materials. The Detail Site Review Zone
is currently in place in other areas of Ashland such as parts of Siskiyou Boulevard,
Ashland Street, A Street, the downtown and the railroad property (i.e. Clear Creek
Drive, Russell Drive). Additional Green Development Standards addressing items
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such as the use of pervious paving, bioswales and reducing potable water use will
apply throughout the Croman Mill District.
The Croman Mill Site Redevelopment Plan includes a transportation framework that
is implemented by the Croman Mill District Standards as well as the Transportation
System Plan (TSP). The transportation framework includes a street network, a
pedestrian and bicycle framework, a transit plan including bus service and commuter
rail, a parking plan and a freight rail component. The design and general location of
the street network is addressed by the street standards section of the Croman Mill
District Standards, although the final design and engineering would be at the time of
the actual development. The pedestrian and bicycle framework includes facilities
incorporated into the streets, as well as off-road multi-use paths including the
extension of the Central Ashland Bike Path adjacent to the railroad tracks, the
establishment of a path along Hamilton Creek and across the creek connecting to the
residential neighborhood to the west, and establishment of a path across the southern
pond and creek area connecting to the Central Ashland Bike Path. The transit
framework includes commuter rail platforms adjacent to the NC Neighborhood
Center overlay area and in a central location, and a proposed bus route on the central
boulevard. A parking and ride area is planned near the Neighborhood Center and a
parking structure to the northeast of the Central Park. A freight rail spur location is
delineated on the eastern boundary of the CI Compatible Industrial zoning overlay.
C. Discussion Items
Latest Revisions
The attached Chapter 18.53 and the Croman Mill District Standards have been
revised to include items the Planning Commission has discussed over the past several
months. A summary of the highlights of the most recent changes follows.
o Properties Outside District Boundary – The properties to the north of the
OE Office Employment zone and to the east of the central boulevard (i.e.
new office building and mini-storage complex) were not included in the
original Croman Mill District boundary. The front of the property along
the central boulevard is now included in the OE Office Employment
zoning overlay.
o Limited Outdoor Storage – Limited outdoor storage was added as a special
permitted use in CI Compatible Industrial and OE Office Employment
zoning overlays.
o Solar Setback Exemption – The Croman Mill District is exempted from
the solar access setback in Chapter 18.70.
o Employment Density – The employment density was removed from the
Dimensional Standards Table as a requirement, and added as a
recommendation in the Croman Mill District Standards.
o Phasing of Central Boulevard – A description with diagrams of the phased
build out of the Central Boulevard including the realignment of the
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intersection with Tolman Creek Road was added to the Croman Mill
District Standards Street Standards.
o Accessway Cross Section Option – A narrower pedestrian and bicycle
only option was added for the accessway street classification.
o Relaxed Design Standards for CI Compatible Industrial – The design
standards have been divided into to two categories – those that apply to
the CI Compatible Industrial overlay, and those that apply to the
Properties on the Active Edge Streets (i.e. central boulevard and
surrounding the central park) and the NC Neighborhood Commercial, MU
Mixed Use and OE Office Employment overlays. The result is that the CI
Compatible Industrial properties, except those located on the Active Edge
Streets, will be subject to standards comparable to Basic Site Review.
Basic Site Review is the entry level of site review focusing on site layout,
building orientation and landscaping requirements, and is currently in
place in areas such as Hersey St., Jefferson Avenue and Benson Way. The
remaining areas will be subject to a higher level of design review that is
comparable to the Detail Site Review zone. The Detail Site Review
includes additional requirements for orientation and scale of buildings,
streetscape and building materials. The Detail Site Review Zone is
currently in place in other areas of Ashland such as parts of Siskiyou
Boulevard, Ashland Street, A Street, the downtown and the railroad
property (i.e. Clear Creek Drive, Russell Drive).
o Residential and Structured Parking and Residential Bonus – The
Performance Bonus section was expanded to include a height bonus for
the provision of structured parking within a building, and a residential
density bonus for affordable housing units.
On-going Discussion Items
At the December 8 meeting, the Planning Commission reviewed a revised east-west
street orientation prepared by Crandall Arambula. Also discussed was the possible
realignment of the central boulevard in a northerly direction to avoid buildings.
These two items have been combined and are shown on the attached East-West
Orientation Alternative map.
East-West Orientation Alternative:
In reviewing the east-west street orientation, staff identified three items for Planning
Commission consideration – the acreage, building location conflicts and minimum lot
sizes in the CI Compatible Industrial zoning overlay.
In terms of the acreage analysis, there is no significant change in the acreage assigned
to the individual overlay zones from the 1.12.10 draft of the plan maps to the eastwest alternative (see table below).
Zoning Overlay
Compatible Industrial (CI)
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Office Employment (OE)
Neighborhood Center (NC)
Mixed Use (MU)
Open Space/Conservation (OS)
Total

40.2
5.8
0
8.3
96.6

33
5.9
16
9.2
96.6

33.8
6
16.5
8.9
96.4

The streets in the east-west alternative, including the central boulevard, do appear to
go through some of the metal buildings on the former Croman Mill site. These
appear to be shed structures associated with the former lumber mill.
The revised east-west street network results in some reduced block sizes so that
blocks which previously contained roughly two acres are reduced to approximately
1.5 acres. As a result, if the Planning Commission decides to recommend the eastwest alternative to the City Council, staff recommends reducing the minimum lot size
in the CI Compatible Industrial zoning overlay from 40,000 to 30,000 square feet.
This will allow the smallest blocks in the CI Compatible Industrial overlay to be
divided into two lots.
Location of the Central Boulevard:
The northern section of the central boulevard has been redrawn in the East-West
Street Alternative Map so that it avoids going through existing buildings and
properties located on Mistletoe Road near Hamilton Creek. It appears there may be
issues with this configuration in terms of adequate width for the street as well as the
feasibility or practicality of the turning radius for larger vehicles such as trucks.
Given that the Croman Mill Site Redevelopment Plan is a long-range plan and is at a
conceptual level, it is not feasible to fully investigate the street design and location at
this time. Staff suggests including the alternative location for the northern section of
the central boulevard as a potential option in the Croman Mill District Standards.
III.

Procedural – Required Burden of Proof
18.108.060 Standards for Type III Planning Actions:
1. Zone changes, zoning map amendments and comprehensive plan map changes subject to the
Type III procedure as described in subsection A of this section may be approved if in compliance
with the comprehensive plan and the application demonstrates that one or more of the following:
a. The change implements a public need, other than the provision of affordable housing,
supported by the Comprehensive Plan; or
b. 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; or
c. Circumstances relating to the general public welfare exist that require such an action; or
d. Proposed increases in residential zoning density resulting from a change from one zoning
district to another zoning district, will provide 25% of the proposed base density as affordable
housing consistent with the approval standards set forth in 18.106.030(G);or
e. 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 of
Ashland’s commercial and industrial land supply as required in the Comprehensive Plan, and
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will provide 25% of the proposed base density as affordable housing consistent with the
approval standards set forth in 18.106.030(G).
The total number of affordable units described in sections D or E 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. Sections D and E do not apply to council initiated actions.
18.108.170 Legislative Amendments
A. It may be necessary from time to time to amend the text of the Land Use Ordinance or make
other legislative amendments in order to conform with the comprehensive plan or to meet other
changes in circumstances and conditions. A legislative amendment is a legislative act solely within
the authority of the Council.
B. A legislative amendment may be initiated by the Council, by the Commission, or by application
of a property owner or resident of the City. The Commission shall conduct a public hearing on the
proposed amendment at its earliest practicable meeting after it is submitted, and within thirty days
after the hearing, recommend to the Council, approval, disapproval, or modification of the proposed
amendment.
C. An application for amendment by a property owner or resident shall be filed with the Planning
Department thirty days prior to the Commission meeting at which the proposal is to be first
considered. The application shall be accompanied by the required fee.
D. Before taking final action on a proposed amendment, the Commission shall hold a public
hearing. After receipt of the report on the amendment from the Commission, the Council shall hold
a public hearing on the amendment. Notice of time and place of the public hearings and a brief
description of the proposed amendment shall be given notice in a newspaper of general circulation
in the City not less than ten days prior to the date of hearing.
E. No application of a property owner or resident for a legislative amendment shall be considered
by the Commission within the twelve month period immediately following a previous denial of such
request, except the Commission may permit a new application if, in the opinion of the Commission,
new evidence or a change of circumstances warrant it.
IV.

Conclusions and Recommendations
Ashland is fortunate to have an area such as the former Croman Mill site within the city
which can be redeveloped to address future employment needs of the community for the
next 20 year planning period. The master planning efforts insure that the area will
develop into a viable employment center, as well as in a manner which is consistent with
the community’s values and concerns.
The 2008 planning process which resulted in the Croman Mill Site Redevelopment Plan
involved a wide variety of participants including the general public, property owners and
key participants including neighborhood representatives, government agencies and local
interest groups. Staff believes the revisions that have been made in the development of
the implementation package have refined and improved the redevelopment plan, and are
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largely consistent with the original plan goals and objectives. Staff recommends
approval of the map and ordinance amendments to implement the Croman Mill Site
Redevelopment Plan.
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Croman Mill District Implementation Plan
o Comprehensive Plan and Zoning Map
Amendments
o Chapter 18.53 Croman Mill
o Croman Mill District Standards
o Misc. Chapter 18 Revisions
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CHAPTER 18.53
CM

CROMAN MILL

SECTIONS:
18.53.010
18.53.020
18.53.030
18.53.040
18.53.050
18.53.060
18.53.070

Purpose
General Requirements
Croman Mill District Plan Development Standards
Use Regulations
Dimensional Regulations
Croman Mill District Open Space Overlay
Applicability of Other Sections of the Land Use Ordinance

SECTION 18.53.010

Purpose

The purpose of this section is to implement the Croman Mill Site Redevelopment Plan. The district
is designed to provide an environment suitable for employment, recreation, and living. The CM
zoning district is a blueprint for promoting family-wage jobs, professional office and manufacturing
commerce, neighborhood-oriented businesses, mixed-use projects and community services in a
manner that enhances property values by providing transportation options and preserving
significant open spaces while minimizing the impact on natural resources through site and building
design.
SECTION 18.53.020

General Requirements

A. Conformance with the Croman Mill District Plan
Land uses and development, including buildings, parking areas, streets, bicycle and pedestrian
access ways, multi-use paths and open spaces shall be located in accordance with those
shown on the Croman Mill District Plan maps adopted by ordinance number (Month Year).
B. Major and minor amendments to the Croman Mill District Plan shall comply with the
following procedures:
1. Major and Minor Amendments.
a. Major amendments are those which result in any of the following:
(1) A change in the land use overlay.
(2) A modification to the street layout plan that necessitates a street or other
transportation facility to be eliminated or located in a manner inconsistent with the
Croman Mill District Plan.
(3) A change not specifically listed under the major and minor amendment definitions.
b. Minor amendments are those which result in any of the following:
(1) A change in the Plan layout that requires a street, access way, multi-use path or
other transportation facility to be shifted more than 25 feet in any direction, as long
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as the change maintains the connectivity established by the Croman Mill District
Plan.
(2) Changes related to street trees, street furniture, fencing, or signage.
(3) A change in the design of a street in a manner inconsistent with the Croman Mill
District Standards.
(4) A modification of a driveway access location in a manner inconsistent with the
Croman Mill District Standards.
(5) A site layout, landscaping or building design which is inconsistent with the Croman
Mill District Standards.
(6) A change in a dimensional standard requirement in section 18.53.060, but not
including height and residential density.
2. Major Amendment Type II – Approval Procedure
A major amendment to the Croman Mill District Plan is subject to a public hearing and
decision under a Type II Procedure. A major amendment may be approved upon the
hearing authority finding that:
a. The proposed modification maintains the connectivity established by the district
plan, or the proposed modification is necessary to adjust to physical constraints
evident on the property, or to protect significant natural features such as trees, rock
outcroppings, wetlands, or similar natural features, or to adjust to existing property
lines between project boundaries;
b. The proposed modification furthers the design, circulation and access concepts
advocated by the district plan; and
c. The proposed modification will not adversely affect the purpose and objectives of
the district plan.
3. Minor Amendment Type I Procedure
A minor amendment to the Croman Mill District Plan is subject to an administrative
decision under the Type I Procedure. Minor amendments shall not be subject to the
Administrative Variance from Site Design and Use Standards of Chapter 18.72. A minor
amendment may be approved upon finding that granting the approval will result in a
development design that equally or better achieves the stated purpose and objectives of
the district plan.
SECTION 18.53.030 Croman Mill District Plan Development Standards
A. Ashland Local Street Standards
The design and construction of streets and public improvements shall be in accordance with
Ashland’s Local Street Standards, except as otherwise permitted for the following facilities
within the Croman Mill District:
a. Central Boulevard
b. Tolman Creek Road Realignment
c. Local Streets
d. Protected Bikeway and Pedestrian Path
e. Central Bike Path
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f. Multi-use Path
g. Accessways
B. Site Design and Use Standards – Croman Mill District
New development shall be designed and constructed consistent with Chapter 18.72 Site
Design Review, and Ashland’s Site Design and Use Standards, Section VIII – Croman Mill
District Standards.
SECTION 18.53.040 Use Regulations
A. Generally
Uses are permitted, special permitted or conditional uses in the Croman Mill District as listed in
the Land Use Table.

Croman Mill District
Land Use
Residential
residential uses

NC

MU

e

e

temporary employee housing

OE

CI

e

e

e

Commercial
stores, restaurants, and shops less than 3,000 sq.ft., excluding
fuel sales, automobile sales and repair

I

limited stores, restaurants, and shops

e

e

professional, financial, business, and medical offices

I
I

I
I

e

e

e

e

e
e

e
e

I

I

I

administrative or research and development establishments
office in conjunction with a permitted use
child or day care centers
fitness, recreational sports, gym or athletic club

I
I

ancillary employee services (e.g. cafeteria, fitness area)
kennels (indoor) and veterinary clinics
motion picture, television or radio broadcasting studios

I
I

temporary uses
Industrial

I
I

manufacturing, assembly, fabrication, or packaging
manufacture of food products without rendering fats or oils
manufacture, assembly, fabrication or packaging in conjunction
with permitted office employment use
limited manufacturing affiliated with a retail use

I
I
e

e

rail freight loading dock facilities
rail or rapid transit passenger facilities
warehouse and similar storage facilities

I

I

I

I
I

e

e

e
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OS

e

limited outdoor storage
wireless communication facilities attached to an existing
structure pursuant to 18.72.180

e

e

I

I

OE

CI

freestanding wireless communication support structures
pursuant to 18.72.180

NC

Public & Institutional
public service or community buildings with office or space used
directly by public

MU

I

OS

I

public service or community buildings without office or space
used directly by public
public and quasi-public utility service buildings enclosed in
building
private school, college, trade school, technical school or similar
school
electrical substations

I

Permitted Use

NC = Neighborhood Center
MU = Mixed Use
OE = Office/Employment

e Special Permitted Use

e

e

e

e

Conditional Use
CI = Compatible Industrial
OS = Open space

B. Special Permitted Uses
The following uses and their accessory uses are special permitted uses as listed in the Land
Use Table and are subject to the requirements of this section and the requirements of Chapter
18.72, Site Design and Use Standards.
1. Residential Uses.
a. The ground floor area shall be designated for permitted or special permitted uses,
excluding residential.
b. Residential densities shall not exceed the densities in section 18.53.060. For the
purposes of density calculations, units of less than 500 square feet of gross
habitable floor area shall count as 0.75 of a unit.
c. Residential uses shall execute a hold harmless covenant and agreement stating
they shall not protest impacts from commercial and industrial uses within the
district.
2. Temporary Employee Housing.
Residential units for use by persons employed within the facility and their families when the
following standards are met.
a. Employee Housing densities shall not exceed two units per acre. For the
purposes of density calculations, units of less than 500 square feet of gross
habitable floor area shall count as 0.75 of a unit.
b. The employee housing shall be in conjunction with a permitted or special permitted
use on the property.
c. Units shall be restricted by covenant to be occupied by persons employed by a
business operating on the property.
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3. Limited Stores, Restaurants and Shops.
Stores, restaurants and shops, excluding fuel sales, automobile sales and repair, when the
following standards are met.
a. The maximum floor area dedicated for use as stores, restaurants and/or shops in
a building or a group of associated buildings located on the same parcel is a
cumulative 1,500 square feet, or ten percent (10%) of the ground floor area,
whichever is less.
b. In the MU Mixed Use overlay, the floor area shall be limited to retail uses in
conjunction with a permitted use.
c. The remaining building floor area (i.e. total floor area – store/restaurant/shop floor
area) is occupied by a permitted use.
4. Child or Day Care Facilities.
Child or day care facilities when the following standards are met.
a. Primary program activities are integrated into the interior of the building.
b. The maximum floor area dedicated to use as a day care facility shall be 1,500
square feet, or ten percent (10%) of the ground floor area, whichever is less.
5. Ancillary Employee Services.
Developments may include ancillary employee services such as cafeterias, fitness areas,
or other supportive services generally intended to support the needs of employees when
the following standards are met.
a. The use is integrated into the interior of the building.
b. The maximum floor area dedicated to an ancillary employee service use is a
cumulative 2,500 square feet, or ten percent (10%) of the ground floor area,
whichever is less.
c. The ancillary employee services shall be in conjunction with a permitted or special
permitted use on the property.
6. Kennels.
a. Kennels shall be located at least 200 feet from the nearest residential dwelling.
b All animals shall be boarded within a building at all times.
c. No noise or odor shall emanate outside the walls of the building used as a kennel .
d. A disposal management plan shall be provided demonstrating all animal waste will
be disposed of in a sanitary manner.
7. Manufacture, Assembly, Fabrication and Packaging in OE Overlay.
Developments in the OE Office Employment overlay may include ancillary manufacturing,
assembly, fabrication and packaging uses to support the operations of a permitted use onsite when the following standards are met
a. The portion of a building used for manufacturing, assembly, fabrication and
packaging shall not exceed 50 percent of the ground floor area.
b. No outside space shall be used for the manufacturing, assembly, fabrication and
packaging processes.
c. Manufacturing, assembly, fabrication packaging operations requiring permits from
the Department of Environmental Quality (DEQ) for air or water discharge, or
similar environmental concerns, shall be prohibited.
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8. Limited Manufacturing Affiliated with a Retail Use.
Manufacturing, assembly, fabrication or packaging contiguous to and associated with a
retail space, provided the manufacture area occupies 1,000 sq.ft., or ten percent (10%) of
gross floor area, whichever is less
9. Warehouse and Similar Storage Facilities.
a. The portion of a building used for warehouse or similar storage uses shall
comprise and area not to exceed 25 percent of the ground floor area.
b. Warehouse and storage facilities shall be provided only in conjunction with, and for
the exclusive use by, a permitted use on the property.
c. Self-service mini-warehouses are prohibited
d. No outside space shall be used for storage, unless approved as a limited outdoor
storage area.
10. Limited Outdoor Storage.
Limited outdoor storage associated with a permitted use when the following standards are
met.
a. The maximum square footage dedicated to outdoor storage shall be 1,000 square
feet.
b. The outdoor storage shall be located behind or on the side of buildings, and shall
be located so the outdoor storage is the least visible from the street that is
reasonable given the layout of the site.
c. The outdoor storage shall be screened from view by placement of a solid wood or
metal fence, or a masonry wall from five to eight feet in height. All outdoor storage
materials shall be contained within the refuse area.
d. The associated permitted use shall obtain a minimum of 50% of the employment
density targets for the Croman Mill District.
11. Public and Quasi-Public Utility Service Buildings.
a. Facilities and structures that are accessory to a public park in the OS overlay,
including but not limited to maintenance equipment storage, enclosed picnic
facilities, and restrooms.
b. Public and Quasi-Public utility service building relating to receiving and
transmitting antennas and communication towers are subject to the applicable
provisions of 18.72.180
c. Public and Quasi-Public utility service building shall demonstrate:
i. The need for the facility, present or future; and how the facility fits into the
utility's Master Plan.
ii. The facility utilizes the minimum area required for the present and anticipated
expansion.
iii. Compatibility of the facility with existing surrounding uses and uses allowed by
the plan designation.
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SECTION 18.53.050 Dimensional Regulations
The lot and building design requirements are established in each zoning district regulation in the
Dimensional Standards Table.

Croman Mill District
Dimensional Standards
Lot Size
minimum, square feet
Frontage
minimum, feet
Lot Width
minimum, feet
Yard Abutting a Street
minimum yard, feet
maximum yard abutting a street, feet2
Side Yard Abutting a Residential District
minimum, feet
Read Yard Abutting a Residential District
minimum per story, feet
Landscaping Coverage
minimum percentage coverage
Height
minimum number of stories
maximum height without bonus, stories/feet4
maximum height with bonus, stories/feet5
Solar Access

NC

MU

OE

CI

OS

-----

-----

20,000

40,000

-----

50

-----

100

100

-----

50

-----

100

100

-----

2
10

2
10

2
10

2/101
10

---------

10

10

-----

-----

-----

10

10

-----

-----

-----

15

15

15

10

-----

2
2.5/35
4/50

2
3/40
4/50

2
3/40
5/75

23
3/40
5/75

----1/20
-----

The solar access setback in Chapter 18.70 Solar Access
does not apply in the Croman Mill District.
Frontage Build Out on Active Edge Street
minimum, percent
Floor Area Ratio (FAR)6
minimum
Residential Density7
maximum units per acre without bonus
maximum units per acre with bonus

65

65

65

65

-----

0.60

0.60

0..60

0.50

-----

30
60

15
30

-----

-----

-----

minimum yard in CI Overlay abutting an Active Edge Street is two feet, minimum yard in CI Overaly not abutting an Active Edge
Street is ten feet
2 Maximum yard requirements shall not apply to entry features such as alcoves, and to hardscape areas for pedestrian activities
such as plazas or outside eating areas.
3 Second story shall be a minimum of 20% of the gross floor area.
4 Solar energy systems and parapets may be erected up to five feet above the calculated building height, and no greater than five
feet above the height limited specified by the district.
5 Solar energy systems and parapets may be erected up to five feet above the calculated building height, and no greater than five
feet above the height limited specified by the district.
6 Plazas and pedestrian areas shall count as floor area for the purposes of meeting the minimum Floor Area Ration (FAR).
7 Density of the development shall not exceed the density established by this standard. Density shall be computed by dividing the
total number of dwelling units by the acreage of the project, including land dedicated to the public. Fractional portions shall not apply
toward the total density. Minimum density shall be 80% of the calculated base density.
1
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SECTION 18.53.060 Croman Mill District Open Space Overlay
All projects containing land identified on the Croman Mill District Land Use Overlays Map as open
space shall dedicate those areas as open space. It is recognized that the master planning of the
properties as part of the Croman Mill Site Redevelopment Plan imparted significant value to the
land, and the required dedication of those lands within the Croman Mill district for open space and
conservation purposes is proportional to the value bestowed upon the property through the change
in zoning designation.
SECTION 18.53.070 Applicability of Other Sections of the Land Use Ordinance
Development located within the Croman Mill (CM) zoning district shall be required to meet all other
applicable sections of the Land Use Ordinance, except as otherwise provided in this Chapter.
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SECTION VIII
Croman Mill District Standards
Adopted by the Ashland City Council date
Ordinance ###

A. Street Standards
VIII-A-1) Street Design
The design and construction of streets and public improvements shall be in
accordance with the Ashland Street Standards, except as otherwise required for the
following facilities within the Croman Mill District. A change in the design of a street
in a manner inconsistent with the Croman Mill District Street Design Standards
requires a minor amendment in accordance with Section 18.53.020.B.
1. Central Boulevard
The tree-lined boulevards along Siskiyou Boulevard and Ashland Street are an
easily identifiable feature of Ashland’s boulevard network. Application of this
street design to the Central Boulevard will create a seamless boulevard loop,
linking the Croman Mill district with downtown Ashland. The Central Boulevard
also serves as the front door to the Croman Mill district, creating a positive first
impression when entering the district.
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Central Boulevard
2. Phased Street Plan
Build-out of the Central Boulevard can be accommodated through a phased
development plan.
a. Phase I implementation will require:
i. Maintain the existing Mistletoe Road alignment form Tolman Creek
Road to the northwest corner of the Croman Mill site.
ii. Include developer- constructed minor improvements to the existing
portion of Mistletoe Road such as a minimum six-foot wide sidewalk
on the north side of the street, two 11-foot travel lanes and the
addition of a left-turn pocket at the intersection with Tolman Creek
Road.
iii. A developer-constructed three-lane Central Boulevard from the
northwest corner of the district to Siskiyou Boulevard.
b. Phase II implementation will require:
i. The realignment of Tolman Creek Road is contingent upon future
acquisition of right-of-way through the existing ODOT maintenance
yards.
ii. Realignment of Grizzly Drive and Tolman Creek Road.
iii. Negotiating dedicated easements.
iv. Vacating a portion of City-owned property.
Ashland Site Design and Use Standards
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v.

Options addressing the final street configuration and intersection
geometry will be evaluated with the final Phase II design of the
northwest section of the Central Boulevard.

Phase I

Phase II

3. Tolman Creek Road Realignment
Additional traffic will be generated by the
redevelopment of the Croman Mill
district. The realignment of Tolman
Creek Road with the Central Boulevard
will discourage non-local through traffic
in the Tolman Creek neighborhood and
in the Bellview School area. The
modifications to the street network will
preserve neighborhood character and
address impacts to the neighborhood by
directing traffic away from the
neighborhood and Bellview School, and
toward the Croman Mill district while
maintaining access to Tolman Creek
Road for neighborhood-generated trips.
Key elements of the realigned Tolman
Creek Road include:
a. Two through traffic lanes and a
northbound turn lane.
b. New traffic signal.
c. Bike lanes.
d. Sidewalks separated from auto traffic by landscaping and canopy trees.
e. Landscaped neighborhood gateway.
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f.

Evaluate the intersection alignment of local streets with Tolman Creek
Road incljuding Takelma Way, Grizzly Drive and Nova Drive.

Tolman Creek Road Realignment
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Neighborhood Center and Tolman Creek Road Realignment
4. Local Commercial Streets
Local Commercial Streets provide district circulation to and from employment
uses, the Central Park and the neighborhood center.

Ashland Site Design and Use Standards
DRAFT 1.12.10

5

Local Commercial Street

5. Protected Bikeway and Pedestrian Path
The Protected Bikeway and Pedestrian Path
runs parallel to the Central Boulevard and
connects with the City’s existing Central Bike
Path in two locations – adjacent to the Central
Park and at the neighborhood center.
The design of the protected bikeway should
include the following elements.
a. A grade-separated two-way colored
bicycle path buffered from on-street
parking by landscaping.
b. A sidewalk separated from the bicycle
path by striping, bollard, grade separation
ot other treatments.
c. Tabled intersections.
d. Elimination of auto right turns on red at
intersections.
e. Incorporate rumble strips along the
bike path at the approaches to all
intersections.
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f. Signage, lighting or other treatments to alert drivers, pedestrians and riders
approaching intersections.
g. Consideration of a bikes-only signal phase at signalized intersections.

Local Commercial Street with Protected Bike Lane
6. Multi-use Paths
The multi-use paths provide pedestrian and bicycle connections between the
district and adjacent neighborhood, employment and commercial areas. The
plan includes the extension of the Central Bike Path and the establishment of the
Hamilton Creek Greenway trail. The Central Bike Path extends the existing
multi-use path along the southern edge of the CORP rail line within a 20-foot
wide dedicated easement, and serves as a viable commuter route and link to the
downtown. The Hamilton Creek Greenway trail provides access to the
neighborhood center and an east/west connection across the creek.
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Multi-use Path
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Central Bike Path at Accessway
7. Accesssways
The accessways are intended to
balance circulation needs of
pedestrians, bicycles and
vehicular access, and to
preserve the grid that
encourages development of a
form that is of human scale and
proportion. The accessways
would connect the Central
Boulevard to the Central Bike
Path and allow for shared
bicycle, travel lanes, optional onstreet parking, and temporary
loading zones as necessary to
serve development sites.
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Accessways: Full Street and Pedestrian/Bicycle Path Options
VIII-A-2) Limited Auto Access Streets
Developments abutting the Central Boulevard
and local streets surrounding the Central Park
shall not have curb cuts on the Limited Auto
Access Streets as indicated on the Limited
Access Streets map. A modification of a
driveway access location in a manner
inconsistent with the Croman Mill District
Standards requires a minor amendment in
accordance with Section 18.53.020.B.
VIII-A-3) Access
1. Street and driveway access points in
the Croman overlay zones shall be limited
to the following.
a. Distance Between Driveways.
On Collector Streets – 75 feet
On Local Streets and Accessways
– 50 feet
b. Distance from Intersections
On Collector Streets – 50 feet
On Local Streets and Accessways
– 35 feet
2. Shared Access. All lots shall provide a shared driveway aisle to abutting
parking areas that is at least 20 feet in width. The applicant shall grant a
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common access easement across the lot. If the site is served by a shared
access or alley, access for motor vehicles must be from the shared access or
alley and not from the street frontage.
VIII-A-4) Required On-Street Parking
On-street parallel parking shall be provided along the Central Boulevard and local
streets as indicated on the Required On-Street Parking map. Angled parking and
loading zones are prohibited on these streets.
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B. Design Standards
The Croman Mill District Design Standards provide specific requirements for the physical
orientation, uses and arrangement of buildings; the management of parking; and access
to development parcels. Development located in the Croman Mill District shall be
designed and constructed consistent with the following Design Standards. Additional
design standards apply and are specified for developments located along an Active
Edge Street, or that are within the NC, MU and OE overlay zones. A site layout,
landscaping or building design in a manner inconsistent with the Croman Mill District
Design Standards requires a minor amendment in accordance with Section 18.53.020.B.
VIII-B-1)

Orientation and Scale
1. Buildings shall have their primary orientation toward the street rather
than the parking area. Building entrances shall be oriented toward the
street and shall be accessed from a public sidewalk. All front doors
must face streets and walkways. Where buildings are located on a
corner lot, the entrance shall be oriented toward the higher order
street or to the lot corner at the intersection of the streets. Buildings
shall be located as close to the intersection corner as practicable.
Public sidewalks shall be provided adjacent to a public street along
the street frontage.
2. Building entrances shall be located within ten 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 where this standard is met by other buildings. The entrance
shall be designed to be clearly visible, functional, and shall be open to
the public during all business hours.
3. Automobile circulation or parking shall not be allowed between the
building and the right-of-way.
4. These requirements may be waived if the building is not along an
active edge and is not accessed by pedestrians, such as warehouses
and industrial buildings without attached offices.
5. Buildings shall incorporate lighting and changes in mass, surface or
finish giving emphasis to entrances.
Additional Orientation and Scale Standards for Developments Along
Active Edge Streets, and NC, MU and OE Overlays:
6. Building frontages greater than 100 feet in length shall have offsets,
jogs, or have other distinctive changes in the building façade.
7. Buildings shall incorporate arcades, roofs, alcoves, porticoes, and
awnings that protect pedestrians from the rain and sun.
8. Buildings shall incorporate display areas, windows and doorways as
follows. Windows must allow view into working areas or lobbies,
pedestrian entrances or displays areas. Blank walls within 30 feet of
the street are prohibited.
a. For Buildings in the NC, MU and OE Overlays Not Along an
Active Edge Street. Any wall which is within 30 feet of the street,
plaza or other public open space shall contain at least 20% of the
wall area facing the street in display areas, windows, or doorways.
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Up to 40% of the length of the building perimeter can be exempted
for this standard if oriented toward loading or service areas.
b. For Buildings Along an Active Edge Streets. At least 50% of
the first-floor façade is comprised of transparent openings (clear
glass) between three and eight feet above grade.

VIII-B-2)

Parking Areas and On-site Circulation
1. Primary parking areas shall be located behind buildings with limited
parking on one side of the building.
2. Parking areas shall be shaded by deciduous trees, buffered from
adjacent non-residential uses and screened from non-residential
uses.
3. Parking areas shall meet the Parking Lot Landscaping and Screening
Standards of Section II-D of the Site Design and Use Standards.
Additional Parking Area and On-site Circulation Standards for
Developments Along Active Edge Streets, and NC, MU and OE
Overlays:
4. Parking areas shall be located behind buildings.
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5. Protected raised walkways shall be installed through parking areas of
50 or more spaces or more than 100 feet in average width or depth.
6. Parking lots with 50 spaces or more shall be divided into separate
areas and divided by landscaped areas or walkways at least ten feet
in width, or by a building or group of buildings.
7. Developments of one acre or more must provide a pedestrian and
bicycle circulation plan for the site. One site pedestrian walkways
must be lighted to a level where the system can be used at night by
employees, residents and customers. Pedestrian walkways shall be
directly linked to entrances and to the internal circulation of the
building.
VIII-B-3)

Automobile Parking
With the exception of the standards described below, automobile parking
shall be provided in accordance with the Off-Street Parking chapter
18.92, Section VIII-C Croman Mill District Green Development Standards,
and Section II–D Parking Lot Landscaping and Screening Standards of
the Site Design and Use Standards.
1. Credit for Automobile Parking. The amount of required off-street
parking shall be reduced up to 50%, through application of the
following credits. .
a. On-Street Credit: One off-street parking space credit for
every on-street space
b. Parking Management Credit: Through Implementation of an

parking management strategy that demonstrates a reduction of long
term parking demand by a percentage equal to the credit requested.

c. Mixed Use Credit: through a mixed-use parking arrangement
that demonstrates the peak parking demands are offset
2. Maximum Surface Parking. A maximum of 50% of the required offstreet parking can be constructed as surface parking on any
development site. The remaining parking requirement can be met
through one or a combination of the following methods: a credit for
automobile parking in VIII-B-3(1), construction of off-site parking at
designated shared parking areas, an on-site structure, or through
payment of in-lieu-of-parking fees to the City for a public parking
structure(s) upon establishment of a parking district serving the
Croman Mill district.
VIII-B-4)

Streetscape
1. 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. Street trees shall meet the Street Tree Standards in
Section II-E of the Site Design and Use Standards.
Additional Streetscape Standards for Developments Along Active
Edge Streets, and NC, MU and OE Overlays:
2. Hardscape (paving material) shall be utilized to designate “people”
areas. Sample materials could be unit masonry, scored and colored
concrete, pavers, or combinations of the above.
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3. A building shall be setback not more than ten feet from a public
sidewalk unless the area is used for pedestrian entries such as
alcoves and pedestrian activities such as plazas or outside eating
areas. This standard shall apply to both street frontages on corner
lots. If more than one structure is proposed for a site, at least 65% of
the aggregate building frontage shall be within ten feet of the
sidewalk.
VIII-B-5)

Building Materials
Bright or neon paint colors used extensively to attract attention to the
building or use are prohibited. Buildings may not incorporate glass as a
majority of the building skin.

VIII-B-6)

Building Height Requirements
All buildings shall have a minimum height as indicated in the Building
Height Requirements Map and Dimensional Standards Table, and shall
not exceed the maximum height except as provided for a performance
standard bonus.
1. Street Wall Height: Maximum street wall façade height for the
Croman Mill district for all structures located outside the Residential
Buffer Zone is 50 feet.
2. Upper‐floor Setback: Buildings taller than 50 feet must step back
upper stories, beginning with the fourth story, by at least six feet
measured from the façade of the street wall facing the street,
alleyway, public park or open space.
3. Residential Buffer Zone: All buildings in the Croman Mill District
within the Residential Buffer Zone shall meet the following height
standards:
a. Maximum Height: The maximum height allowance for all
structures within the Residential Buffer is Zone 35 feet in the NC
overlay and 40 feet in the MU.
b. Upper Floor Setback Requirements: Buildings taller than two
stories must step back the third story by at least six feet measured
from the façade facing the street, alleyway, public park or open
space.
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4. Architectural Standards for Large Scale Buildings Located Along
Active Edge Streets, and within the NC, MU and OE Overlays:
The following architectural standards will apply to all buildings with a
gross floor area greater than 10,000 square feet, a façade length in
excess of 100 feet, or a height taller than 45 feet.
a. On upper floors use windows and/or architectural features that
provide interest on all four sides of the building.
b. Use recesses and projections to visually divide building surfaces
into smaller scale elements.
c. Use color or materials to visually reduce the size, bulk and scale
of the building.
d. Divide large building masses into heights and sizes that relate to
human scale by incorporating changes in building masses or
direction, sheltering roofs, a distinct pattern of divisions on
surfaces, windows, trees, and small scale lighting.
e. On-site circulation systems shall incorporate a streetscape which
includes curbs, sidewalks, pedestrian scale light standards and
street trees.
VIII-B-7)

Landscaping
1. Efforts shall be made to save as many existing healthy trees and
shrubs on the site as possible.
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2. Landscaping design shall utilize a variety of low water use deciduous
and evergreen trees and shrubs and flowering plant species as
described in Section III – Water Conserving Landscaping Guidelines
and Policies.
3. For developments in the CI Overlay and not adjacent to an Active
Edge Street, buildings adjacent to streets shall be buffered by
landscaped areas at least ten feet in width, unless area is used for
entry features such as alcoves or hardscape areas for pedestrian
activities such as plazas or outside eating areas.
4. Loading facilities shall be screened and buffered when adjacent to
residentially zoned land.
5. Landscaping shall be designed so that 50% coverage occurs after
one year and 90% coverage occurs after five years.
6. Irrigation systems shall be installed to assure landscaping success.
VIII-B-8)

Lighting
Lighting shall include adequate lights that are scaled for pedestrians by
including light standards or placements of no greater than 14 feet in
height along pedestrian pathways.

VIII-B-9)

Screening Mechanical Equipment
1. Screen rooftop mechanical equipment from public rights-of-way or
adjacent residentially zoned property through extended parapets or
other roof forms that are integrated into the overall composition of the
building. Screen ground floor mechanical equipment from public
rights-of-way or adjacent residentially zoned property.
2. Parapets may be erected up to five feet above the calculated building
height, and no greater than five feet above the height limit specified in
the district in accordance with the Dimensional Standards Table in
Section 18.53.050.
3. Solar energy systems are exempt from this standard. Additionally,
rooftop solar energy systems may be erected up to five feet above the
calculated building height, and no greater than five feet above the
height limit specified in the district in accordance with the Dimensional
Standards Table in Section 18.53.050.
4. Installation of mechanical equipment requires Site Review approval
unless otherwise exempted per Section 18.72.030.B.3.

VIII-B-10) Transit Facilities Standards
The location of planned transit routes within the Croman Mill District shall
be defined according to the Croman Mill District Transit Framework map
in collaboration with the local transit authority. Transit service facilities
such as planned bus rapid transit facilities, shelters, and pullouts shall be
integrated into the development application consistent with the following
standards.
1. All Large Scale development located on an existing or planned transit
route shall accommodate a transit stop and other associated transit
facilities unless the Director of Community Development determines
that adequate transit facilities already exist to serve the needs of the
development, or
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2. Provide the City with a bond or other suitable collateral ensuring
satisfactory completion of the transit facilities at the time transit
service is provided to the development. Suitable collateral may be in
the form of security interest, letters of credit, certificates of deposit,
cash bonds, bonds issued by an insurance company legally doing
business in the State of Oregon, or other suitable collateral as
determined by the City Administrator.

VIII-B-11) Freight Rail Spur Easement – Compatible Industrial (CI)
1. A Rail Spur easement a
minimum of 500 feet in length
by 25 feet in width shall be set
aside at the approximate
location presented on the
Croman Mill District Transit
Framework Map.
2. No buildings or permanent
structures can be established
within the spur easement so
not to preclude installation of a
rail spur for freight loading and
unloading.
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3. Buildings adjacent to the reserve strip shall be designed and
configured to permit loading and unloading.
VIII-B-12) Commuter Rail Platform Easement – Neighborhood Commercial
(NC)
1. A Commuter Rail Platform easement
or designated rail road right-of-way a
minimum of 400 feet in length and 25
feet in width shall be set aside at the
approximate location presented on the
Croman Mill District Transit Plan Map.
2. No buildings or permanent structures
can be established within the platform
easement so as not to preclude
installation of a planned bus rapid
transit facility or commuter rail
platform for loading and unloading.
3. Buildings adjacent to the reserve strip
shall be designed and configured to
permit loading and unloading.
VIII-B-13) Open Spaces
1. Central Park. The purpose of the Central Park is to serve as a public
amenity and accommodate the daily needs of employees (e.g. breaks,
lunch time) as well as for special events that will attract residents
citywide. The Central Park design shall provide a minimum of the
following elements.
a. Circulation through and around the park.
b. A centrally located hardscape area to accommodate large
gatherings, and of no more than 50% of the total park area.
c. Street furniture, including lighting, benches, low walls and
trash receptacles along walkways and the park perimeter.
d. Simple and durable materials.
e. Trees and landscaping that provide visual interest with a
diversity of plant materials.
f. Irregular placement of large-canopy trees within passive areas
adjacent to the Central Boulevard.
g. Eight-ft. minimum sidewalk width and seven-ft. minimum
parkrow width.
h. Landscaped swales to capture and treat runoff.
i. Pourous solid surfacing for at least 50% of the hardscape
area, and paving materials that reduce heat absorption.
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Central Park
2. Transit Plaza. A location for the transit plaza shall be reserved
between the commuter rail platform and commercial uses along the
Central Boulevard. The design of the plaza shall include the following
elements.
a. A passenger waiting, loading and unloading area.
b. Outdoor gathering space adjacent to commercial uses.
c. Accommodate the central bike path.

d. Conveniently located and secure bike parking.

Transit Plaza
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VIII-B-14) Compact Development
The site layout is compact, and enables future intensification of
development and changes to land use over time. The following measures
shall be used to demonstrate compliance with this standard.
1. The development achieves the required minimum floor area ratio
(FAR) and minimum number of stories, or shall provide a shadow plan
that demonstrates how development may be intensified over time for
more efficient use of land and to meet the required (FAR) and
minimum number of stories.; and
2. Opportunities for shared parking are utilized.
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C. Green Development Standards
The Croman Mill District Green Development Standards provide specific requirements
for the management of stormwater run-off, use and collection of recycled materials, solar
orientation and building shading, and conserving natural areas. Development located in
the Croman Mill District shall be designed and constructed consistent with the following
Green Development Standards. A site layout, landscaping or building design in a
manner inconsistent with the Croman Mill District Green Development Standards
requires a minor amendment in accordance with Section 18.53.020.B.
VIII-C-1)

Conserve Natural Areas
Preserve water quality, natural hydrology and habitat, and preserve
biodiversity through protection of streams and wetlands. In addition to the
requirements of Chapter 18.63 Water Resources, conserving natural
water systems shall be considered in the site design through application
of the following standards.
1. Designated stream and wetland protection areas shall be considered
positive design elements and incorporated in the overall design of a
given project.
2. Native riparian plant materials shall be planted in and adjacent to the
creek to enhance habitat.
3. Create a long-term management plan for on-site wetlands, streams,
associated habitats and their buffers.

VIII-C-2)

Create Diverse Neighborhoods
Use the following measures to encourage diversity in the district by
providing a balanced range of housing types that compliment a variety of
land uses and employment opportunities.
1. Differentiate units by size and number of bedrooms.
2. For developments including more than four dwelling units, at least
25% of the total units shall be designated as rental units.
3. Affordable purchase housing provided in accordance with the
standards established by Resolution 2006-13 for households earning
at or below 80% of the area median income shall apply toward the
required percentage of rental housing per VIII-C-2(2).
4. Units designated as market rate or affordable rental units shall be
retained as one condominium tract under one ownership.

VIII-C-3)

Design Green Streets
Green Streets are public streets that have been built or retrofitted to
include landscape areas that increase stormwater infiltration, reduce and
slow the rate of runoff, and use bio-filtration to remove pollutants.
1. New streets shall be developed to capture and treat stormwater in a
manner consistent with the Croman Mill District Stormwater
Management Plan Map, the City of Ashland Stormwater Master Plan,
and Ashland Green Streets Standards.
2. All development served by planned Green Streets as designated on
the Croman Mill District Green Street Map shall accommodate said
facilities by including the same in the development plan; and/or
3. Provide the City with a bond or other suitable collateral ensuring
satisfactory completion of the Green Street(s) at the time full street
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network improvements are provided to serve the development.
Suitable collateral may be in the form of security interest, letters of
credit, certificates of deposit, cash bonds, bonds issued by an
insurance company legally doing business in the State of Oregon, or
other suitable collateral as determined by the City Administrator
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Green Streets
VIII-C-4)

Design Green Surface Parking
Parking areas shall be designed to minimize the adverse environmental
and microclimatic impacts of surface parking through design and material
selection. All parking areas shall meet the following standards, and shall
comply with the with the Off-Street Parking chapter 18.92, with Section
VIII-B Croman Mill Design Standards, and Section II–D Parking Lot
Landscaping and Screening Standards of the Site Design and Use
Standards.
1. Use less than 25% of the project area for surface parking.
2. Use paving materials with a high solar reflectance reduce heat
absorption.
3. Provide porous solid surfacing on a least 50% of the parking area
surface.
4. Provide at least 50% shade cover over the surface lot within five years
of project occupancy.

VIII-C-5)

Manage and Reuse of Stormwater Run-Off
Reduce the public infrastructure costs and adverse environmental effects
of stormwater run-off by managing run-off from building roofs, driveways,
parking areas, sidewalks and other hard surfaces through implementation
of the following standards.
1. Design grading and site plans to capture and slow runoff.
2. Design parking lots and other hard surface areas in a way that
captures and treats runoff with landscaped medians and swales.
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3. Use pervious or semi-pervious surfaces that allow water to infiltrate
the soil.
4. Direct discharge storm water runoff into a designated green street and
neighborhood storm water treatment facilities.
5. Retain rainfall on-site through infiltration, evapotranspiration or
through capture and reuse techniques.
VIII-C-6)

Recycling Areas
All developments in the Croman Mill District shall provide an opportunityto-recycle site for use of the project occupants.
1. Commercial.
Commercial developments having a solid waste
receptacle shall provide a site of equal or greater size adjacent to or
with access comparable to the solid waste receptacle to
accommodate materials collected by the local solid waste franchisee
under its on-route collection program for purposes of recycling. Both
the opportunity-to-recycle site and the common solid waste receptacle
shall be screened by fencing or landscaping such as to limit the view
from adjacent properties or public rights-of-way.
2. Residential. All newly constructed residential units, either as part of an
existing development or as a new development, shall provide an
opportunity-to-recycle site in accord with the following standards:
a. Residential developments not sharing a common solid waste
receptacle shall provide an individual curbside recycling container
for each dwelling unit in the development.
b. Residential developments sharing a common solid waste
receptacle shall provide a site of equal or greater size adjacent to
or with access comparable to the common solid waste receptacle
to accommodate materials collected by the local solid waste
franchisee under its residential on-route collection program for
purposes of recycling. Both the opportunity-to-recycle site and the
common solid waste receptacle shall be screened by fencing or
landscaping such as to limit the view from adjacent properties or
public rights-of-way.
3. Screening refuse and recycle areas. Refuse and recycle areas shall
be screened from view by placement of a solid wood, metal, or
masonry wall from five to eight feet in height. All refuse and recycle
materials shall be contained within the refuse area.

VIII-C-7)

Minimize Construction Impacts
Minimize pollution and waste generation resulting from construction
activity through the following measures.
1. Construction Activity Pollution Prevention. Develop and implement an
erosion and sediment control plan to reduce pollution from
construction activities by controlling soil erosion, waterway
sedimentation and airborne dust generation in accordance with
Ashland Public Works Standards. The erosion and sediment control
plan shall be submitted with the final engineering for public
improvements and building permit.
2. Construction Waste Management. Recycle and/or salvage nonhazardous construction and demolition debris in accordance with the
Building Demolition Debris Diversion requirements in 15.04.216.C.
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VIII-C-8)

Potable Water Reduction for Irrigation
Potable Water Reduction. Provide water efficient landscape irrigation
design that reduces by 50% the use of potable water beyond the initial
requirements for plant installation and establishment. Calculations for the
reduction shall be based on the water budget, and the water budget shall
be developed for landscape and irrigation that conforms to Section III –
Water Conserving Landscaping Guidelines and Policies. Methods used
to accomplish the requirements of this section may include, but are not
limited to, the following.
1. plant species
2. irrigation efficiency
3. use of captured rainwater
4. use of recycled water
5. use of graywater
6. use of water treated for irrigation purposed and conveyed by a water
district or public entity.

VIII-C-9)

Solar Orientation
Incorporate passive and active solar strategies in the design and
orientation of buildings and public spaces. When site and location permit,
orient the building with the long sides facing north and south.

VIII-C-10) Building Shading
1. Provide exterior shade for south-facing windows during the peak
cooling season.
2. Provide vertical shading against direct solar gain and glare due to low
altitude sun angles for east- and west- facing windows.
VIII-C-11) Recycled Materials
Utilize recycled materials in the construction of streets, driveways, parking
lots, sidewalks and curbs.
VIII-C-12) Outdoor Lighting
Minimize light pollution from the project to improve nighttime visibility,
increase night sky access and to reduce development impact on
nocturnal environments by using down-shielded light fixtures that do not
allow light to emit above the 90 degree plane of the fixture. Lighting
fixtures provided to implement Federal Aviation Administration mitigation
measures to enhance safe air navigation are exempt from this standard.
VIII-C-13) Performance Standard Bonuses
The permitted base residential density or building height, whichever is
applicable, shall be increased by the percentage density or number of
stories as outlined below. In no case shall the residential density or
building height exceed the density and height bonus maximums in the
Dimensional Standards Table in Section 18.53.050.
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1. Green Building Bonus
Projects that achieve a high performance green building standard and
significantly improve energy performance beyond the current
minimum Oregon requirements are eligible for a building height bonus
as follows.
a. In the event that a building or structure is determined to be meet
the standard for LEED® Certified building, the building height may
exceed the maximum height specified for the CM overlay districts
within the Dimensional Standards Table in Section 18.53.060,
through application of a height bonus as follows:
i. A building obtaining LEED® Certification as meeting the
LEED® Silver Standard may be increased in height by up to
one story.
ii. A building obtaining LEED® Certification as meeting the
LEED® Gold Standard may be increased in height by up to
two stories.
iii. A building in the Residential Buffer overlay obtaining LEED®
Certification as meeting the LEED® Silver or Gold Standard
may be increased in height by ½ story up to a maximum height
of 40 feet.
iv. Applications to increase the building height in excess of the
maximum permitted height through the application of a height
bonus shall address any conditional determination by the
Federal Aviation Administration regarding mitigation
measures requested to enhance safe air navigation .
b. Demonstration of Achieving LEED® Certification
Projects awarded a height bonus pursuant to this section, shall
provide the City with satisfactory evidence of having completed
the following steps in the process toward demonstrating
achievement of LEED® certification:
i. Hiring and retaining a LEED® Accredited Professional as part
of the project team throughout design and construction of the
project.
ii. Developments seeking a height bonus shall provide
documentation with the planning application, and prior to
issuance of a building permit, that the proposed development
as designed and constructed will meet or exceed the
equivalent LEED® standard relating to the height bonus
awarded.
iii. A final report shall be prepared by the LEED® Accredited
Professional and presented to the City upon completion of the
project verifying that the project has met, or exceeded, the
LEED® standard relating to the height bonus awarded.
iv. The report shall produce a LEED® compliant energy model
following the methodology outlined in the LEED® rating
system. The energy analysis done for the building
Ashland Site Design and Use Standards
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performance rating method shall include all energy costs
associated with the building project.
v. The project developer shall be required to provide a lien or
performance bond to the City of Ashland in an amount equal to
the value of the bonus prior to the issuance of a building
permit.
i. This lien or performance bond shall be calculated on the
square footage of the additional space provided by the
bonus multiplied by one hundred dollars ($100.00) per
square foot.
ii. This lien or performance bond shall be released by the City
at such time that the project attains LEED® Certification.
c. Height Bonus Penalty Section
If the project fails to attain LEED® certification within three years
of receiving its initial Certificate of Occupancy, then the Developer
shall be subject to a fine equal to the higher of:
i. 1% of the total construction costs, or
ii. The amount of the Lien/ Performance Bond provided
pursuant to Section VIII-C-13(b)(v)(i).
iii. If the fine is not paid within thirty (30) days of the date it is
imposed, then the City shall have the authority to revoke
the Certificate of Occupancy for the building.
2. Structured Parking Bonus.
A building may be increased by up to one story in height when the
corresponding required parking is accommodated underground or
within a structured parking facility, subject to building height
limitations for the zoning district.
3. Affordable Housing Bonus.
a. For every percent of units that are affordable, an equivalent
percentage of density bonus shall be allowed up to a maximum
bonus of 100%.
b. Affordable housing bonus shall be for residential units that are
affordable for moderate income persons in accordance with the
standards established by resolution of the City Council and
guaranteed affordable through procedures contained in said
resolution.
VIII-C-14) Employment Density
To promote transit supportive development, efficient use of
employment zoned lands, and local economic vitality, it is
recommended that developments within the Croman Mill District are
planned to accommodate employment densities as follows:
a. 60 employees per acre in the Office Employment (OE) Overlay
b. 25 employees per acre in the Compatible Industrial (CI) Overlay
c. 25 employees per acre in the Mixed Use (MU) Overlay
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d. 20 employees per acre in the Neighborhood Center (NC)
Overlay
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Additional Plan Maps
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AN ORDINANCE AMENDING MULTIPLE CHAPTERS OF THE ASHLAND
LAND USE ORDINANCE (AMC 18.08.190, 18.08.341, 18.08.342, 18.08.343,
18.08.845, 18.12.020, 18.61.042, 18.68.020, 18.68.050, 18.72.030, 18.72.110,
18.72.120, 18.72.140, 18.72.180, 18.84.100, 18.88.070, 18.88.080, 18.92.020,
18.96.090, 18.104.020, 18.106.030, 18.108.017), AND THE ADDITION OF A
NEW CHAPTER (AMC 18.53) CONCERNING ESTABLISHMENT OF THE
CROMAN MILL DISTRICT
Annotated to show deletions and additions to the code sections being modified.
Deletions are bold lined through and additions are in bold underline.
Ch. 18.08 Definitions
SECTION 18.08.190
District. A zoning district.
A. "R" district indicates any residential zoning district.
B. "C" district indicates any commercial zoning district.
C. "M" district indicates any industrial zoning district.
D. "A" district indicates any airport overlay district.
E. “CM” District indicates any Croman Mill Plan zoning district
[Below To be inserted in alphabetical order]
18.08.341 LEED® Accredited Professional.
A person who has earned a credential as a Leadership in Energy and
Environmental Design (LEED®) Accredited Professional from the U.S.
Green Building Council, or Green Building Certification Institute, in
accordance with their standards and requirements.
18.08.342 LEED® certification.
A building registered with the U.S. Green Building Council which has
satisfied all prerequisites and has earned a minimum number of points
outlined in the Leadership in Energy and Environmental Design
(LEED®) Rating System under which it is registered. Levels of
certification include Certified, Silver, Gold and Platinum.
18.08.343 LEED® Green Building Rating System” or “LEED® Rating
System.
The most recently published version of the Leadership in Energy and
Environmental Design (LEED®) Green Building Rating Systems by the
U.S. Green Building Council, or the version to be superseded for one
year after the publication of a new applicable LEED® Rating System
version.
18.08.845 Water Budget
The amount of water a landscape needs taking into account the inputs
and outputs of water to and from the root zone. Inputs, such as

precipitation, are subtracted from outputs, such as evapotranspiration,
to calculate the water needs of the landscape.
Ch. 18.12 Districts
SECTION 18.12.020
Classification of Districts.
For the purpose of this Title, the City is divided into zoning districts
designated as follows:
(Ord 2951, amended, 07/01/2008)
Zoning Districts and Overlays
Airport Overlay
Residential - Rural
Residential - Single Family
Residential - Low Density Multiple Family
Residential - High Density Multiple Family
Commercial
Commercial - Downtown
Employment
Industrial
Woodland Residential
SOU - Southern Oregon University
Performance Standards (P) - Overlay
Detail Site Review Zone
Health Care Services Zone
North Mountain Neighborhood
Croman Mill District Zone
Residential Overlay
Freeway Sign Overlay

Map Symbol and
Abbreviated Designation
A
RR
R-1
R-2
R-3
C-1
C-1-D
E-1
M-1
WR
SOU
P
DSR
HC
NM
CM
R
F

18.53 – CROMAN MILL DISTRICT
[SEE COMPLETE NEW SECTION]
Ch. 18.61 Tree Preservation and Protection
SECTION 18.61.042– Approval and Permit Required
D. Tree Removal Permit:
1. Tree Removal- Permits are required for the following activities:
a. Removal of trees greater than 6" DBH on any private lands zoned
C-l, E-l, M-l, CM,or HC.
b. Removal of trees greater than 6" DBH on multi-family residentially
zoned lots (R-2, R-3, and R-1-3.5) not occupied solely by a single
family detached dwelling.

c. Removal of significant trees on vacant property zoned for
residential purposes including but not limited to R-1, RR, WR, and
NM zones.
d. Removal of significant trees on lands zoned SOU, on lands under
the control of the Ashland School District, or on lands under the
control of the City of Ashland.
2. Applications for Tree Removal - Permits shall be reviewed and approved
by the Staff Advisor pursuant to AMC 18.61.080 (Approval Criteria) and
18.108.040 (Type Procedure). If the tree removal is part of another planning
action involving development activities, the tree removal application, if timely
filed, shall be processed concurrently with the other planning action.

Ch. 18.68 General Regulations
SECTION 18.68.020
Vision Clearance Area.
Vision clearance areas shall be provided with the following distances establishing
the size of the vision clearance area:
A. In any R district, the minimum distance shall be twenty-five (25) feet or, at
intersections including an alley, ten (10) feet.
B. In all other districts except the C-1and E-1, and CM, the minimum
distance shall be fifteen (15) feet or, at intersections, including an alley,
ten (10) feet. When the angle of intersection between streets, other than
an alley, is less than thirty (30) degrees, the distance shall be twenty-five
(25) feet.
C. The vision clearance area shall contain no plantings, fences, walls,
structures, or temporary or permanent obstructions exceeding two and
one-half (2 ½) feet in height, measured from the top of the curb, except
that street trees exceeding this height may be located in this area,
provided all branches and foliage are removed to a height of eight (8) feet
above the grade.
D. The vision clearance standards established by this section are not subject
to the Variance section of this title. (Ord. 2605, S1, 1990)
SECTION 18.68.050
Arterial Street Setback Requirements.
To permit or afford better light, air and vision on more heavily traveled streets
and on streets of substandard width, to protect arterial streets, and to permit the
eventual widening of hereinafter named streets, every yard abutting a street, or
portion thereof, shall be measured from the special base line setbacks listed
below instead of the lot line separating the lot from the street.
Street
Setback
East Main Street, between City limits and Lithia Way 35 feet
Ashland
Street
(Highway
66)
between
65 feet
City limits and Siskiyou Boulevard

Also, front yards for properties abutting all arterial streets shall be no less than
twenty (20) feet, with the exception of the CM and C-1-D districts, and properties
abutting Lithia Way in the C-1 district.
(ORD 2959, 8/1/2008)

Ch. 18.72 Site Design and Use Standards
SECTION 18.72.030 Applicability.
Site design standards shall apply to all zones of the city as outlined below.
A. Applicability. The following development is subject to Site Design Review:
1. Commercial, Industrial, Non-Residential and Mixed uses:
a. All new structures, additions or expansions in C-1, E-1, HC, CM, and
M-1 zones.
b. All new non-residential structures or additions (e.g. public buildings,
schools, churches, etc.).
c. Expansion of impervious surface area in excess of 10% of the area of
the site or 1,000 square feet, whichever is less.
d. Expansion of parking lots, relocation of parking spaces on a site, or
other changes which affect circulation.
e. Any change of occupancy from a less intensive to a more intensive
occupancy, as defined in the City building code, or any change in use
which requires a greater number of parking spaces.
f. Any change in use of a lot from one general use category to another
general use category, e.g., from residential to commercial, as defined b
the zoning regulations of this Code.
g. Any exterior change to a structure which is listed on the National
Register of Historic Places or to a contributing property within an
Historic District on the National Register of Historic Places that
requires a building permit, or includes the installation of Public Art.
h. Mechanical equipment not otherwise exempt from site design review
per Section 18.72.030(B).
2. Residential uses:
a. Two or more residential units on a single lot.
b. Construction of attached single-family housing (e.g. town homes,
condominiums, row houses, etc.) in all zoning districts.
c. Residential development when off-street parking or landscaping, in
conjunction with an approved Performance Standards Subdivision
required by ordinance and not located within the boundaries of the
individual unit parcel (e.g. shared parking).
d. Any exterior change to a structure individually listed on the National
Register of Historic Places that requires a building permit, or includes
the installation of Public Art.
e. Mechanical equipment not otherwise exempt from site design review
per Section 18.72.030(B).

SECTION 18.72.110
Landscaping Standards.
A. Area Required. The following areas shall be required to be landscaped in the
following zones:
R-1
R-2
R-3
C-1
C-1-D

-

E-1
M-1
CM-NC
CM-OE
CM-CI
CM-MU

-

45% of total developed lot area
35% of total developed lot area
25% of total developed lot area
15% of total developed lot area
None, except parking areas and service stations shall meet the
landscaping and
screening standards in Section II.D. of the Site Design and Use
Standards.
15% of total developed lot area
10% of total developed lot area
15% of total developed lot area
15% of total developed lot area
15% of total developed lot area
10% of total developed lot area

SECTION 18.72.120
Controlled access.
A. Any partitioning or subdivision of property located in an R-2, R-3, C-1, E-1
CM, or M-1 zone shall meet the controlled access standards set forth in
section (B) below. If applicable, cross access easements shall be required so
that access to all properties created by the land division can be made from
one or more points.
B. Street and driveway access points in an R-2, R-3, C-1, E-1, or M-1 zone shall
be limited to the following:
1. Distance between driveways.
On arterial streets - 100 feet;
on collector streets - 75 feet;
on residential streets - 50 feet.
2. Distance from intersections.
On arterial streets - 100 feet;
on collector streets - 50 feet;
on residential streets - 35 feet.
C. Street and driveway access points in the CM zone are subject to the
requirements of the of Croman Mill District Standards.
C D. Access Requirements for Multi-family Developments.
1. All multi-family developments which will have automobile trip generation in
excess of 250 vehicle trips per day shall provide at least two driveway

access points to the development. Trip generation shall be determined by
the methods established by the Institute of Transportation Engineers.
2. Creating an obstructed street, as defined in 18.88.020.G, is prohibited.
SECTION 18.72.140
Light and Glare Performance Standards.
There shall be no direct illumination of any residential zone from a lighting
standard in any other residential lot, C-1, E-1 or M-1, SO, CM or HC lot.

SECTION 18.72.180
Development Standards for Wireless Communication
Facilities
D. All installation of wireless communication systems shall be subject to the
requirements of this section in addition to all applicable Site Design and Use
Standards and are subject to the following approval process:
Attached to
Alternative
Freestanding
Zoning Designations
Existing
Structures
Support
Structures
Structures
Residential Zones(1)
CUP
Prohibited
Prohibited
C-1
CUP
CUP
Prohibited
(2)
C-1-D (Downtown)
CUP
Prohibited
Prohibited
C-1 - Freeway overlay
Site Review
Site Review
CUP
E-1
Site Review
Site Review
CUP
M-1
Site Review
Site Review
CUP
SOU
Site Review
CUP
CUP
NM (North Mountain)
Prohibited
Prohibited
Prohibited
Historic District(2)
CUP
Prohibited
Prohibited
A-1 (Airport Overlay)
CUP
CUP
CUP
HC (Health Care)
CUP
Prohibited
Prohibited
CM-NC
CUP
CUP
CUP
CM-OE
Site Review
Site Review
CUP
CM-CI
Site Review
Site Review
CUP
CM-MU
CUP
CUP
CUP
CM-OS
Prohibited
Prohibited
Prohibited
Ch. 18.84 Manufactured Housing Developments
SECTION 18.84.100 Special Conditions.

A. For the mitigation of adverse impacts, the City may impose conditions.
Restrictions may include, but are not limited to, the following:
1. Require view-obscuring shrubbery, walls or fences.
2. Require retention of specified trees, rocks, water ponds or courses, or
other natural features.
B. No manufactured housing developments may be located within the Ashland
Historic District.

C. No manufactured housing developments may be located, relocated, or

increased in size or number of units, within any zones designated for
commercial use -- C-1, C-1-D, E-1, CM or M-1.
Ch. 18.88 Performance Standards Options
SECTION 18.88.070 Setbacks.
A. Front yard setbacks shall follow the requirements of the underlying district.
B. Setbacks along the perimeter of the development shall have the same
setbacks as required in the parent zone.
C. Maximum heights shall be the same as required in the parent zone.
D. One-half of the building height at the wall closest to the adjacent building shall
be required as the minimum width between buildings, except within nonresidential zoning districts including C-1, C-1-D, E-1, CM, and M-1.
E. Solar Access Setback. Solar access shall be provided as required in Section
18.68 18.70 except within the C-1-D and CM zoning districts.
F. Any single-family structure not shown on the plan must meet the setback
requirements established in the building envelope on the outline plan.
SECTION 18.88.080 P-Overlay Zone.

A. The purpose of the P-overlay zone is to distinguish between those areas
which have been largely developed under the subdivision code, and those
areas which, due to the undeveloped nature of the property, topography,
vegetation, or natural hazards, are more suitable for development under
Performance Standards.
B. All developments, other than partitionings, which involve the division of land,
or development of individual living units, in the P-overlay areas, shall be
processed under this Chapter of the Land Use Ordinance. The minimum
number of dwelling units for a Performance Standards Subdivision within
residential zoning districts shall be three.
C. In a P-overlay area, the granting of the application shall be considered an
outright permitted use, subject to review by the Commission for compliance
with the standards set forth in this Ordinance and the guidelines adopted by
the Council.
D. If a parcel is not in a P-overlay area, then development under this Chapter
may only be approved if one or more of the following conditions exist:
1. The parcel is larger than two acres and is greater than 200 feet in average
width; or
2. That development under this Chapter is necessary to protect the
environment and the neighborhood from degradation which would occur
from development to the maximum density allowed under subdivision
standards, or would be equal in its aesthetic and environmental impact; or
3. The property is zoned R-2, or R-3, or CM.

Ch. 18.92 Off-Street Parking
Section 18.92.020 Automobile Parking Spaces Required
C. Industrial Uses. For industrial uses the following automobile parking spaces
are required.
1. Industrial uses, except warehousing.
One space per two employees on the largest shift or for each 700
square feet of gross floor area, whichever is less, plus one space per
company vehicle.
2. Industrial and Warehousing uses.
One space per 1,000 square feet of gross floor area or for each two
employees, whichever is greater less, plus one space per company
vehicle.
3.2. Public utilities (gas, water, telephone, etc.), not including business
offices.
One space per two employees on the largest shift, plus one space per
company vehicle; a minimum of two spaces is required.
Ch. 18.96 Sign Regulations
SECTION 18.96.090 Commercial, Industrial and Employment Districts.

Signs in commercial, industrial, and employment, and Croman Mill districts,
excepting the Downtown-Commercial Overlay District and the Freeway Overlay
District, shall conform to the following regulations:
[remainder of 18.96 left unaltered]
18.104 Conditional Use Permits
SECTION 18.104.020 Definitions.

The following are definitions for use in this chapter.
A. "Impact Area" - That area which is immediately surrounding a use, and which
may be impacted by it. All land which is within the applicable notice area for a
use is included in the impact area. In addition, any lot beyond the notice area,
if the hearing authority finds that it may be materially affected by the proposed
use, is also included in the impact area.
B. "Target Use" - The basic permitted use in the zone, as defined below. 1. WR
(Woodland Residential) and RR (Rural Residential) zones:
1. WR (Woodland Residential) and RR (Rural Residential) zones:
Residential use complying with all ordinance requirements, developed at
the density permitted by Section 18.88.040.
2. R-1 (Single Family Residential) zones: Residential use complying with all
ordinance requirements, developed at the density permitted by Section
18.88.040.
3. R-2 and R-3 Zones: Residential use complying with all ordinance
requirements, developed at the density permitted by the zone.
4. C-1. The general retail commercial uses listed in 18.32.020 B., developed
at an intensity of .35 gross floor to area ratio, complying with all ordinance
requirements.

5. C-1D. The general retail commercial uses listed in 18.32.020 B.,
developed at an intensity of 1.00 gross floor to area ratio, complying with
all ordinance requirements.
6. E-1. The general office uses listed in 18.40.020 A., developed at an
intensity of .35 gross floor to area ratio, complying with all ordinance
requirements.
7. M-1. The general light industrial uses listed in 18.40.020 E., complying
with all ordinance requirements.
8. SO. Educational uses at the college level, complying with all ordinance
requirements.
9. CM-CI. The general light industrial uses listed in 18.53.050 A.,
developed at an intensity of .35 gross floor to area ratio, complying
with all ordinance requirements.
10. CM-OE. The general office uses listed in 18.53.050 A., developed at
an intensity of .50 gross floor to area, complying with all ordinance
requirements.
11. CM-MU. The general office uses listed in 18.53.050 A., developed at
an intensity of .50 gross floor to area, complying with all ordinance
requirements.
12. CM-NC. The retail commercial uses listed in 18.53.050 A., developed
at an intensity of .50 gross floor to area ratio, complying with all
ordinance requirements.
Ch. 18.106 Annexations
18.106.030 Approval Standards
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; or
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 Review
approval for an outright permitted use, or special permitted use
concurrent with the annexation request; or
3.
A current or probable public health hazard exists due to lack of full
City sanitary sewer or water services; or
4.
Existing development in the proposed annexation has inadequate
water or sanitary sewer service; or the service will become inadequate
within one year; or

5.

6.

The area proposed for annexation has existing City of Ashland 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 of Ashland; or
The lot or lots proposed for annexation are an “island” completely
surrounded by lands within the city limits.

Ch. 18.108 Procedures
SECTION 18.108.017 Applications
C. Priority planning action processing for LEED® certified buildings.
1. New buildings and existing buildings whose repair, alteration or
rehabilitation costs exceed fifty percent of their replacement
costs, that will be pursuing certification under the Leadership in
Energy and Environmental Design Green Building Rating System
(LEED®) of the United States Green Building Council shall
received top priority in the processing of planning actions.
2. Applicants wishing to receive priority planning action processing
shall provide the following documentation with the application
demonstrating the completion of the following steps in the
working towards LEED® certification.
a. Hiring and retaining a LEED® Accredited Professional as
part of the project team throughout design and
construction of the project.
b. The LEED® checklist indicating the credits that will be
pursued.
3. The City Council may establish, by resolution, a fine to be
imposed on projects that fail to achieve LEED® certification for
any project that received priority planning action processing
pursuant to this Section.
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Comments

Memo
DATE:

December 8, 2009

TO:

Ashland Planning Commission

FROM:

Brandon Goldman, Senior Planner

RE:

Croman Mill Site Redevelopment Plan – Issue Summary

Questions:
1. Are the land uses included in the land use matrix consistent with the goals and objectives of the
Croman Mill Site Redevelopment Plan? Are there uses that should be modified, deleted or added?
2. Do the design standards seem consistent with the employment center envisioned in the Croman Mill
Site Redevelopment Plan? Are there standards that should be changed, deleted or added?
3. Do the sustainable design standards go too far, not go far enough or seem just about right?

Background:
The City Council reviewed and approved the original conceptual plan on February 17, 2009. The plan
was forwarded to the Planning Commission for refinements and to develop an implementing ordinance.
To date, the Planning Commission has had the opportunity to study and evaluate refinements to the
redevelopment plan at seven meetings (3/10/2009, 5/12/2009, 5/26/2009, 7/28/2009, 9/29/2009, 10/13/2009, and
11/10/2009). In these previous meetings the Planning Commission has reviewed the land use distribution,
street and transportation framework, allowable land uses, proposed ordinance language, site design
standards, and sustainability standards. The Croman Advisory Committee has held four meetings
(7/15/2009, 9/09/2009, 10/21/2009, 11/18/2009) in order to become familiarized with the original plan, review
the items noted above, and provide updates to each members respective City Commission, group, or
neighborhood.
The three questions listed above are intended to cover broad categories relating to major components of
the draft Croman Mill District (CMD) Redevelopment Plan. These questions were provided to the
Croman Advisory Committee and the Planning Commission for consideration in reviewing the draft
ordinance and design standards.
Over the last nine months a considerable amount of discussion has occurred generating comments and
suggestions from Planning Commissioners and members of the Croman Advisory Committee
concerning the development of the Croman Mill Redevelopment Plan. Given the breadth of discussion
in these prior meetings it is difficult to encapsulate all of the relevant points raised in one memorandum.
In an effort to assist the Planning Commission, Croman Advisory Committee, and ultimately the City
Council in identifying issues that have previously been raised that may warrant further discussion, as
well as list those primary discussion items that have been largely addressed, a summary is provided.
This background of the prior discussion topics may be of assistance in formulating answers to the three
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questions presented, and thus an effort has been made to categorize each of these topics within one of
the broad questions noted above.
Prior Discussion Items
Question 1) Land Uses
Are the land uses included in the land use matrix consistent with the goals and objectives of the Croman
Mill Site Redevelopment Plan? Are there uses that should be modified, deleted or added?
Land Use
• Distribution of Office Employment and Compatible Industrial
The original land use framework in the conceptual plan located the compatible industrial district to the
west of the central boulevard and the Office Employment (C-OE) district to the east of the central
boulevard. Through discussions before the PC and CAC it was expressed that locating the Compatible
Industrial (C-CI) area adjacent to the existing rail line merited consideration. As a result, the revised
framework shifts the division of the two zoning districts in a north-south orientation so that the office
employment district is located on the northern portion of the site and the compatible industrial district is
on the southern portion of the site.
o CAC and PC members have discussed the relative size and location of the various land
use designations.
o CAC and PC members have raised the question as to whether the current M-1 Zoned
property on the north-east portion of Mistletoe (which includes the mini-warehouses and
the newly constructed office) should be rezoned to Office Employment or Compatible
Industrial and as such incorporated into the Croman Mill District plan zone.
o CAC members stated on 11/18/2009 that the Redevelopment Plan as proposed largely
addresses the goal of promoting employment opportunities and job creation.
• Freight Rail Spur Easement
Relating to the distribution of C-OE and C-CI overlay areas, the Croman Advisory Committee and the
Planning Commission have each discussed the value of retaining the opportunity for future use of the
existing railroad line for freight shipping and receiving. In Staff’s discussion with the Oregon
Department of Transportation (ODOT) rail safety and rail planning divisions, it was expressed that a
freight spur crossing multiple streets is a difficult option, which raised significant issues of public safety
and cost. Due to the re-orientation of the land uses noted above, the proposed redevelopment plan now
includes a “proposed rail spur area” along the eastern edge of the Compatible Industrial Overlay area.
• Annexation
The issue of whether to annex the plan area located outside the City Limits was discussed by the
Planning Commission on 9/29/09. Various commissioners have expressed a desire to retain the farming
use currently located on that piece of property at this time. Commissioners and Staff also discussed the
potential of including the area within the redevelopment plan for future inclusion, yet not annexing the
property at this time. Further it was stated that the Central Blvd. extension to Siskiyou Blvd. could still
be accommodated independent of its annexation.
•

Office Employment Overlay (C-OE) Land Uses
Concerning the use of Office Employment zoned lands, discussion has included numerous
comments reflected in the minutes that this overlay should include opportunities for:
o Temporary Employee Housing
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o
o
o
o

o

 Ensuring it is reserved for employee use and not used as tourist accommodations.
Small Coffee Houses and Restaurants (less than 1,500 sq.ft.)
Ancillary Employee Serving Uses
Manufacturing and Assembly Space
 Discussion began regarding the percentage of floor area that is eligible to be
utilized for manufacturing, assembly or warehouse within an office building.
Fitness Clubs
 It was expressed by various Commissioners that on-site fitness areas for
employees were an important use, however full scale fitness clubs open to the
public would be incongruous with the desire to maximize employment density.
Day Care Facilities
 It was expressed by various Commissioners that on-site day care facilities for
employees should be permitted, and further that they should not be restricted to
employees but available to the general public as well.

•

Compatible Industrial (C-CI) Overlay Land Uses
o Allowance for limited retail use in association with a permitted manufacturing or
assembly use.
 For plan consistency it was noted that retail in conjunction with a permitted
manufactured use of less than 600 sq.ft. should be permitted outright in the C-CI
overlay area.
o Outdoor Storage
 The proposed ordinance and design standards as currently drafted would preclude
outdoor storage of materials. Several Planning Commissioners expressed that in
circumstances where the outdoor storage area was limited in size and screened
appropriately that it could potentially be considered as a conditional use.

•

Neighborhood Center (C-NC) Overlay Land Uses
o Residential Uses and Density
 A suggestion was made by an individual Planning Commissioner that the
proposed neighborhood center be used exclusively for high density housing. As
proposed the redevelopment plan calls for 100% of the ground floor of each
building in both the Neighborhood Center and the Mixed Use overlay areas to be
commercial in use. Therefore the exclusive use as residential as suggested would
not be permissible under the proposed ordinance. Varied opinions were given on
whether high density housing should be permitted in the Neighborhood Center or
whether the employment opportunities provided in the land use matrix should
take precedence.
o Manufacturing and Assembly
 A Commissioner suggested that allowances for “manufacture or assembly
contiguous to a retail outlet” be removed from the Neighborhood Center
concerned that this is an inappropriate use in that zone.
Mixed-Use Overlay (C-MU) Land Uses
o Early in the planning process Planning Commissioners raised the issue of allowing for a
degree of flexibility both in regard to land uses and design standards. The revised land
use framework delineates the area adjacent to Hamilton Creek along the plans western
boundary, and the southern portion of the site adjacent to Siskiyou Blvd., both as mixed-

•
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use overlay areas. This designation provides an opportunity for mixing residential units
with office or light industrial uses. This new land use designation aims to provide some
flexibility to address physical constraints, transition from existing residential areas, and
building types while retaining the target use of employment generation.
•

Tolman Creek Road Realignment
o The Planning Commission discussed the proposed realignment of Tolman Creek Road.
In recognizing that this component would be a future phase of development, and would at
that time necessitate a more thorough evaluation, it was suggested that the
Redevelopment Plan include some wording acknowledging that the plan shows a concept
for this intersect, but exact geometry is to be determined.

•

Public & Institutional Uses
o Public Offices
 Comments were made by a member of the Planning Commission that Public
Service and Community Buildings should be permitted in a manner that is
consistent with similar private uses. Specifically it was questioned why such
public uses were listed as permitted outright in the CI and OS overlay areas.
o Private Schools
 A suggestion was made by a Planning Commissioner that private schools, adult
education centers, or technical schools be permitted in the OE and CI overlay
area.

•

Night-time or Evening Uses
o Concern has been expressed that should the site develop out as entirely day time office or
manufacturing uses, the area could be essentially empty at night.
o A CAC member raised the question as to what protection is in there for businesses to
ensure they can run a swing or graveyard shift without getting opposition from the
residential units in the plan area.
 It was suggested that a “hold harmless agreement” could be recorded on the deed
of all new residential units within the CMD zone to inform future residents of the
types of activities that they can expect in the vicinity.

•

Land Intensive Uses
o Commissioners have raised the question as to whether land uses such as lumber yards,
sorting yards, and recycling centers should be accommodated in the CMD zone.
 The currently proposed Land Use matrix does not identify such uses as allowable
in an effort to preclude uses with a relatively low number of employees per acre.

Question 2) Design Standards
Do the design standards seem consistent with the employment center envisioned in the Croman Mill Site
Redevelopment Plan? Are there standards that should be changed, deleted or added?
• Solar Orientation
o The proposed design standards include minimum setbacks intended to orient buildings
toward the street. Commissioners have discussed that in order to accommodate active
and passive solar energy opportunities the standards should allow a degree of flexibility
to enable deviation from this street orientation in favor of solar orientation.
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Section VIII-B-1(1-5) of the Design Standards outlines the orientation standards
as currently proposed.

•

Street Layout
o The proposed street layout, and its potential impacts on solar orientation opportunities for
buildings, has been raised at both PC and CAC meetings. At the October 13th Planning
Commission meeting, staff was asked to explore an east-west street layout to evaluate
solar orientation issues for future development. This evaluation is to be completed in
advance of the scheduled December 8th Public Hearing before the Planning Commission
to help inform how the proposed street layout, and an alternative east-west street
orientation, would impact the maximum energy efficiency of employment and
compatible industrial building construction.
o A Commissioner raised the issue of retaining flexibility in the location of Accessways.
 It was noted that the local streets and the proposed central boulevard are integral
to the proposed grid pattern and traffic circulation.
 It was suggested that the plan could consider other options for the Accessways,
such as consideration of an alternative multi-use path as satisfying their intended
purpose, or permitting more flexibility in their locations.

•

Active Edge Development
o The “Active Edge” includes all property immediately adjacent to the Central Blvd, as
well as the lands facing the Central Park. As proposed this area would have added design
requirements providing for at least 65% of the total linear feet of the building’s façade to
be built within two feet of the sidewalk with all front doors facing streets and walkways.
Additionally, at least 50% of the first-floor façade would have to be comprised of
transparent openings (clear glass, windows or doors) between 3 and 8 feet above grade.
Lastly, blank walls (without doors or windows) longer than 40% of a façade, or more
than 50 feet long along sidewalks would be precluded.
 In discussion of the solar orientation question noted above, and in regard to
potential opportunities for plaza space in front of buildings, the requirement for
buildings to be built within two feet of the sidewalk limitation was questioned by
Commissioners.
 The stipulation that only 65% of the building façade comply with this specific
setback, and its implications regarding plaza space opportunities, has not been
discussed by the Commission.

•

Building Height
o The topic of building height was a substantive one in the initial community meetings and
early Commission discussions. The proposed ordinance includes a dimensional table that
proposes both minimum heights and maximum heights.
 Questions have been raised regarding the 2 story minimum and how that would be
applied to Industrial buildings that may desire to have a one story portion.
o Members of the Airport Commission serving on the CAC have raised concerns regarding
the potential multi-story buildings and their impact on the flight paths of incoming
aircraft.
 To address this concern the maximum height allowable in the proposed design
standards for each overlay zone is equal to the preexisting limits of 40’ in the M-1
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zone and 35’ in the R-1-5 zoned property. However, through the application of a
height bonus for meeting LEED sustainability standards a building could
potentially exceed these pre-existing height limitations. In these cases in
consideration of this stated concern, the draft design standards include the
requirement that: increases in building height exceeding the maximum permitted height
through the application of a Sustainable Development Height Bonus shall demonstrate
compliance with Federal Aviation Administration standards for airport approach zones (VIIIC-8 (1)d).

•

Proximity to Existing Residences
o Both CAC and PC members raised concerns about the impact of future Office or
Industrial development upon the existing residences in the immediate vicinity.
 In response to such concerns the area immediately to the east of Hamilton Creek
is proposed to be a mixed use overlay area (C-MU) to allow a more gradual
transition from the adjacent residences to the interior of the redevelopment site
where higher intensity uses would be located.
 A “Residential Buffer” area in proximity to existing residences has been proposed
to establish specific design standards and height limitations within this transition
area.

•

Industrial Building Design
o Flexibility in Design
 There has been limited discussion regarding the type of buildings permitted in the
C-CI area that is not located on the Central Blvd, indicating that there may be a
value in allowing a greater degree of design flexibility to allow more traditional
industrial type buildings.
 The issue of retaining some higher level of design standards along the active edge
was raised in the original plan and has been again raised through this review
process.
o Rail Spur Orientation
 The current design standards state that buildings built adjacent to the rail spur
easement shall be designed to accommodate a loading & unloading area in
consideration of the rail access.

Sustainability Standards:
Do the sustainable design standards go too far, not go far enough, or seem just about right?
Energy conservation, water conservation, and other sustainability issues have significant crossover with
many other aspects of the plan. Throughout the various meetings before the Planning Commission and
Croman Advisory Committee a number of pertinent concerns have been voiced that address the question
above. In these meetings the following issues were raised:
•

Sustainable Development Standards
o Planning Commissioners and CAC Members have suggested that the Low Impact
Development Standards, as opposed to being “recommendations” could potentially be a
“menu” in which developers could select a minimum number from the list (IE. six out of
ten) to comply with the standard.
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o Commissioners and Committee members have discussed the proposed height bonus for
LEED Certification and questioned whether additional incentive based standards could
also be applied to promote low impact development or LEED certification (examples –
expedited review, permit cost reductions, parking reductions, Floor Area allowances, etc.)

•

•

•

Solar Access
In addition to discussions regarding the orientation of buildings relating to the street layout
noted above, Commissioners and CAC members have also discussed the desire to maximize
energy efficiency of individual buildings.
o Orientation of buildings to minimize the solar hearing of buildings by limiting the
buildings east and west exposures when the sun is low on the horizon.
 It has been expressed that passive solar heat gain in larger commercial buildings
is typically to be minimized.
 It was noted at the 11/18/209 CAC meeting that North Light and shaded buildings
are good for the cooling needs of larger commercial buildings.
o Application of the Solar Ordinance.
 The issue of the substantial distances between buildings that would be required
with the application of Ashland’s current Solar Ordinance was raised before the
PC on 11/10/09 and the CAC on 11/18/09. This issue arises when applied to
taller buildings (3 stories or more) which otherwise are not developed elsewhere
in Ashland.
 It was noted that preservation of rooftop solar access for collection systems is of
value in the district.
Rainwater Catchment
o The representative of the Tree Commission serving on the CAC raised voiced concern
over the proposed Sustainability Standard that recommends that harvested rainwater or
reclaimed water be used to irrigate at least 25 percent of a project’s landscaped areas.
 It was noted that in the dry months such a standard could be difficult or
impossible to comply with without extensive on-site, or district serving, water
retention systems.
 It was suggested that rainwater catchment should be than a recommendation,
requiring a certain amount of retention so it is achievable.
Parking Standards
o Commissioners discussed whether certain areas, like the neighborhood commercial
center, might have reductions in parking beyond the current parking standards and
whether this could encourage people to use public and alternative transportation.
 It was noted that LEED neighborhood standards can provide for reductions in
parking when adequate alternative transportation, or consolidated parking
structures are available.
o The Commission discussed reductions in parking in consideration of alternative parking
management proposals. At the Planning Commission meeting on 11/10/09
commissioners discussed allowing a reduction in required parking in all CM zones when
a Parking Management Plan is presented as part of development applications
demonstrating a measurable reduction in parking demand.
o It was briefly discussed at the CAC 10/21/09 meeting that a percentage of onsite parking
spaces is to be made of pervious materials as a method of storm water management.
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