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
FEBRUARY 9, 2010
AGENDA
I.

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

II.

ANNOUNCEMENTS

III.

CONSENT AGENDA
A.
Approval of Minutes
1. January 12, 2010 Planning Commission Minutes
2. January 26, 2010 Planning Commission Minutes

IV.

PUBLIC FORUM

V.

TYPE II PUBLIC HEARINGS
A. PLANNING ACTION: #2009-00726
SUBJECT PROPERTY: 720 Grandview Drive
APPLICANT: McDonald, Lynn & Bill
DESCRIPTION: Appeal by Bonnie Brodersen of the Staff Advisor’s decision to approve a request for
a modification of a previously approved Physical and Environmental Constraints Review Permit (PA
#2006-01784) for the property located at 720 Grandview Drive. The original approval was for
development in the Wrights Creek Floodplain and Riparian Preservation Lands for the improvement of
a portion of an existing driveway, re-grading the transition of the driveway to Grandview Drive, the
installation a private storm drain and the extension of utilities to serve a new single-family residence.
The proposed modification involves alterations to the approval already in place in order to
accommodate changes in vehicular access. A request for a Tree Removal Permit to remove two dead
poplar trees is also included. COMPREHENSIVE PLAN DESIGNATION: Single Family Residential;
ZONING: R-1-10; ASSESSOR’S MAP #: 39 1E 05 CD; TAX LOT: 500.

VI.

UNFINISHED BUSINESS
A. 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 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. (Public Hearing Closed on January 12, 2010)

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
January 12, 2010
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
Maria Harris, Planning Manager
Brandon Goldman, Senior Planner
Richard Appicello, City Attorney
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 to the Mayor’s Office.
Community Development Director Bill Molnar indicated the Commission’s March Study Session falls over spring break and if a
Study Session is needed they will meet on March 30th instead.
Commission Rinaldi provided a brief update on the Economic Development Technical Advisory Committee. He stated the
group is currently working on a SWOT analysis and if the commissioners have any questions they can contact him later.
Commissioner Marsh recommended adding this to a future agenda so that Rinaldi can provide a more thorough update.
CONSENT AGENDA
A. Approval of Minutes
1. December 8, 2009 Planning Commission Minutes
Commissioners Dotterrer/Blake m/s to approve the Consent Agenda. Voice Vote: all AYES. Motion passed 8-0.
PUBLIC FORUM
No one came forward to speak.
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.
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Commissioner Marsh read aloud the public hearing procedures and noted the commissioners have been asked to disclose ex
parte contact. Mr. Molnar clarified the commissioners will need to report any conversations they had outside the meetings
where they were exposed to factual information that they will use to deliberate towards a recommendation.
Declaration of Ex Parte Contact
Commissioner Dawkins stated he attended the staff organized site visit and has had conversations with Dr. Morris about the
plan in general and the cost of the infrastructure.
Commissioner Rinaldi stated he had a briefing on the Croman plan with Planning Manager Maria Harris after he was
appointed to the Commission.
Commissioner Miller disclosed that she had spoken with the man who runs the Village Farm and he had voiced his concern
with a road going through his garden. She also had a conversation with an individual who indicated their preference for the
land to remain mostly manufacturing.
Commissioner Dotterrer stated he attended the staff organized site visit.
Commissioner Mindlin stated she has had many conversations over the past year; however her exposure to factual
information was very limited. She stated she has spoken with Mark DiRienzo but they did not discuss anything that was not in
his letter. She has also spoken with the people at the Village Farm and members of the City Council.
Commissioner Blake stated he attended the site visit and has been spoken to by Huelz.
Commissioner Morris stated he attended the site visit and has also been spoken to by Huelz. He disclosed he has spoken to
his parents about the plan and noted his family received notice because their business is near the site. He added nothing was
discussed that changes his views.
Commissioner Marsh stated she has spoken with Huelz about energy efficiency and solar orientation. She has also spoken
with representatives from SOREDI, attended the Council Study Session on this plan, spoke with an Airport Commissioner
about the FAA and height limitations, and has also spoken with Mark Knox.
Commissioner Marsh noted that she will be discussing the issue of quasi-judicial procedures for legislative items further with
staff.
Staff Report
Planning Manager Maria Harris stated the Commission is being asked to make a recommendation on the Croman Mill District
implementation plan, which: 1) creates the new CM zoning district, 2) establishes development standards for the CM district,
3) revises existing Land Use Ordinance for consistency, and 4) adopts the 2008 Redevelopment Plan as a supporting
document to the City’s Comprehensive Plan. Senior Planner Brandon Goldman provided a brief overview of the Plan goals
and objections. He reviewed the street framework, the central boulevard phasing, the Tolman Creek Road realignment, the
pedestrian and bicycle framework, the transit framework, the natural and open space areas in the plan, and the parking
framework. Ms. Harris noted the project webpage (www.ashland.or.us/croman) and stated there is an extensive amount of
documentation posted if anyone is looking for more information.
Ms. Harris explained the proposal before the Commission redistributes allowed uses in the district boundary, focuses on land
efficient/high employment uses, increases the residential density in the neighborhood center, and adds residential uses in
mixed use areas. She stated most of the Croman Mill District is within the city limits and the bulk of it is comprised of the
former Croman Mill site. Ms. Harris stated the current M-1 industrial title is somewhat misleading because this zoning district
allows for a wide range of commercial and employment uses in addition to what most would consider typical industrial uses.
She elaborated that retail, restaurants, offices, nightclubs/bars, and hotels/motels would all be allowed in the M-1 zone, in
addition to industrial uses like manufacturing/assembly warehouses, junk yards, and outside storage. Ms. Harris explained the
proposed Croman Mill District is really a redistribution of many of those uses.
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Ms. Harris reviewed the planning application process and stated applicants will still have to go through site review approval;
however proposals in the compatible industrial district will be subject to a smaller set of standards (similar to basic site review),
while projects in the neighborhood commercial, office employment zone, mixed use area, and those located along active edge
streets will go through a process comparable to detail site review. Ms. Harris noted the green development standards, which
focus on site infrastructure, green parking, green streets, and building orientation, and also commented briefly on the major
and minor amendment process.
Community Development Director Bill Molnar noted there have been 15 meetings on this topic, and tonight’s meeting is for the
public to see the whole package and present their comments. He explained the goal is for the Commission to work on
formulating their recommendation to the City Council, and highlighted the following three areas where the Commission could
consider issuing sub-recommendations: 1) inclusion of property outside the district boundary, 2) east-west orientation
alternative, and 3) alignment alternative for the central boulevard. Mr. Molnar reviewed these three items in further detail. In
regards to their first option, he clarified staff is recommending the front of the property on Mistletoe Rd (Mistletoe Storage) be
included in the district boundary in order to keep continuity. In regards to option two, Mr. Molnar displayed the east-west
alternative and stated recommending this layout would provide more opportunity for southern building exposure, but it would
impact block lengths and would require staff to make slight modifications to the minimum lot size requirements. Lastly, option
3 explores a potential realignment of the central boulevard during phase 2 that would look at ways to work around the two
existing buildings.
Mr. Molnar noted the Transportation Commission will be holding a meeting to further explore some of the transportation issues
and will be forwarding their comments to the Commission. As such, the Transportation Commission has requested that the
Planning Commission not make a formal recommendation to the Council until they have received their comments. Mr. Molnar
recommended the Planning Commission hear public testimony and hold a discussion on the options, but to wait and finalize
their motion(s) at the February 9th Planning Commission meeting.
Public Testimony
David Wick/2560 Eagle Creek Lane/Submitted information on bringing the “Triple Bottom Line” concept to the Croman plan.
Mr. Wick stated this approach is in line with Ashland’s values and the idea is for businesses to pay attention to the following
three bottom lines as the key to enhanced prosperity and lasting sustainability: 1) Profit – your established traditional
measures of financial performance, 2) People – commitment to your employees, customers, suppliers and community, and 3)
Planet – reduction of you carbon footprint, resource consumption and pollution. Mr. Wick cited various cities that are using this
approach and requested Ashland incorporate Triple Bottom Line as the framework for the Croman site.
Mike Montero/4497 Brownridge Terrace, Suite 105, Medford/Stated he represents the property owners of the Croman site
and stated the revised plan is wholly acceptable to his clients. He stated the plan will provide sufficient flexibility to deal with
current and future economic challenges, and he urged the Planning Commission to issue a favorable recommendation to the
City Council.
Mark DiRienzo/700 Mistletoe Road/Clarified he owns Mistletoe Road Business Park and shared his concerns with the
proposed plan. Mr. DiRienzo stated the new Croman Mill code language will be impossible to interpret and will create costprohibited developments that businesses cannot practically use. He stated the site will build out slowly, if at all, and stated no
one will be happy with the results. Mr. DiRienzo explained that he has approved plans for a 10,000 sq. ft distillery building for
Organic Nation Vodka and just found out that his land is now proposed to be included in the district boundary and rezoned as
office employment. He added he is also in talks with an energy efficiency engineering company that wants a 15,000 sq. ft.
design and assembly space on his south lot. Mr. DiRienzo stated the new zone prohibits Organic Nation’s distillery building,
and he will also lose his other prospective tenant. He stated the proposed road alignment would create a deadly corner
directly in front of his office building on Mistletoe Rd., and the new zoning will make his existing building non-conforming and
they will not be able to build their planned office building. He stated the current M-1 zoning designation of his property
provides freedom to accommodate the needs of actual tenants who are looking for space, not just possible future tenants. He
stated this plan would make his property partially in the Croman Mill District and partially out. Mr. DiRienzo stated he cannot
accept this short notice inclusion of his property into the Croman Mill District without adequate time to review its impacts and
strongly urged the Commission to delay this plan’s approval until a review of the practical implementation is completed. He
stated the project has taken this long to assemble, a few more months to ensure they get it right is appropriate.
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Staff pointed out the location of Mr. DiRienzo’s property and clarified this is the property referenced in staff option 1. It was
noted that up until recently, this area was not included in the plan and staff has presented options to include either all of Mr.
DiRienzo’s property, or just the front portion.
Mr. DiRienzo clarified he owns three tax lots along the Mistletoe Rd. frontage and including the frontage of his property in the
Croman District would split the zoning for the middle lot which houses the existing office building and mini-storage complex.
He added the two lots on either side would become office employment and he already has prospective tenants for both of
these lots which are currently zoned M-1. Mr. DiRienzo also clarified his concerns with the blind corner and stated the
proposed angle of the road could create an unsafe transportation issue.
Commissioner Marsh noted Mr. DiRienzo’s suggestion to have the feasibility of the plan looked at and asked if there is any
reason why local professionals cannot take what was presented tonight and provide staff with some analysis. She noted
tonight’s hearing is just one step in the process and stated there is still time for the professionals in the field to submit their
input.
Marilyn Briggs/590 Glenview Drive/Stated six years ago the Planning Commission voted to keep the Croman property as
light industrial and voiced her disapproval of the proposed plan. Ms. Briggs stated the plan takes away from infill and there are
office spaces downtown that could be utilized instead of constructing new office buildings on the Croman site. She voiced her
concerns with the firm Crandall Arambula and felt they were not open to public input, and asked that the Commission deny
this proposal.
John Weber/295 Mistletoe Road/Voiced his concern with a proposed bike path and stated it would be located directly behind
his house. He stated there are a lot of homeless people in this area and would prefer to not have them wandering behind his
house.
Commissioner Marsh noted the written testimony that was handed out at the beginning of the meeting and read the letters
aloud. Letters were received from Mark Knox, Stark & Hammond P.C., Knecht Family Trust, Historic Commission Staff
Liaison Derek Seversen, and Transportation Commission Chair Colin Swales.
Commissioner Marsh closed the Public Hearing at 8:35 p.m.
Commissioner Marsh noted the public record will remain open and at this point deliberations will be deferred to their February
9, 2010 meeting.
Advice from Legal Counsel and Staff
City Attorney Richard Appicello recommended the Commission not begin their deliberations since the record is not closed. He
added the Commission is allowed to identify issues for staff.
Commissioner Dawkins shared his concerns with the plan. He stated they are being asked to up-zone a piece of property and
does not believe a new start up company is going to be able to pay for all the required infrastructure and stringent site review
standards.
Staff commented briefly on the proposed lot sizes and stated the intent was to give businesses room to grow. Ms. Harris
provided examples of existing companies in the area and stated Blackstone Audio is on a one-acre sized lot, and Modern Fan
is just under 2-acres.
Commissioner Dotterrer acknowledged the concerns expressed during the public forum and questioned if the plan places too
high of a standard. He commented on the LEED standards and asked if this would make the Croman plan economically
unviable. Staff clarified the LEED standards only come into effect if an applicant wants a height bonus; however there are
other sustainable standards that are required.
Commissioner Mindlin shared her concerns with minimum building size and the costs involved with developing a phased
concept for start-up businesses. She noted the public concerns raised about parking and asked if they have created a “catch
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22”. She also asked if it is possible to obtain more input from local professionals as suggested during the public forum. Mr.
Molnar clarified if they would like to pursue this they could recommend that the City Council work with a group of local
professionals and stated it would be most helpful if the Commission could identify specific aspects they would like evaluated.
Commissioner Morris commented that implications are site specific and will depend on the individual lots. He stated he would
be surprised if they could get the type of general comments they desire since there are site specific concerns. Commissioner
Dotterrer questioned if it would be possible to get some type of read-out on whether this plan precludes development. City
Attorney Richard Appicello noted the public hearing has been closed, however the record remains open and the Commission
could ask staff to prepare something that helps them make a judgment about the feasibility of the regulations.
Commissioner Marsh requested staff come back with evidence as to the feasibility of actually developing under the proposed
plan. Commissioner Rinaldi suggested staff instead address the specific concerns raised this evening by Mr. DiRienzo and in
the letter from Mr. Knox (what would this plan do to their development plans?) Mr. Molnar stated that focusing on Mr. DiRienzo
and Mr. Knox’s property may be the best approach. He stated in order to bring in a team to evaluate the standards the
Commission would need to identify specific objectives.
Commissioner Marsh clarified it is the Commission’s choice as to whether they want to recommend Mr. DiRienzo and Mr.
Knox’s property be included in the Croman district boundary. Commissioner Dotterrer asked if staff could elaborate on the
rational for including this property and what the impact would be for not including it.
Commissioner Mindlin noted that the central boulevard would pass through someone’s property and asked how this would be
accomplished. Mr. Molnar clarified at this point the roads are not being designed and it is not uncommon for master plans to
identify general areas of connections. Commissioner Marsh noted the staff report indicates the final design of the central
boulevard could fall under Phase 2 and be further evaluated at that time.
Mr. Molnar clarified the City’s land inventory and use needs are identified in the Economic Opportunities Analysis and this
information has been provided to the Commission. Ms. Harris added a land inventory of where less restricted manufacturing
uses could go has also previously been provided. Commissioner Marsh requested staff email their previous presentation that
contains this information to the group. Commissioner Miller stated she is also interested in vacant E-1 property that is currently
available.
Commissioner Mindlin voiced her concern with the land at the southern end of the Croman site (Village Farm). Staff clarified
this are was included in the district boundary in the previous version of the plan that was presented to the Council and the
Planning Commission at the beginning of last year. Mr. Molnar questioned why they would want to exclude this area and
stated it is within the City’s urban growth boundary, is adjacent to the site and is owned by the same owner as the rest of the
property. He added the plan recommends to not annex this property, but it is included in the plan area. He noted if the
Commission wants to see this area remain as a certain use, they could recommend to the Council that this land be put in a
different zoning designation.
Commissioner Marsh provided clarification on the concept of minority reports. She stated her hope is that one cohesive
minority report be issued to the Council along with their formal recommendation. She added members of the commission who
want to do a minority report should get together and do this. Mr. Appicello clarified the Commission will have to make a motion
for the minority view to be forwarded to the Council, and that motion must pass.
Staff clarified if a property owner has already received planning approval for a project, then their plans are still valid until the
approval period expires.
Commissioner Rinaldi suggested that changes to the proposed accessways should be allowed under the minor approval
process.
Commissioner Dotterrer/Morris m/s to continue the public hearing to the February 9, 2010 Planning Commission
Meeting. DISCUSSION: Marsh clarified the record is still open and asked individuals to submit their written testimony by
February 2nd so that it can be included in their meeting packet. Voice Vote: all AYES. Motion passed 8-0.
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NEW BUSINESS
A. Selection of 2010 Hearings Board Members.
A sign-up sheet was passed around the table. Commissioners Morris, Blake and Dotterrer will serve on the Hearings Board
January through April; Commissioners Miller, Rinaldi and Dawkins will serve May through August; and Commissioners Marsh
and Mindlin will serve along with the newly appointed member September through December.
ADJOURNMENT
Meeting adjourned at 9:35 p.m.
Respectfully submitted,
April Lucas, Administrative Assistant
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ASHLAND PLANNING COMMISSION
SPECIAL MEETING
MINUTES
January 26, 2010
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
Pam Marsh
Debbie Miller
Melanie Mindlin
Mike Morris

Staff Present:
Bill Molnar, Community Development Director
Brandon Goldman, Senior Planner
Amy Gunter, Assistant Planner
Richard Appicello, City Attorney
April Lucas, Administrative Assistant

Absent Members:
Dave Dotterrer
John Rinaldi, Jr.

Council Liaison:
Eric Navickas, absent

ANNOUNCEMENTS
Commissioner Marsh announced the vacancy on the Planning Commission and encouraged interested citizens to submit
applications to the Mayor’s office.
Community Development Director Bill Molnar noted a review of the City’s 2007 Economic Opportunities Analysis has been
completed and the report is now available on the City’s website. Commissioner Marsh requested this report be distributed to
the Planning Commission at their next meeting. She also noted Commissioner Rinaldi is a member of the Economic
Development Technical Advisory Committee and he will be providing an update at a future meeting.
PUBLIC FORUM
No one came forward to speak.
TYPE III PUBLIC HEARINGS
A. PLANNING ACTION: #2009-01610 (Part 1)
APPLICANT: City of Ashland
DESCRIPTION: Public Hearing regarding amendments to the Ashland Land Use Ordinance (ALUO) chapters
18.108.070 and 18.112 concerning timetable tolling.
Senior Planner Brandon Goldman stated the Planning Commission previously reviewed this, however the following revisions
have been made to the ordinance that is before them: 1) the appeal tolling period will be equal to the exact number of days
the project is under appeal (not to exceed 24 months), 2) to obtain a tolling period extension an application must be filed, and
3) there are three conditions that must be met in order to receive the extension. Mr. Goldman elaborated on the three
conditions and stated an extension can only be granted if the Staff Advisor determines that the following conditions are met: 1)
a one time extension no longer than 18 months is allowed, 2) the Staff Advisor shall find that a change of conditions for which
the applicant was not responsible prevented the applicant from completing the development within the original time limitation,
and 3) Land Use Ordinance requirements applicable to the development have not changed since the original approval;
however an extension may be granted if the requirements have changed and the applicant agrees to comply with any such
changes. Mr. Goldman clarified applications that would need substantial changes to bring them into compliance with current
code requirements would not be eligible for an extension. He also clarified the extension application will be deemed complete
(pending application review) at the time it is submitted.
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B.

PLANNING ACTION: #2009-01610 (Part 2)
APPLICANT: City of Ashland
DESCRIPTION: Public Hearing regarding amendments to the Ashland Land Use Ordinance (ALUO) chapters
18.108.070 and 18.112 concerning timetable extensions.
Senior Planner Brandon Goldman explained the two proposed ordinances address the same sections of the Ashland Land
Use Ordinance, however the recession extension is an extension that applies to planning applications approved during a
specific timeframe. He stated the most recent revisions to the ordinance language include: 1) the recession extension period is
for a maximum of 18-months, 2) an application shall be filed for the extension, and 3) the same three conditions (listed above)
as the tolling extension apply. Mr. Goldman clarified in order to be eligible for the recession extension, the planning application
approval has to be currently valid.
Mr. Goldman stated the Commission has two options in terms of which applications will be eligible. Option 1 allows all current
planning applications approved up to the effective date of the ordinance to be eligible, while Option 2 allows current
applications approved prior to July 1, 2009 to be eligible.
Mark Knox/485 W Nevada/Stated under typical economic times, the proposed emergency extension ordinance would not be
necessary; however these are not ordinary times. Mr. Knox voiced his support for the proposed ordinance and stated the vast
majority of applicants that would be impacted by this are average citizens, not developers. He commented on the local land
use process and stated not only do applicants have to deal with various City departments, the Planning Commission, and
neighbors; they also have to contend with banks and private consultants. Mr. Knox asked the commissioners to put
themselves into an applicant’s shoes and stated what is going on is very much out of the control of the applicants and stated
recommending approval of the ordinance is fair.
Commissioner Marsh noted the article that was passed out at the beginning of the meeting from Colin Swales titled “Myriad
ideas to fill void of empty lots.” She also read aloud the written testimony submitted by Mark DiRienzo and Philip Lang.
Marsh stated all three documents will be added to the record and forwarded to the Council.
Commissioners Morris/Miller m/s to recommend the City Council approve the timetable tolling ordinance. Voice Vote:
all AYES. Motion passed 6-0.
In regards to the extension ordinance, Commissioner Marsh re-stated their two options. Commissioner Miller asked how soon
an applicant might know whether or not they are going to receive funding. Mr. Goldman noted the upfront costs that are
required and stated most applicants would want some assurance that funding is available, however they don’t really need to
be approved for funding until they are ready to break ground. Mr. Molnar agreed and stated most applicants would want a
commitment from a bank during the initial design states, but it varies.
Mr. Goldman commented briefly on the two options and stated under Option 1, 41 applications would be eligible; and under
Option 2, 35 are eligible. Commissioner Marsh voiced her support for the ordinance with Option 1. Commissioner Morris
agreed and stated the financing rules have changed and many applicants did not know this going in.

Commissioners Morris/Blake m/s to recommend the City Council approve the timetable extension ordinance with
Option 1. DISCUSSION: Mr. Molnar clarified this is currently scheduled for a Council Hearing on February 16, 2010 and if
approved the ordinance will likely have an effective date in April. Commissioner Dawkins stated he would have felt better
about the ordinance if it had addressed extensions as a whole. He stated everyone knew that a bubble was being created and
does not support making another rule because people invested and it didn’t turn out well. Commissioner Miller voiced her
hesitancy with the ordinance and stated she would be more supportive of Option 2. Commissioner Marsh acknowledged the
suggestion to look at extensions in general, but stated granting this extension is the least they can do. Roll Call Vote:
Commissioners Morris, Mindlin, Marsh and Blake, YES. Commissioners Miller and Dawkins, NO. Motion passed 4-2.
UPDATE
A. FEMA Flood Insurance Rate Map Modernization.
Assistant Planner Amy Gunter and Senior Planner Brandon Goldman provided a presentation on the FEMA Flood Insurance
Rate Map modernization. Ms. Gunter listed the six FEMA recognized flood plains in the City (Ashland Creek, Bear Creek,
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Kitchen Creek, Neil Creek, Clay Creek and Hamilton Creek) and stated this flood map modernization project has been going
on for many years at the federal level and reexamines the flood zones to develop detailed digital flood hazard maps. Ms.
Gunter stated FEMA recently released revised preliminary digital flood insurance rate maps (DFIRMs) for the City of Ashland
and these preliminary maps reflect current flood risks in areas of recent growth. She noted the existing maps are 27 years old
and are no longer accurate, and the new maps will provide property owners with up to date, reliable and internet accessible
information about their flood risks.
Ms. Gunter explained the City of Ashland is a participant in the National Flood Insurance Program and by being a participant
citizens are able to purchase federal flood insurance which is mandatory if you live in a flood zone. In addition, the City
participates in the community rating system which qualifies citizens to receive a 15% discount on the standard insurance
rates. Ms. Gunter stated the most challenging part of this process is that it is out of the City’s hands, and if Ashland does not
adopt the revised maps within the established timeline, it will cause a suspension of insurance for the entire community and
Ashland citizens will lose their discount.
Mr. Goldman stated the modernized maps include some areas that were not previously included in the 100-year flood plain
and explained how this may impact property owners in terms of the City’s land use code and building code. Staff clarified all
property owners that will be impacted by the new maps will be informed and invited to participate in the public hearing
process. The timeline for this process was briefly outlined and it was noted the final maps will be available later this spring and
the Planning Commission and City Council will hold public hearings in June and July.
UNFINISHED BUSINESS
Mr. Molnar explained the Commission’s 4-2 vote on the timetable extension ordinance is not valid because of a provision that
states a majority of the members on the commission (5) need to agree in order to issue a recommendation to the Council. He
stated this provision is in the process of being removed and is not included in the updated Boards and Commission ordinance
currently before the Council. Mr. Molnar explained the Commission has two options: 1) to reconsider their vote and see if there
are five members that are willing to agree, or 2) bring this issue back in March when the recommendation provision is no
longer relevant.
Commissioners Blake/Mindlin m/s to reconsider the vote. Voice Vote: all AYES. Motion passed 6-0.
Commissioners Mindlin/Blake m/s to recommend the City Council approve the timetable extension ordinance without
specifying which option is best. DISCUSSION: Dawkins indicated he is not willing to change his vote. Miller indicated she
would switch her vote, but urged applicants to think before they act and felt this ordinance was abetting people to not be very
responsible. Roll Call Vote: Commissioners Blake, Marsh, Miller, Mindlin and Morris, YES. Commissioner Dawkins,
NO. Motion passed 5-1.
ADJOURNMENT
Meeting adjourned at 8:05 p.m.
Respectfully submitted,
April Lucas, Administrative Assistant
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Memo
DATE:

February 3, 2010

TO:

Ashland Planning Commission

FROM:

Maria Harris, Planning Manager
Brandon Goldman, Senior Planner

RE:

Issues from January 12, 2010 Planning Commission Meeting
Croman Mill Site Redevelopment Plan

At the January 12th Planning Commission meeting, the Commission requested information on the
following issues. In addition, the Oregon Department of Transportation (ODOT) submitted a comment
letter which is included in the packet. The items in the letter are briefly addressed at the end of this
memo.

Inclusion of 650 – 750 Mistletoe Road (Mini-Storage Site) in Croman Mill District
At the January 12th Planning Commission meeting, the Commission requested information about the
rationale for including the street frontage of the properties located at 650 – 750 Mistletoe Road in the
Croman Mill District (see map below). The properties at 650 – 750 Mistletoe Road are also known as
the mini-storage site because the easterly portion of the triangular site is developed as a mini-storage
facility. The portion of the mini-storage site located adjacent to the street is included in the Croman Mill
District plan area and designated in the Office Employment (OE) zoning overlay.
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The idea to include the properties in the Croman Mill District was initially raised by the Planning
Commission at study sessions, with specific suggestions regarding the inclusion of the site in the
Croman Mill District as a potential extension of the neighborhood center and as a way to encourage
redevelopment of the mini-storage buildings on the site.
From Staff’s perspective, there are several reasons for including the portion of the site adjacent to the
street in the planning area. First, the site physically connects the neighborhood center to the central
employment area, and the inclusion would provide some continuity as people coming into the site travel
along the central boulevard. Second, the area adjacent to the street is largely vacant, and the
development of street frontage under the Croman Mill District Standards would insure a similar
character of development and level of architecture as the bulk of the plan area. Finally, future
development of the site outside of the existing planning approvals would be subject to the Croman Mill
District Green Development Standards.
An alternative to including the property frontage in the Croman Mill District would be to retain the M-1
Industrial zoning, but change the Comprehensive Plan designation to the Croman Mill District Plan.
This would recognize the pre-existing uses, current planning approvals and address the property owner’s
concerns regarding the change in zoning, but would allow future requests for the rezoning the property
to be included in the district. Additionally, Staff would recommend including the portion of the site
adjacent to the street in the Detail Site Review Zone. This would require future development adjacent to
the street, outside of the existing planning approvals, to meet a similar level of site planning and
building design to that of the properties fronting the central boulevard in the Croman Mill District.
Under this scenario, the future development adjacent to the street, outside of the existing planning
approvals, would not be subject to the Croman Mill District Green Development Standards.
Options
• Retain the M-1 Industrial zoning for 650 – 750 Mistletoe Road, change the
Comprehensive Plan designation to Croman Mill, and include the portion of the
site adjacent to the street in the Detail Site Review Zone.
• Include the portion of the site adjacent to the street in the Croman Mill District as
shown in the January 12, 2010 draft.

Review of Approvals for 650 and 700 Mistletoe Road
Mark DiRienzo testified at the January 12th Planning Commission meeting regarding perceived conflicts
between the approved projects on 650 and 700 Mistletoe Road and the proposed zoning and design
standards. Additionally, a written comment from Mark Knox was submitted regarding the same
properties.
The planning approvals for 650 and 700 Mistletoe Road are current and valid, but have not been
completed. If the proposed ordinance revisions for the Croman Mill District Plan are adopted, the
projects could be developed as approved even if the approved projects do not meet the newly adopted
Croman Mill District Standards. The planning approvals in place for the site include: 1) the
development of a second two-story office building approximately 7,000 square feet in size and located
to the north of the existing office building at 700 Mistletoe Road, and 2) the development of a 10,100
square foot building with a partial second story that is comprised of light industrial and office uses
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including an organic distillery with smaller areas identified for a retail space and a restaurant located at
650 Mistletoe Road (see attached site plans). The second office building was approved with an open
floor plan on each level which was described as potentially being used for retail or light manufacturing.
The distillery occupies approximately 2/3 of the ground floor with a production area, office and retail
space, while the remainder of the building is for separate uses and includes a restaurant space, and
flexible area for light manufacturing and offices.
In terms of context, there are several factors regarding the 650 – 750 Mistletoe Road site that are worth
noting. First, more than half of the site acreage is developed with the mini-storage and existing twostory office building – of the total acreage of 5.6 acres in size, just over two acres of land remains
undeveloped. The vacant two acres on the mini-storage site represents two percent of the overall land
area included in the Croman Mill District plan.
Second, Staff believes the majority of the developable land in the Croman Mill District is situated in a
planned street network in a manner that allows the division into lots which will meet the dimensional,
parking and access requirements of the proposed standards. In contrast, the mini-storage site which was
divided and planned prior to the proposed requirements includes three lots of which the developable
areas adjacent to Mistletoe Road are configured in such away that the lots are considerably wider than
deep. This shallow lot orientation predisposes the buildable areas to also being wide and not deep, and
focuses more of the parking and access to the sides of the buildings. Additionally, the mini-storage site
is somewhat physically isolated because a lack of side streets adjacent to the property. In contrast, the
Croman Mill District includes a grid street network which sets the stage for lot configurations that
integrate the development standards. Also, by providing local streets throughout the bulk of the
property, there are opportunities to design shared accesses within each block, and at the same time
keeping access points focused on local streets with less traffic.
Staff has reviewed the approved developments for 650 and 700 Mistletoe Road, and compared the
approved site plan and building designs to the proposed requirements for the Croman Mill District.
Staff’s analysis of the approved site plans and building designs for 650 and 700 Mistletoe Road is
focused on identifying areas that would not meet the Croman Mill District standards if the applications
were submitted after the standards are adopted, and adjustments that could be made to improve the plan
to benefit the entire plan area in the context of the goals and objectives of the Croman Mill Site
Redevelopment Plan.
Based on Staff’s analysis, the existing planning approvals for 650 and 700 Mistletoe Road largely meet
the proposed requirements for the Croman Mill District including the use and dimensional standards
included in Chapter 18.53 as well as the Croman Mill District Standards. Staff identified four areas of
inconsistencies between the approved plans and the Croman Mill District requirements including
limitations on manufacturing and retail uses in the Office Employment zone, limitations on on-site
surface parking, the minimum number of stories and the minimum Floor Area Ratio (FAR).
1. Manufacturing and Retail Uses:
The approved industrial/office building at 650 Mistletoe Road (includes organic distillery) would
not meet the use requirements of the Office Employment (OE) zoning overlay in terms of
manufacturing food products and the amount of square footage dedicated to manufacturing. The
distillery component of the application would not meet the use requirements for the OE zoning
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overlay because manufacture of food products is not permitted. In contrast, the Compatible
Industrial (CI) zoning overlay allows the manufacture of food products as a permitted use.
Additionally, the square footage dedicated to manufacturing exceeds the maximum for the OE
zone by 14 percent (maximum manufacturing in OE is 50 percent of the ground floor area).
Again, the area dedicated to manufacturing would meet the requirements of the CI zoning
overlay.
An adjustment could be made to the OE zoning overlay allowing the manufacture of food
products as a special permitted use. Currently, manufacturing, assembly, fabrication or
packaging is allowed in the OE zoning overlay as a special permitted use.
Options
• Expand the special permitted uses in the OE zoning overlay to include
manufacture of food products.
Whether the mini-storage site is included in the Office Employment (OE) zoning overlay or the
Compatible Industrial (CI) zoning overlay, the approved retail and restaurant space included in
the distillery building exceeds the square footage limitation for “limited stores, restaurants and
shops.” The approved plan for the distillery building includes a retail space for the distillery.
Also included on the ground floor is an area for restaurant space, which appears not to be
associated with the distillery. The total area for these two spaces is a little over twice as large as
the area allowed for limited stores, restaurants and shops in the Croman Mill District. The
approved retail and restaurant represents 22 percent of the ground floor area (the maximum
limited store, restaurant and shop area is 10 percent of the ground floor area, or 1,500 square
feet, whichever is less).
Staff recommends retaining size limitations for limited stores, restaurants and shops in the OE,
CI and MU zoning overlays. The Croman Mill Site Redevelopment Plan identifies project
objectives of providing for a large number of family wage jobs, allowing for light industrial and
manufacturing and not creating uses that compete with downtown. With a little over 30 acres
dedicated to each of the OE and CI overlays, and 16 acres dedicated to the MU overlay,
increasing the square footage for stores, restaurants and shops will decrease the available land
area dedicated to office and manufacturing uses. Limited stores, restaurants and shops are
included throughout the plan area in an effort to create a walkable, pedestrian-oriented
employment center. However, a greater amount of retail and restaurants may begin to tip the
balance towards a service center rather than a job center.
2. On-Site Surface Parking Limitation:
The approved buildings at 650 and 700 Mistletoe Road would potentially have difficulties
meeting the Croman Mill District requirement which limits the number of surface lot parking
spaces provided on site to 50 percent of the required off-street parking. For the distillery
building at 650 Mistletoe Road, 64 percent of the required off-street parking would be provided
as surface parking on site, and for the office buildings at 700 Mistletoe Road, 82 percent of the
required off-street parking would be provided as surface parking on site.
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The Croman Mill Site Redevelopment Plan includes code language regarding the 50 percent
limitation on on-site surface parking to address efficient use of land for job creation as well as to
address sustainable development practices focused on increasing pedestrian, bicycle and transit
options and decreasing land and resources dedicated to automobiles. This requirement is in part
designed to operate in combination with a district wide parking plan that would involve
providing payment towards shared parking areas and/or a parking structure in-lieu-of required
parking spaces. Other options available to developments are reducing the parking demand
through parking management strategies, constructing on-site parking structures and constructing
off-site parking at designated shared parking.
Staff recommends revising the automobile parking standard VIII-B-3.2 so that a higher
percentage of the required off-street parking can be constructed as surface parking on individual
sites until a parking management plan is established for the Croman Mill District, and retaining
the 50 percent requirement once the parking management plan is in place. At the onset of the
plan, a significant reduction of on-site surface parking may prove difficult to achieve through
parking management strategies, private parking structures and shared parking areas without a
system established to contribute towards the construction of public surface parking lots and/or a
parking structure in lieu of required parking spaces.
Options
• Revise automobile parking standard VIII-B-3.2 so that a higher percentage of the
required off-street parking can be constructed as surface parking until a parking
management plan is established for the Croman Mill District, and retaining the 50
percent requirement once the parking management plan is in place.
• No change to maximum of 50 percent for required off-street parking that can be
constructed as surface parking.
3. Minimum Number of Stories:
The approved distillery building at 700 Mistletoe Road is one and a half stories, and would not
meet the two-story minimum for the OE overlay zone. However, the distillery building would
meet the minimum story requirement for the CI zoning overlay which requires a second story
that is a minimum of 20 percent of the gross floor area – the second story of the approved
distillery building is 29 percent of the gross floor area of the approved building.
The approved second office building at 700 Mistletoe Road is two stories and would meet the
minimum two-story requirement.
Staff recommends retaining the requirements for the minimum number of stories as proposed for
the OE and CI zoning overlays. The distillery building and use is more consistent with the CI
zoning overlay. Staff believes the project demonstrates that the approach used for the minimum
number of stories for the CI zone works ell.
4. Minimum Floor Area Ratio (FAR):
The approved buildings at 650 and 700 Mistletoe Road would not meet the minimum Floor Area
Ratio (FAR) requirements for the Croman Mill District. The distillery building at 650 Mistletoe
DEPT. OF COMMUNITY DEVELOPMENT
20 E. Main Street
Ashland, Oregon 97520
www.ashland.or.us

Tel: 541-488-5305
Fax: 541-552-2050
TTY: 800-735-2900

- 6-

is approved at .36 FAR, and the office buildings at 700 Mistletoe are approved at .51 FAR. The
minimum FAR for the CI overlay is .50, and for the OE zoning overlay is .60.
For comparison, the FAR for the recently approved Modern Fan expansion, a light
manufacturing use on Washington Street is .45 FAR. Additionally, along the main streets in
Ashland (North Main, Siskiyou Boulevard and Ashland Street), the Site Design and Use
Standards currently require a minimum of .35 FAR in non-residential developments.
Staff recommends retaining the FAR requirements as proposed for the OE and CI zoning
overlays. In Staff’s opinion, a reduction of the minimum FAR to the level of the approved
proposals for distillery building and office buildings on the mini-storage site would result in
developments in the Croman Mill District that are similar to existing development throughout
Ashland. Again, in an effort to meet the project objective of creating a large number of family
wage jobs, a slight increase in FAR is intended to intensify land use and thereby increase job
creation.

Central Boulevard and 700 Mistletoe Road Driveway Locations
The installation of the Central Blvd., as proposed in the District Plan, would necessitate acquisition of
the ODOT property, and obtaining access through existing properties including the removal of a portion
of an existing building. This is identified as Phase II of the plan.
In the January 12th Public Hearing before the Planning Commission
Mark DiRienzo and Mark Knox raised questions as to whether this
proposed alignment would create an unforeseen situation with existing
driveways that would make them inaccessible or dangerous. As the
proposed road has not been engineered, and as such the measure of
changes necessary to existing driveways can not be conclusively
determined. However in mapping the proposed road in consort with
the existing impervious surfaces at this location it demonstrates that
the existing access points to the DiRienzo property can be largely
maintained in their current locations. The existing northern driveway
access point would intersect with a “Local Commercial Street” and
the southern vehicular access point would intersect with the Central
Blvd as shown in the map right. In terms of the safety of these access
points the final engineering for this improvement would identify any
visibility or maneuvering issues and design the street to incorporate
any needed mitigation measures.
Regarding the property in the southeast corner of the map, it is evident
the access would be directly onto the Central Blvd or through an
easement on the developed DiRienzo property. Additionally the
property shown in the southwest of the map would have no other
means of access other than onto the Central Blvd directly. The Limited Auto Access Street standards
proposed in the plan prohibit driveway accesses and thus an exception to this standard may be necessary
to allow for future curb cuts.
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295 Mistletoe Road and Hamilton Creek Multi-Use Path
At the Jan 12th Public Hearing a concern was raised by an adjacent property owner concerning the
proximity of the proposed multi-use path located along on the Bellview School property to his property
at 295 Mistletoe Rd. It is important to note that currently no easement exists relating to the final location
of this proposed path. As identified in the Croman Mill District plan a bike-pedestrian connection
through this property would be anticipated, however its final location can not be determined until either
an easement is obtained or a development proposal triggers its installation.
In examining the conceptual location presented in the plan, the path in question would be located a
minimum of 50’ from this neighboring residential property. A 50’ wide flag pole, which is part of the
Blackstone Audio property, separates the residential property and the school district property. The
property at 295 Misltletoe Rd is currently outside the City Limits and occupied by a single family
dwelling, however it has a comprehensive Plan Designation as Employment and therefore would
ultimately develop as a commercial use upon annexation to the City.
There is currently vacant land available to shift the multi-use path location west, however doing so
locates it closer to the newly constructed school building and would bisect existing school grounds with
a public path. Elimination of this Multi-use Path in its entirety would significantly diminish bike and
pedestrian connectivity in the Plan area as it is centrally located to align with the Croman Mill District
center and provides direct access to the School property and Siskiyou Blvd.
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Buildable Employment Lands
The Industrial zone (M-1) presently allows a variety of uses including offices, restaurants, retail (all uses
permitted in E-1) and more traditional industrial uses. In developing the Croman Mill District Plan it
was recognized that it would be appropriate to more clearly delineate these uses, creating separate
overlay zones that allowed for both light industrial and office employment. Throughout the process it
has been recognized that market forces of agglomeration tend to further focus the concentration of like
businesses to be adjacent to one another. Physical requirements such as topography, proximity to rail
and freeway access, combine with market demand, visibility, land cost, and workforce availability help
determine locations of various business types.
Ultimately the mix of uses that can be developed on the former Croman Mill site in aggregate is not so
different as those uses that can currently be developed within the M-1 zone. The primary distinction is
in regulating their distribution to specific areas of the site.
Some opportunity for non-industrial activities such as small employee serving restaurants and minimal
retail opportunities may be important amenities for tenants in industrial overlay zones. Through the
development of the permitted and special permitted uses within the proposed CM-CI zoning overlay,
care has be taken to ensure that the predominate use of the lands in this overlay is light industrial and
manufacturing. In recognition that some industrial lands are irreplaceable given their size, topography
and access to transportation and freight facilities, such considerations were incorporated into the Croman
Mill Redevelopment plan through provisions that help retain the integrity of the industrial CM-CI zone
including the following.
• The location of the industrial overlay zone is on land that is essentially level, adjacent to both the
existing Rail line, and including frontage on the Central Blvd
• Large-lot parcel requirements have been proposed in the dimensional table to avoid incremental
reductions, such as the creation of small lots not suitable for larger scale industrial uses
• Limited retail or other non-industrial space within these special districts
• Flexibility that accommodates a range of industrial uses
These limitations do not exist in M-1 zones and as such 100% of a site may currently be developed with
non-industrial Employment uses. The application of the CM-CI overlay zone thus preserves the
industrial land base in the Croman Mill District for manufacturing, fabrication and assembly uses.
Industrial Lands
The Buildable Lands Inventory (2005) shows approximately 75 gross acres of land currently vacant or
partially vacant that has an Industrial designation within the City’s Urban Growth Boundary. Of this
total, 64 gross acres are currently zoned M-1 within the Croman Mill District Plan area as shown in the
table below.
Croman Mill District Gross Acreages

Industrial
Employment
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Comprehensive
Plan
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64
25

42
40

33
31*

31
31*
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Mixed Use
OpenSpace
Neighborhood Center
Residential (R-1-5)

0
0
0
7

0
8
6
0

16
7.5**
6
0

16
7.5**
6
0

Approximate Gross acreage, rounded to the whole acre. Net acreage would include an approximate 25% reduction to account for public
facilities)
*Does not include 2 acres of E-1 land identified in the original Plan but unchanged by the current proposal (Blackstone Audio properties);
** Does not include 3.5 acres of School ground property identified in the original Plan as open space, but does includes an enlarged open
space area in the vicinity of the pond along Siskiyou Blvd).

•
•

•

Approximately 11 acres of vacant developable Industrial land are outside of the Croman Mill
District plan area. These properties are primarily adjacent to the district east of the railroad tracts
and are unaffected by the Croman Mill District Plan.

•

Approximately 16 gross acres currently located outside the City Limits along Siskiyou Blvd are
presently designated to be annexed to the City as Employment (E-1) per the City’s
Comprehensive Plan map.

•

33 gross acres within the district would be retained as Industrial, and per the requirements of the
proposed CM-CI zone would be specifically reserved for industrial uses.

•

A combined 47 gross acres would be designated as either Mixed Use (CM-MU) or Employment
(CM-OE).
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•

Four acres adjacent to Hamilton Creek currently zoned industrial (M-1) would be within the
proposed Mixed Use Overlay (CM-MU).

•

In total 31 of 64 gross acres presently zoned M-1 would be located within the CM-OE overlay.

•

As proposed 50% of the ground floor of building developed in the CM-OE overlay can be
occupied by industrial Uses. As such, in effect this provision supplies the equivalent of an
additional 15.5 acres (half of the 31 acres zoned CM-OE) as land available for industrial uses
such as assembly and manufacturing.

•

The block areas proposed for the CM-CI overlay range from 1.4 acres to 5 acres in size, with
limitations on divisions to ensure a minimum lot size of nearly 1 acre. (note the 2007 EOA
stated “The Croman site is approximately 70 acres; it is unlikely that any individual user would
require more than five acres. Many will need less than one acre” pg5-12)

The 2007 Economic Opportunities Analysis included the following table addressing ‘net’ buildable
acres by Comprehensive Plan Designation. Net acreage includes up to a 25% reduction from gross
acreage to account for future public facilities (IE Street right of ways).
Table 5. Vacant and partially vacant industrial and other employment land by plan designation and lot
size
Lot Size (Net Buildable Acres)
Plan Designation
Acres
Commercial
Downtown
Employment
Health Care
Industrial
Total Acres
Number of Tax Lots
Commercial
Downtown
Employment
Health Care
Industrial
Total Tax Lots
Percent of Acres
Percent of Tax Lots

<0.25

0.25-0.49

0.50-0.99

1.00-1.99

2.00-4.99

5.00-9.99

10.00 ac or
larger

Total

0.6
0.1
2.6
0.2
0.3
3.7

1.1
0.0
5.4
0.0
1.5
8.1

2.1
0.0
6.1
0.0
1.9
10.1

1.9
0.0
20.4
0.0
5.3
27.6

0.0
0.0
32.2
0.0
16.7
49.0

0.0
0.0
9.8
0.0
0.0
9.8

0.0
0.0
15.9
0.0
31.0
46.9

5.7
0.1
92.4
0.2
56.7
155.1

4
1
18
1
4
28

3
0
17
0
4
24

3
0
9
0
2
14

1
0
15
0
3
19

0
0
10
0
4
14

0
0
1
0
0
1

0
0
1
0
2
3

11
1
71
1
19
103

2.4%
27.2%

5.2%
23.3%

6.5%
13.6%

17.8%
18.4%

31.6%
13.6%

6.3%
1.0%

30.2%
2.9%

100.0%
100.0%

Source: Ashland buildable lands inventory update, 2005; analysis by ECONorthwest

Minor and Major Amendment Distinction for Street Layout Modifications
At the January 12th Planning Commission meeting, a concern was regarding the distinction between the
minor and major amendment for street layout modifications. Additionally, a suggestion was remove the
elimination of an accessway from the major amendment process.
To address the ambiguity between the minor and major amendment for street layout modifications, Staff
suggests the language under Major Amendments concerning location of streets as shown below.
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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 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.
Staff has concerns with revising the proposed ordinance so the elimination of an accessway requires a
minor amendment rather than a major amendment. The accessways were included in the original plan to
provide circulation for pedestrians and bicycles throughout the site and to preserve a grid network that
shapes the form of land uses. Staff believes the accessways and the completion of the grid street
network are critical in making the built form, scale and character result in a walkable, pedestrian scale
employment center that fits Ashland, rather than the suburban office park that so many people reacted
negatively to in the original public workshops.

Green Building Bonus
At the January 12th Planning Commission meeting, a concern was raised regarding the bonding and
penalty sections of the Green Building Bonus.
The Green Building Bonus is a voluntary performance standard that allows an increase in building
height in exchange for the construction of a high performance green building standard. The height of
the existing zoning in the plan area has been maintained in the Croman Mill District so that property
owners can construct a building to the maximum height permitted under the current zoning. For
example, a building can currently be built to 40 feet in height in the M-1 Industrial zoning district. If the
property is located in the CI overlay in the Croman Mill District, the maximum height without a bonus is
40 feet. However, if an applicant chooses to construct a LEED certified building in the CI overlay, the
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height can be increased by up to two stories, depending on the level of LEED certification (i.e. silver,
gold).
The bonding section of the ordinance requires the applicant who has an approved building with a Green
Building Bonus to submit a lien or bond to the city prior a building permit being issued based on the
value of the additional stories granted through the bonus. The purpose of the bond is ensure that a
project obtaining the Green Building Bonus is built in a manner compliant with LEED standards in that
there is a monetary incentive (release of the bond or lien) for the applicant to achieve the energy
efficiency objectives and obtain certification. The penalty section provides a mechanism for retaining
the lien or bonus with an additional penalty fee if the project ultimately fails to attain LEED
certification. The purpose of the penalty section is to provide a deterrent to building additional stories
without following through on the construction of a high performance green building.
Concern has been raised that the imposition of such a bond or lien as currently proposed would
constitute a significant upfront development cost that could prove to be a disincentive for developers to
apply for the Green Building Bonus. Elimination of the performance bond and penalty sections at this
time would not prohibit the City from adding similar provisions at a future date if it were determined
that developments had benefited from the Green Building Bonus and had failed to achieve the necessary
energy efficiency objectives as demonstrated through LEED certification.
Options
• No change to the Green Building Bonus performance bond and penalty sections.
• Reduce the Green Building Bonus performance bond and or penalty amounts.
• Delete the Green Building Bonus performance bond and or penalty sections.

Menu for Green Standards
At the January 12th Planning Commission meeting, a question was raised regarding the previously
discussed suggestion that several of the Green Development Standards be combined to provide a menu
of items the applicant could chose from. Specifically, standards VIII-C-8 through VIII-C-12 (p 26) were
originally part of list of standards that were recommendations rather than requirements. For the latest
draft, those items were separated into individual standards and strengthened to be requirements rather
than recommendations. However, in reviewing the original redevelopment plan, Staff found one of the
project objectives was to “develop standards for ‘dark skies’”. As a result, Staff believes standard VIIIC-12 regarding down-shielded light fixtures should be retained as a stand alone requirement for
consistency with the original plan objectives. This would leave four standards available for the menu of
items to choose from. Staff felt the four remaining items (i.e. potable water reduction for irrigation,
solar orientation, building shading and recycled materials) are somewhat unrelated, and therefore
included standards VIII-C-8 through VIII-C-11 as separate requirements. However, the alternative of
creating an option of allowing applicants to choose one or two of the four items could be easily
accommodated.

ODOT Comments
The Oregon Department of Transportation (ODOT) submitted a written comment on February 1, 2010
regarding the Croman Mill District Plan. The letter addresses several items from the perspective of
ODOT as the property owner of the maintenance yard located on Tolman Creek Road, and comments
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regarding the findings document meeting the requirements of the Transportation Planning Rule (OAR
660-012-0060). Staff has had discussions with ODOT staff, and believes all of the concerns raised in
the letter can be addressed.
In terms of the ODOT maintenance yard, the issues raised by ODOT are the need to clearly state in the
plan that the ODOT yard would need to move in the second phase of the project, and addressing the
ability of ODOT to rebuild structure on the maintenance site in the case of a fire or natural hazard
destroying the structures. Additionally, a concern is raised regarding having to meet the proposed
design standards in the case a destroyed maintenance yard structure needs to be rebuilt. Staff believes
minor revisions can be made to the plan to address the concerns raised by ODOT as the property owner
of the maintenance yard.
The traffic analysis revisions and findings for the Transportation Planning Rule will be addressed in the
findings prepared for the City Council’s decision. Staff is in the process of working to have the
transportation analysis updated to address ODOT’s concerns. To address the Transportation Planning
Rule, the adopted findings may need to include an update to the Transportation System Plan (TSP)
project list identifying several transportation projects associated with the Croman Mill District.
Staff recommends the Planning Commission continue the public hearing on the Croman Mill District
Implementation Package to the February 23, 2010 Planning Commission meeting so that Staff can bring
back revisions to address the concerns raised by ODOT.

Attachments
1. Approved Site Plan for 650 Mistletoe Road
2. Approved Site Plan for 700 Mistletoe Road
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