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
SEPTEMBER 13, 2011
AGENDA

I.

CALL TO ORDER

II.

ANNOUNCEMENTS

III.

CONSENT AGENDA
A. Approval of Minutes
1. August 9, 2011 Regular Meeting
2. August 23, 2011 Special Meeting
3. August 23, 2011 Study Session

IV.

PUBLIC FORUM

V.

TYPE III PUBLIC HEARINGS
A. PLANNING ACTION: #2011-01001
APPLICANT: City of Ashland
DESCRIPTION: Application for approval of an ordinance amending the City of Ashland
Comprehensive Plan to adopt the Buildable Lands Inventory (2011) as a supporting
technical document to be included in the Comprehensive Plan Appendix entitled
“Technical Reports and Supporting Documents”.

VI.

DISCUSSION ITEMS
A. Pedestrian Places Proposed Code Amendments.
[Continued discussion from 8/23 Study Session]
B. Revisions to the Development Standards for Wireless Communication Facilities.
[Continued discussion from 8/23 Study Session]

VII.

UPDATE
A. Grant Application for Unified Land Use Ordinance.

VIII.

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
August 9, 2011
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

Staff Present:
Bill Molnar, Community Development Director
Derek Severson, Associate Planner
April Lucas, Administrative Supervisor

Absent Members:
None

Council Liaison:
Russ Silbiger, absent

ANNOUNCEMENTS
Commissioner Marsh announced tonight is Larry Blake’s last night and thanked him for his service on the Planning Commission.
Community Development Director Bill Molnar noted the Mayor is recommending the appointment of Eric Heesacker and Mick
Church to the Planning Commission and this will be voted on by the Council at their August 16 meeting. He also announced at the
last Council meeting the draft Historic Design Standards updates were presented and the Council voted for staff and the Planning
Commission to move forward with the code amendments to implement those changes.
CONSENT AGENDA
A. Approval of Minutes.
1. July 12, 2011 Regular Meeting.
Commissioner Dawkins/Miller m/s to approve the Consent Agenda. Voice Vote: all AYES. [Commissioner Mindlin abstained]
PUBLIC FORUM
Jim Fong/759 Leonard St/Commented on the cell tower decision that was made last fall and explained he has met with staff on
how to codify the Council’s decision in the municipal code. Mr. Fong commented on how other communities handle the placement
of cell towers and recommended the City create a fair and balanced process for applicants and residents alike. He requested this
issue be looked at by the Commission and adopted with the next “housekeeping” ordinance prior to the one year anniversary of the
Council’s decision.
Rod Newton/1196 Timberline Terrace/Commented on the cell tower decision and how to incorporate new language into the
municipal code that would address future telecommunication applications. Mr. Newton explained they have researched the cell
tower laws of other communities and found that some require a deposit fee from the applicant that is used to hire professionals who
can provide a third party review of the applicant’s technical materials. He stated this type of provision works well for other cities and
believes it would be valuable for Ashland to have something like this in place.
Mr. Molnar noted staff has been compiling a list on minor language changes that need to be incorporated into the municipal code,
and codifying Council’s decision on the cell tower appeal has been added to that list of “housekeeping” measures. He stated as part
of the Pedestrian Places code amendments, there are some small changes to the Site Design chapter, and stated they could
include these amendments in the Pedestrian Places package when it comes forward. Mr. Molnar stated he does not expect
codifying the Council’s decision to be controversial; however the deposit element is something new and will need to be further
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discussed. He stated staff will bring this issue back before the Commission at an upcoming meeting and they can decide whether it
is appropriate to move forward with this incorporated into the Pedestrian Places amendments or separate it out.
Comment was made that there is nothing wrong with codifying the Council’s decision in the code, however there needs to be a
much larger discussion at the Council level on how the city wants to handle the placement of telecommunication facilities and
whether to adopt some type of fee for independent review of application materials. Additional comment was made that the
Commission does not have the authority to adopt new fees, and any sort of deposit as recommended would need to be approved
by the Council.
TYPE II PUBLIC HEARINGS
A. PLANNING ACTION: #2011-00738
SUBJECT PROPERTY: 1405 Tolman Creek Road
APPLICANT: Malibar Group, LLC
DESCRIPTION: A request for Outline and Final Plan approval for an eight-lot Performance Standards Subdivision to
be developed in three phases for the vacant property located at 1405 Tolman Creek Road. The application also
includes requests for a Variance to reduce the number of on-street parking spaces by fifty percent in order to
preserve a large (60-inch diameter) maple tree; an Exception to Street Standards to not install sidewalks along a
portion of the new street; and a Physical & Environmental Constraints Review Permit to allow utility installation within
the Hamilton Creek floodplain along Tolman Creek Road. COMPREHENSIVE PLAN DESIGNATION: Single Family
Residential; ZONING: R-1-7.5; ASSESSOR’S MAP #: 39 1E 23 BA; TAX LOT: 308 and 501
Commissioner Marsh noted this action was continued from the July meeting and read aloud the procedures for land use hearings.
Ex Parte Contact
No ex parte contact was reported by any of the commissioners. Commissioner Mindlin stated she has reviewed the packet
materials, watched the July meeting video, and conducted a site visit. She stated she feels able and prepared to act on this item.
Commission Blake stated he did some Google mapping of the site; and Commissioner Marsh conducted a site visit.
Staff Report
Associate Planner Derek Severson provided a brief overview of this action. He noted the public hearing was held at the July
meeting but due to a request to leave the record open the Commission was unable to deliberate. Mr. Severson stated the packet
contains the materials that were submitted while the record remained open and recommended the Commission address the
following outstanding issues in their deliberation:
• Trees and tree protection
• Pedestrian Easement from Apple Way
• Sidewalk exception to accommodate sidewalks on the north side only
• Variance to reduce the on-street parking
Questions of Staff
Mr. Severson clarified several elements of the application, including the recommended conditions put forward by the applicants. He
explained if it is not possible to relocate the pedestrian path as indicated on the plans, the applicants would create the connection
along the existing easement that crosses the creek. In regards to the sidewalk exception, he stated staff is supportive of the
exception but believes a continuous connection from Tolman Creek to Apple Way needs to be provided. Mr. Severson also
commented on the on-street parking variance. He stated the applicants are very close to meeting the parking requirements and
staff is recommending they present a revised site plan that accommodates the required number of spaces. He also clarified once
constructed this would be a public street and staff does not believe the on-street parking will create a conflict when the adjacent lot
develops.
Deliberations & Decisions
The Commission discussed the treatment of the trees, the variance to the on-street parking requirement, and the sidewalk
installation. Support was voiced for a sidewalk on the north side and having a pedestrian easement that connects this development
to Apple Way. Comment was made that the proposed route for the pedestrian path was preferred, but if negotiations fall through the
original location will suffice. The Commission deliberated on the parking element and whether to grant the variance to the on-street
parking requirements. Several comments were made voicing support for the applicants to meet the requirements and not granting
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the variance. Upon further deliberation, suggestion was made for the applicant to accommodate the parking requirement as each
phase is completed and general support was voiced for this.
Commissioners Mindlin/Dawkins m/s to approve the Outline and Final Plan for the performance standards subdivision; to
incorporate the applicant’s revised language for Conditions #3c, #3g and #6e; to eliminate the language regarding removal
of the loop; to meet the parking requirements as the development is phased (each space to be within 200 ft as required);
and to grant the exception to the street standards to not require sidewalks on both sides of the street. Roll Call Vote:
Commissioners Blake, Dawkins, Miller, Mindlin and Marsh, YES. Motion passed 5-0.
OTHER BUSINESS
A. TSP Joint Meeting Follow-Up Discussion
Commissioner Marsh asked if any of the commissioners wanted to share any follow up comments from the last joint TSP study
session.
Commissioner Dawkins commented on the placement of sidewalks and stated sometimes having a sidewalk on just one side of the
street makes a lot of sense, and cited the sidewalk on Strawberry Lane as an example of where a sidewalk should not have been
placed. Suggestion was made for the Commission to discuss the sidewalk regulations at the next Commission Retreat. Mr. Molnar
agreed that this is worth discussing and commented on the basis for these regulations.
ADJOURNMENT
Meeting adjourned at 9:10 p.m.
Respectfully submitted,
April Lucas, Administrative Supervisor
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ASHLAND PLANNING COMMISSION
SPECIAL MEETING
MINUTES
August 23, 2011
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:
Michael Dawkins
Eric Heesacker
Pam Marsh
Debbie Miller

Staff Present:
Maria Harris, Planning Manager
Brandon Goldman, Senior Planner
April Lucas, Administrative Supervisor

Absent Members:
Mick Church
Melanie Mindlin

Council Liaison:
Russ Silbiger, absent

Commissioner Marsh introduced Eric Heesacker and welcomed him to the Planning Commission.
UNFINISHED BUSINESS
A. Approval of Findings for PA-2011-00738, 1405 Tolman Creek Lane.
The Commission briefly discussed whether it was permissible to adopt the Findings with only three voting members. Commissioner
Marsh commented that the Commission had five voting members at the time the application was approved, and therefore it is her
understanding that a quorum of three is needed to adopt the findings.
Ex Parte Contact: No ex parte contact was reported.
Commissioners Miller/Dawkins m/s to approve the Findings for Planning Action #2011-00738. Voice Vote: Commissioners
Dawkins, Miller and Marsh, YES. Motion passed 3-0.
ADJOURNMENT
Special Meeting adjourned at 7:10 p.m.
Respectfully submitted,
April Lucas, Administrative Supervisor
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ASHLAND PLANNING COMMISSION
STUDY SESSION
MINUTES
August 23, 2011
CALL TO ORDER
Chair Pam Marsh called the meeting to order at 7:10 p.m. in the Civic Center Council Chambers, 1175 East Main Street.
Commissioners Present:
Michael Dawkins
Eric Heesacker
Pam Marsh
Debbie Miller

Staff Present:
Maria Harris, Planning Manager
Brandon Goldman, Senior Planner
April Lucas, Administrative Supervisor

Absent Members:
Mick Church
Melanie Mindlin

Council Liaison:
Russ Silbiger, absent

DISCUSSION ITEMS
A. Pedestrian Places Proposed Code Amendments.
Planning Manager Maria Harris provided a brief background of the Pedestrian Places project and explained new code language has
been drafted to address the five key recommendations that came out of the final Pedestrian Places report. She noted the five
recommendations were to: 1) increase the allowable floor area ratio (FAR), 2) establish a maximum building setback, 3) establish a
minimum building height, 4) revise the landscaped area requirements, and 5) reduce the parking standards. In addition, some
“housekeeping” updates are included in the amendment package, including language to codify the Council’s decision regarding
telecommunication facilities. Ms. Harris reviewed the proposed code amendments for AMC sections 18.72, 18.92, 18.68, 18.108,
the Ashland Site Design & Use Standards, and the Ashland Street Standards. She also provided a review of the proposed new
chapter titled 18.56 Overlay Zones.
PUBLIC INPUT
Colin Swales/143 Eighth Street/Noted Southern Oregon University’s plans to construct dorms on the north side of Siskiyou Blvd.
and commented on providing adequate crossings and pedestrian areas for students. He recommended public art installation be a
requirement for new buildings in the detail review zone, and also voiced support for solar photovoltaic parking lot shading.
Regarding arterial setbacks, Mr. Swales suggested mini-plazas be incorporated to avoid a continuous facade of buildings.
Cate Hartzell/892 Garden Way/Questioned what was driving this process and expressed concern with the proposed change to
AMC 18.72.090 regarding administrative variances to the Site Design and Use Standards. She stated that while creative ideas are
good, property owners need to be given some assurance of what might be developed. Ms. Hartzell also recommended examples
be provided that show what a development might look like under the current code, and what it could look like under the revised
standards.
Jay Harland/4497 Brownridge Terrace, Medford/Stated he is speaking on behalf of Rogue Federal Credit Union and agreed with
the concerns raised by the previous speaker in regards to the variance issue. Mr. Harland recommended the Commission
incorporate a provision for floor area ratios to be dealt with on a project basis, instead of lot by lot. He also spoke to the setback
issue and stated a 5 foot setback is really tight; and questioned if utility easements might create problems with a setback this
narrow.
Chris Hearn/515 East Main Street/Stated he is speaking on behalf of IPCO and the Brombacher family. Mr. Hearn stated the initial
Pedestrian Places plan showed a road through his client’s property, and while he did not see this on the current version of the plan,
asked if this would come up again. He stated the Brombacher’s property is zoned E-1 and encouraged the Commission to promote
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this area and not overly regulate it. He also raised issue with delivery vehicles that serve the E-1 businesses and questioned if they
should be increasing pedestrians in these areas.
Ms. Harris commented on the road issue and clarified there was a circulation plan that showed various street connections, including
one on the Brombacher’s property. She stated staff has met with Mr. Brombacher and Mr. Hearn and are recommended they delay
the adoption of these circulation maps until the TSP Plan is complete. Senior Planner Brandon Goldman commented that this
connection issue is much bigger than the Pedestrian Places project, and noted this issue also came up with the Interchange Area
Management Plan.
Zach Brombacher/1370 Tolman Creek Dr/Stated he has been here for 40 years and resents that the City wants to provide a
connection through his property to benefit someone else. He stated it is the City’s fault for not acquiring the right connects to
Washington Street and this should have been considered before it was annexed. Mr. Brombacher stated he has plans to do more
things and bring more jobs to Ashland, and every square foot of his property is needed.
COMMISSION DISCUSSION
Commissioner Marsh recommended they frame their discussion by addressing each issue one at a time.
Floor Area Ratio – It was clarified the proposed language would increase the minimum FAR from .35 to .50, and delete the
maximum FAR. Several comments were made voicing support for the proposed increase to .50.
Maximum Setbacks – Comment was made voicing support for a slightly deeper setback; perhaps 10 ft instead of 5 ft. Ms. Harris
commented on the issue raised during public testimony regarding utility easements and stated she does not anticipate this being a
problem. She added the proposed change would keep buildings from being pushed too far back, unless the extra space is used for
plaza and outdoor seating areas. Staff was asked to take another look at the utility easement issue and make sure this is not
problematic.
Green Parking – Ms. Harris clarified this requirement would apply to all parking areas with more than 7 spaces. Several
commissioners expressed interest in solar panels to create shade and generate power. It was questioned if there is anything in the
code that would prohibit this, and whether there are ways they can encourage this type of treatment. Comment was made
questioning if enough tree shade can be generated in 5 years to meet the requirement; and whether 10 years might be more
appropriate.
Residential Overlay Zone – Ms. Harris clarified staff used Eugene’s code as a basis, and stated if is a common approach in land
use codes to have one chapter that addresses all of the overlay zones within a community. Commissioner Marsh asked if anyone
was opposed to a residential overlay, and asked if staff had modeled this to ensure it would work. Comment was made questioning
why schools were proposed to be excluded in this zone. Ms. Harris clarified this recommendation had come from the consultant;
however staff is not recommending any change in uses.
Administrative Variance – Ms. Harris clarified this recommendation came from the Siegel Report and allows applicants to receive a
variance without proving demonstrable difficultly so long as it results in a design that equally or better achieves the purpose of the
Site Design & Use Standards. Comment was made questioning if they should exclude Type I’s (staff decisions) from this revision.
Statement was made that this change would broaden the discretion of staff and the Planning Commission, and a public hearing
should be required. Ms. Harris explained the code is a living document and if the new language does not achieve the desired result
they can always change it back. Comment was made voicing support for the concept of more creative designs, however the
downside is reduced predictability.
Wireless Cell Phone Towers – Ms. Harris provided an overview of why this code change is recommended. She explained last fall
the City Council held an appeal hearing on the Planning Commission’s decision of the AT&T application, and in their ruling made an
interpretation of AMC 18.72.180.D.2 to mean a stepped hierarchy of the list of preferred designs. She stated based on that
decision, and because we are in the process of revising this same chapter, it seemed appropriate to include the Council’s
interpretation at this time.
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James Fong/759 Leonard/Commented briefly on solar parking shading and recommended they contact a local associate. Mr.
Fong also spoke to the cell tower decision and codifying the Council’s decision in the land use code. He stated he has met with City
staff regarding this and warned they are nearing the one year anniversary of the decision date. Mr. Fong stated they initially
discussed this element coming forward with the next “housekeeping” ordinance, but since that was delayed they are now asking
this get codified with the other changes they are considering for this chapter. He added AT&T will be able to come back and
resubmit an application after the year is up and urged the Commission to adopt this language. He also commented on determining
“feasibility”, and recommended the City require applicants to provide a fee that the City could use to hire consultants to perform an
independent analysis.
Comment was made questioning if staff and the Council had considered adding this fee. Ms. Harris explained staff is looking into
this and felt at a minimum we needed to get the Council’s interpretation into the ordinance since we are nearing the year
anniversary. She stated in the mean time staff will be looking into the suggestion to charge an independent analysis fee. She added
this is more of a policy decision and the City’s Finance and Legal departments will need to be consulted to flush out how this fee
would be collected and returned.
Cate Hartzell/892 Garden Way/Voiced her appreciation for getting the Council’s decision into the code as quickly as possible,
however she would like to see the fee adopted as well. Ms. Hartzell stated the current proposal is bare bones and would like to
have a larger discussion as a community about how they want to handle these types of applications.
Staff clarified that a fee for independent review would need to be charged up front, and if any money remains after the analysis is
complete it would be returned to the applicant. Commissioner Marsh voiced her opinion that the Commission should define their
role as narrowly as the wording in front of them, and stated the Commission does not have the authority to enact new fees. No
objections were voiced to the code amendments as presented, and it was agreed that the public hearing on the code changes
would be held on October 11, 2011. Comment was made that the addition of a fee should be researched by staff and brought
before the City Council for discussion.
B. North Normal Avenue Neighborhood Grant
Senior Planner Brandon Goldman announced the City of Ashland has received a grant for the Normal Street project. He stated the
City Council voted to move forward and gave their direction for an Intergovernmental Agreement. Mr. Goldman stated the next
steps will be drafting the project scope and selecting a consultant, and staff expects this project to start at the beginning of the year.
C. Buildable Lands Inventory Update
Senior Planner Brandon Goldman provided a brief presentation on the Buildable Lands Inventory Update. He reviewed the purpose,
land availability, demographics and land supply figures.
Colin Swales/143 Eighth Street/Voiced concern that partially vacant land is not accounted for and hopes this can be updated. Mr.
Swales stated there is a huge amount of acreage that is available and if they are seriously about infill the City should consider
rezoning. He stated he would like to see more emphasis placed on infill and not annexing.
ADJOURNMENT
Meeting adjourned at 10:15 p.m.
Respectfully submitted,
April Lucas, Administrative Supervisor
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Memo
DATE:

August 17, 2011

TO:

Ashland Planning Commission

FROM:

Maria Harris, Planning Manager

RE:

Pedestrian Places Overlay Zone and Ordinance Revisions
Chapter 18.72 Development Standards for Wireless Communication Facilities Revisions

Questions:
1. Does the Planning Commission have questions or comments on the Pedestrian Places Overlay Zone and
ordinance revisions?
2. Does the Planning Commission have questions or comments on the revised Development Standards for
Wireless Communication Facilities in Chapter 18.72?

Background:
The final Pedestrian Places report included a review of the Ashland Land Use Ordinance (ALUO), and
determined the zoning and design standards to be largely supportive of creating pedestrian places in terms of
transit-supportive densities and pedestrian-oriented design standards (consultant’s report attached). The
consultant team did recommend creating an overlay zone for pedestrian places, and fine-tuning the Ashland Land
Use Ordinance (ALUO) for this overlay zone to further support the development of small walkable nodes that
provide concentrations of housing and businesses grouped in a way to encourage more walking, cycling and
transit use. The report and recommendations were presented to the Planning Commission on March 29, 2011, and
the Planning Commission indicated agreement with working toward implementation of the recommended
revisions. The attached packet includes revisions to a variety of chapters of the ALUO addressing the
recommended ordinance revisions.

Pedestrian Places Overlay Zone
The attached map delineates a Pedestrian Places Overlay Zone corresponding to the three study areas, and the
packet includes a draft Chapter 18.56 Overlay Zones. The recommendations included developing an overlay as a
tool to implement standards that supplement the base zoning district and encourage development of small
walkable nodes. For example, the draft Pedestrian Places Overlay Zone ordinance allows neighborhood-scale
commercial uses in residential zones. The current regulations do not allow small commercial uses in residential
zones such as in the N. Mountain Ave./E. Main St. study area. The overlay boundaries are based on areas within
a five-minute walk which are designated as Detail Site Review Zone in the Walker Ave./Ashland St. and Tolman
Creek Rd./Ashland St. study areas, and a core area around the intersection for the N. Mountain Ave./E. Main St.
study area.

Pedestrian Places Code Revisions
The recommendations included revisions to five key areas: 1) increased allowable floor area ratio (FAR), 2)
maximum building setbacks, 3) minimum building height, 4) revised landscaped area requirements and 5)
reduced parking standards. Additionally, staff identified pedestrian and vehicular circulation through sites,
particularly parking areas, as an area that needs improvement.
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In addition to the new Overlay Zones chapter, the packet includes amendments to implement the Pedestrian
Places Project recommendations to six sections of the ALUO including Chapter 18.72 Site Design Review, the
Site Design and Use Standards, Ashland Street Standards, Chapter 18.92 Off-Street Parking, Chapter 18.68
General Regulations, and Chapter 18.108 Procedures. Additionally, there are some housekeeping items included
in the attached revisions that are not related to the Pedestrian Places Project. A summary of the draft revisions
follows.
Note: Revisions to the ordinance chapters are designated as follows. Deleted copy is shown in strikeout, and
new language and text moved from other chapters is shown in underline text. Text moved within the same
chapter is shown in double strikeout and double underline text.
It would be most beneficial to staff to receive feedback from the Planning Commission regarding the substance of
the proposed revisions, rather than on small edits. Items like cross references, numbering and wording will be
revised and reviewed prior to the public hearing.

Chapter 18.72 Site Design Review
•

•
•

The addition of mixed-use buildings in residential zoning districts within the Pedestrian Places Overlay as
a development that requires Site Design Review.
Administrative Variance from Site Design and Use Standards section revised according to
recommendations in 2006 Siegel Land Use Ordinance Review.
Development Standards for Wireless Communication Facilities – see discussion below.

Site Design and Use Standards
•

Floor Area Ratio (FAR) minimum increased from .35 to .50, and maximum FAR deleted. Additionally,
language added allowing a shadow plan that shows how the site will eventually reach the required
minimum FAR.
FAR is the gross floor area of all buildings on a lot divided by the total lot area, and is a measure of the
intensity of the site being developed. This proposed change requires a higher threshold for minimum
building size in the interest of efficient land use and providing a greater concentration of uses in the
overlay to support walking, bicycling and transit use.

•
•

It is helpful to look at the FAR in the context of some existing buildings in Ashland. At the lower end of
the spectrum, the buildings in Washington Street Professional Plaza (medical and professional offices) on
Washington St. just south of Ashland Street are for the most part developed at approximately .35 FAR. In
the middle range, the buildings at the dead end of Clear Creek Drive are approximately .65 FAR, and the
two-story mixed use buildings on the north side of A St. are approximately .80 to .90 FAR. The buildings
with the highest floor area ratio are in the downtown, and this reflects a historic development patter of
covering the entire land area of the parcel with building footprint and not using the lot area for surface
parking spaces. For example, the FAR for some of the new buildings downtown are 1.36 FAR for 11
First St., 1.8 FAR for 180 Lithia Way and 2.3 FAR for 150 Lithia Way. Except in the downtown where
off-street parking is provide on shared lots rather than on individual parcels, the FAR of individual
developments will not exceed a FAR of 1.0 because of the height limitations that are in place in
Ashland’s zoning districts and the requirements to use some land area to provide off-street parking areas.
Reducing the allowed maximum setback from the public sidewalk from 20 feet to five feet, unless the
area is for plazas or eating areas.
Green Surface Parking – The requirements for designing green surface parking originally included in the
Croman Mill District area moved to the Parking Lot Landscaping and Screening Standards section, so
that all developments subject to Site Review are required to install green surface parking.
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Ashland Street Standards
•

Footnote 1 of Table 1 expanded to include existing language regarding the use of landscaped parkrows in
commercial areas without on-street parking or when the over design concept (e.g. bioswales).

Chapter 18.92 Off-Street Parking
Note: Two copies of this chapter provided – one copy showing the edits, and another clean copy with
the edits incorporated. Both versions are identical, but the clean copy is provided because it is more
readable.
•

•

•

Parking Management Strategies – the former “Credit for On-Street Automobile Parking” section on
credits expanded to include a variety of credits for automobile parking, some of which were included in
the Croman Mill District and some which were recommended by the consultant. By moving it to Chapter
18.92, the credits would be available for all types of new development.
Housekeeping – sections moved within chapter to make the flow of the chapter more logical. For
example, the number of Disabled Person Parking Places is moved up to after the general requirements for
number of spaces required, and the previous Compact Car Parking section is moved to the Parking Lot
Design section.
Pedestrian Access and Circulation – Existing standards on pedestrian access and circulation from Detail
Site Review Zone and Croman Mill District reworked and moved to a new section of the Off-Street
Parking chapter.

Chapter 18.68 General Regulations
•

Arterial Street Setback Requirements – The arterial setback requirement is deleted from the ordinance.
The Pedestrian Places Project report identified the requirements of 18.68.050 as “are not supportive of the
desired qualities of this or any other pedestrian place.”

Chapter 18.108 Procedures
•

•

The addition of mixed-use buildings in residential zoning districts within the Pedestrian Places Overlay is
added to the list of Type I procedures subject to the Site Design Review Standards of Chapter 18.72.
Housekeeping - The same Type I Procedure section is revised to be consistent with Chapter 18.72 for
development that requires Site Review. For example, in the 2007/2008 ALUO revisions, installation of
mechanical equipment was included as something that needed Site Review approval in Chapter 18.72, but
it was inadvertently left out of the Chapter 18.108 in the list of items subject to the Site Design and Use
Standards.

Development Standards for Wireless Communication Facilities
Proposed revisions to the Development Standards for Wireless Communication Facilities in Chapter 18.72 are
included based on the November 2, 2010 decision of City Council on the appeal of the application for Site
Review and Conditional Use Permit approval to install rooftop wireless communication facilities at 1644 Ashland
Street by Goodman Networks, Inc. for AT& T Wireless, LLC (PA 2009-01244). The findings are attached for
reference.
In terms of the existing development standards, the Council found the Preferred Designs section in 18.72.180.C.2
to be ambiguous, and interpreted the section to be intended to be a stepped hierarchy in which an application
must demonstrate the first collocation standard is not feasible before moving on to the next design option. The
Council went on to define feasible, and said that a demonstration of feasibility requires a substantial showing that
a design option is not feasible, rather than an applicant simply saying it would be difficult to make use of an
alternative. Finally, the Council found that a collocation study must demonstrate the applicant made a reasonable
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effort to locate other potential collocation sites that meet the applicant’s service objections and clearly identify
why those sites are also not feasible.
Based on the Council’s interpretation of the Development Standards for Wireless Communication, the Section
18.72.180.D.2 is revised to clarify the requirement of a stepped hierarchy for the list of preferred designs. Also, a
definition of feasibility is added to this section, and the requirements of a collocation study are revised to be more
specific.
The appellants of the AT& T application have requested that code revisions also include a fee increase for
applications for wireless communication facilities so that a portion of the fee can be used by the City for expert
review of an application. This would allow the City to use the deposit to acquire expert review by professionals
specializing in telecommunications facilities or law. The approach was developed since most cities lack the
technical expertise on wireless communication facility technology. Staff is in the process of researching this item.

Next Steps:
The public hearings for the draft overlay zone and ordinance revisions are tentatively scheduled for the October
11, 2011 Planning Commission meeting, and November 1, 2011 City Council meeting.

Attachments:
Draft Pedestrian Place Overlay Zone Map
Chapter 18.56 Overlay Zones
Chapter 18.72 Site Design Review
Site Design and Use Standards
Street Standards
Chapter 18.92 Parking, Access and Circulation - 2 versions one showing edits, one clean copy)
Chapter 18.68 General Regulations
Chapter 18.108 Procedures
OTAK March 21, 2011 memo, Zoning and Land Use Ordinance Review and Recommendations
City Council Findings, 1644 Ashland St., PA 2009-01244, November 2, 2010
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CHAPTER 18.56
Overlay Zones
SECTIONS:
18.56.010
18.56.020
18.56.030
18.56.040
18.56.050

Purpose.
Applicability of Other Sections of the Land Use Ordinance.
A-1 Airport Overlay.
Pedestrian Place Overlay.
Residential Overlay.

SECTION 18.56.010 Purpose.
Overlay zones are intended to provide special regulations and standards that supplement the
base zoning district and standards.
SECTION 18.56.020 Applicability of Other Sections of the Land Use Ordinance.
Development located within an overlay zone are required to meet all other applicable sections of
the Land Use Ordinance, except as otherwise provided in this Chapter.
SECTION 18.56.030 A-1 Airport Overlay Zone.
A. Purpose. This overlay zone is intended to be applied to properties which lie within close
proximity to the Ashland Airport where aircraft are likely to be flying at relatively low elevations.
Further, the zone is intended to prevent the establishment of airspace obstructions in such
areas through height restrictions and other land use controls. Application of the zone does not
alter the requirements of the parent zone except as specifically provided herein. The overlay
zone is shown on the Zoning Map.
B. A-1 Overlay Zone.
1. Permitted uses shall not include residential uses unless approved under the procedure
outlined for conditional uses.
2. Maximum height of structures, trees or other airspace obstructions shall be twenty (20)
feet.
3. All planning actions will require, as a condition or approval, that the applicant sign an
agreement with the City agreeing that airport noise is likely to increase in the future and
that they waive all rights to complain about airport noise.
C. General Provisions.
1. The City may top any tree which is in excess of those maximum heights listed in Section
18.60.020, or locate appropriate lights or markers on those trees as a warning to the
operators of aircraft.
2. No use shall be made of land or water within any of this zone in such a manner as to
create electrical interference with navigational signals or radio communication between
airport and aircraft, make it difficult for pilots to distinguish between airport lights and
others, result in glare in the eyes of pilots using the airport, impair visibility in the vicinity
of the airport, or otherwise create a hazard which may in any way endanger the landing,
takeoff, or maneuvering of aircraft using the airport.

Comment [h1]: Ch. 18.60 deleted and moved to
this chapter. Wording is unchanged.

SECTION 18.56.040 PP Pedestrian Place Overlay Zone.
A. Purpose of Pedestrian Place Overlay Zone. The Pedestrian Place Overlay Zone is
intended to direct and encourage development of small walkable nodes that provide
concentrations of gathering places, housing, businesses and pedestrian amenities situated
and designed in a way to encourage more walking, bicycling and transit use.
B. Applicability.
1. Location. The Pedestrian Place Overlay Zone applies to all property where PP is
indicated on the Ashland Zoning Map.
2. Planning Actions. The Pedestrian Place Overlay Zone requirements apply to proposed
development located in the Pedestrian Place Overlay Zone that requires a planning
application approval, and involves development of new structures or additions other than
single-family homes or accessory uses on individual lots.
3. Other Sections of the Land Use Ordinance. The provisions of the Pedestrian Place
Overlay Zone supplement those of the applicable base zoning district and applicable
Chapter 18 requirements. Where the provisions of this Chapter conflict with comparable
standards described in any other ordinance or regulation, the provisions of the
Pedestrian Place Overlay shall apply.
C. Conformance with Pedestrian Place Plan. Circulation including streets and
pedestrian/bicycle access ways, and future street improvements must be consistent with the
Pedestrian Place Plans adopted by Ordinance No. ###. Concept plans (i.e. site plan and
development summary) and building illustrations are for the purpose of providing an
example of development that conforms to the standards, and do not constitute independent
approval criteria.

Comment [h2]: adopt this when Circulation
Plans are adopted with TSP

D. Special Permitted Uses in Residential Zoning Districts within Pedestrian Place
Overlay. In addition to the permitted uses in the base residential zoning district, the
following uses and their accessory uses are permitted outright subject to the requirements of
this section and the requirement of Chapter 18.72, Site Design and Use Standards.
1. Special Permitted Uses.
a. Professional, financial, business and medical offices, and personal service
establishments.
b. Stores, shops and offices supplying commodities or performing services.
c. Restaurants.
2. Limitations.
a. The maximum gross floor area occupied by a special permitted use shall be 2,500
square feet.
b. Special permitted uses shall be allowed in a building or in a group of buildings
including a mixture of businesses and housing. At least 50% of the total gross floor
area of a building or of multiple buildings shall be designated for housing.
c. The development shall meet the minimum housing density requirements of the base
zoning district.
E. Development Standards. In addition to the requirements of the base zoning district, the
following standards shall apply.
1. Building Setbacks.
a. The maximum yard abutting a street is five feet, except to allow for areas occupied
by outdoor restaurant seating area or a plaza.
b. The arterial street setback requirements in Section 18.68.050 do not apply in the
Pedestrian Place Overlay Zone.

Comment [h3]: another option is to repeal the
arterial setback from Ch. 18.68

2.

3.

4.

5.

c. The solar access setback in Chapter 18.70 Solar Access applies only to those lots
abutting a residential zone to the north.
Mixed-Use Buildings in Residential Zones. Mixed-use buildings in a residential base
zoning district require Site Review approval in accordance with Chapter 18.72, and are
subject to the standards in Chapter 18.72, the Basic Site Review Standards for
Commercial Development (section II-C-1), Parking Lot Landscaping and Screening
Standards (section D) and Street Tree Standards (section E).
Floor Area Ratio. Developments shall have a minimum Floor Area Ratio (FAR) of .50.
Plazas and pedestrian areas shall count as floor area for the purposes of meeting the
minimum FAR.
Compact Development. The site layout shall be compact, and enable future
intensification of development and changes to land use over time. The development
shall: 1) achieve the required minimum Floor Area Ratio (FAR), or provide a shadow
plan that demonstrates how development may be intensified over time to meet the
required minimum FAR; and 2) utilize opportunities for shared parking.
Plazas and Landscaping Ratio. Outdoor seating areas, plazas and other useable
paved surfaces may be applied toward meeting the landscaping area requirements in
Section18.72.110, but shall not constitute more than 50% of the required area.

SECTION 18.40.050 R Residential Overlay.
The Residential Overlay Zone applies to all property where R is indicated on the Ashland
Zoning Map. The Residential Overlay Zone requirements are as follows.
A. At least 65% of the total gross floor area of the ground floor, or at least 50% of the total lot
area if there are multiple buildings shall be designated for permitted or special permitted
uses, excluding residential.
B. Residential densities shall not exceed 30 dwelling units per acre in the C-1 District, 60
dwelling units per acre in the C-1-D District, and 15 dwelling units per acre in the E-1
District. For the purpose 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 be subject to the same setback, landscaping, and design standards
as for permitted uses in the underlying C-1, C-1-D or E-1 District.
D. Off-street parking shall not be required for residential uses in the C-1-D District.
E. If the number of residential units exceeds 10, then at least 10% of the residential units shall
be affordable for moderate income persons in accord with the standards established by
resolution of the Ashland City Council through procedures contained in the resolution. The
number of units required to be affordable shall be rounded down to the nearest whole unit.

Comment [h4]: Deleted from Ch. 18.32 C-1 and
Ch. 18.40 E-1 and moved to this chapter. Wording
unchanged.

CHAPTER 18.72
SITE DESIGN REVIEW
SECTIONS:
18.72.010
18.72.020
18.72.030
18.72.040
18.72.050
18.72.055
18.72.060
18.72.070
18.72.080
18.72.090
18.72.100
18.72.105
18.72.110
18.72.115
18.72.120
18.72.140
18.72.150
18.72.160
18.72.170
18.72.180

Purpose and Intent.
Definitions.
Applicability.
Approval Process.
Detail Site Review Zone.
Downtown Design Standards Zone.
Plans Required.
Criteria for Approval.
Site Design Standards.
Administrative Variance from Site Design and Use Standards.
Power to Amend Plans.
Expiration of Site Design Review Approval.
Landscaping Standards.
Recycling Requirements.
Controlled Access.
Light and Glare Performance Standards.
Review by Conservation Coordinator.
Landscaping Maintenance.
Development Standards for Disc Antennas.
Development Standards for Wireless Communication Facilities.

SECTION 18.72.010 Purpose and Intent.
The purpose and intent of this Chapter is to regulate the manner in which land in the City is
used and developed, to reduce adverse effects on surrounding property owners and the general
public, to create a business environment that is safe and comfortable, to further energy
conservation efforts within the City, to enhance the environment for walking, cycling, and mass
transit use, and ensure that high quality development is maintained throughout the City.

SECTION 18.72.020 Definitions.
The following terms are hereby defined as they apply to this chapter:
A. Accessory Equipment - All appurtenances defined in wireless communication facilities,
with the exception of the support structure and antennas.
B. Antenna - The device used to capture an incoming or to transmit an outgoing radiofrequency signal from wireless communication systems. Antennas include the following
types:
1. Omni-direction (whip) antenna - receives and transmits signals in a 360 degree pattern
2. Directional or Parabolic (panel or disk) Antenna - receives and transmits signals in a
directional pattern. They are typically rectangular in shape.
3. Microwave antennas - receives and transmits to link two telecommunication facilities
together by line of sight. They are typically circular or parabolic in shape and can be a

grid or solid material.
C. Collocation - The use of a single wireless communication facility by more than one wireless
communications provider.
D. Floor-Area Ratio (FAR) - The gross floor area of all buildings on a lot divided by the lot
area.
E. Infill - The development of more intensive land uses upon vacant or under-utilized sites.
F. Pre-existing structures - Structures in existence prior to an application for a wireless
communication facility installation.
G. Primary Orientation - Direction of the front of the building with the main entrance to the
public.
H. Wireless Communication Facilities - The site, structures, equipment and appurtenances
used to transmit, receive, distribute, provide or offer wireless telecommunications services.
This includes, but is not limited to antennas, poles, towers, cables, wires, conduits, ducts,
pedestals, vaults, buildings, electronics and switching equipment.
I.

Wireless Communications Systems - The sending and receiving of radio frequency
transmissions and the connection or relaying of these signals to land lines and other
sending and receiving stations, and including, but not limited to cellular radiotelephone,
personal communications services (PCS), enhanced/specialized mobile radio, and
commercial paging services, and any other technology which provides similar services.

J. Wireless Communications Support Structure - A structure used to support wireless
communications antennas and connecting appurtenances. The purpose of such structures
is to elevate an antenna above the surrounding terrain or structures and may be attached to
an existing building or other permanent structures or as a free-standing structure which may
include, but are not limited to monopole support structures and lattice support structures,
and may have supporting guyed wires and ground anchors.
1. Monopole - A support structure which consists of a single pole sunk into the ground or
attached to a foundation.
2. Lattice Tower - A support structure which consists of a network of cross braces that
forms a tower. These types of structures are primarily used for taller towers and require
a larger base than that of a monopole.
3. Alternative Structure - Man-made structures that, by design, camouflage or conceal the
presence of wireless communication facilities, such as clock towers, bell towers, church
steeples, water towers, light poles and similar alternative-design mounting structures.
(Ord 2802, S1 1997)

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.).
b.c.Mixed-use buildings containing commercial and residential uses in residential zoning
districts within the Pedestrian Place Overlay Zone.
c.d.Expansion of impervious surface area in excess of 10% of the area of the site or
1,000 square feet, whichever is less.
d.e.
Expansion of parking lots, relocation of parking spaces on a site, or other
changes which affect alters or affects circulation on adjacent property or a public
right-of-way.
e.f. 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.g. 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.
h. Any exterior change to a structure which requires a building permit, or includes the
installation of Public Art, which and 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.i. Mechanical equipment not otherwise exempt from site design review per Section
18.72.030(B).
j. Installation of wireless communication facilities in accordance with Section
18.72.180.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 which requires a building permit or includes the
installation of Public Art, and is 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).
e.f. Installation of wireless communication facilities in accordance with Section
18.72.180.B.
B. Exemptions. The following development is exempt from Site Design Review application and
procedure requirements provided that the development complies with applicable standards
as set forth by this Chapter.
1. Detached single family dwellings and associated accessory structures and uses.
2. Land divisions regulated by the following chapters: Partitioning (18.76), Subdivisions
(18.80), Manufactured Housing (18.84) and Performance Standards (18.88).
3. The following mechanical equipment:
a. Private, non-commercial radio and television antennas not exceeding a height of
seventy (70) feet above grade or thirty (30) feet above an existing structure,
whichever height is greater and provided no part of such antenna shall be within the
yards required by this Title. A building permit shall be required for any antenna mast,
or tower over fifty (50) feet above grade or thirty (30) feet above an existing structure
when the same is constructed on the roof of the structure.

Comment [h1]: Housekeeping edits for
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b. Not more than three (3) parabolic disc antennas, each under one (1) meter in
diameter, on any one lot or dwelling unit.
c. Roof-mounted solar collection devices in all zoning districts, with the exception of
Employment and Commercial zoned properties located within designated historic
districts. The devices shall comply with solar setback standards described in 18.70
and height requirements of the respective zoning district.
d. Installation of mechanical equipment not exempted by (a, b, c) above or (e) below,
and which is not visible from a public right-of-way or adjacent residentially zoned
property and consistent with other provisions of this Title, including solar access,
noise, and setback requirements of Section 18.68.140(c).
e. Routine maintenance and replacement of existing mechanical equipment in all
zones. (Ord 2951, amended, 07/01/2008)

SECTION 18.72.040 Approval Process.
Development subject to site design review shall be reviewed in accordance with the procedures
set forth in Chapter 18.108. (Ord 2951, amended, 07/01/2008)

SECTION 18.72.050 Detail Site Review Zone.
A. The Detail Site Review Zone is that area defined in the Site Design Standards adopted
pursuant to Section 18.72.080.
B. Any development in the Detail Site Review Zone as defined in the Site Review Standards
adopted pursuant to this chapterChapter, which exceeds 10,000 square feet or is longer
than 100 feet in length or width, shall be reviewed according to the Type 2 procedure.
C. Outside the Downtown Design Standards Zone, new buildings or expansions of existing
buildings in the Detail Site Review Zone shall conform to the following standards:
1. Buildings sharing a common wall or having walls touching at or above grade shall be
considered as one building.
2. Buildings shall not exceed a building footprint area of 45,000 square feet as measured
outside the exterior walls and including all interior courtyards. For the purpose of this
section an interior courtyard means a space bounded on three or more sides by walls
but not a roof.
3. Buildings shall not exceed a gross floor area of 45,000 square feet, including all interior
floor space, roof top parking, and outdoor retail and storage areas, with the following
exception:
Automobile parking areas located within the building footprint and in the basement shall
not count toward the total gross floor area.
4. Buildings shall not exceed a combined contiguous building length of 300 feet.
Inside the Downtown Design Standards Zone, new buildings or expansions of existing
buildings shall not exceed a building footprint area of 45,000 sq. ft. or a gross floor area
of 45,000 sq. ft., including roof top parking, with the following exception:
Automobile parking areas located within the building footprint and in the basement shall
not count toward the total gross floor area. (Ord 2951, amended, 07/01/2008; Ord 2900, amended, 09/16/2003)

SECTION 18.72.055 Downtown Design Standards Zone.
A. The Downtown Design Standards Zone is that area defined in the Site Design and Use

Standards Section VI, adopted pursuant to Section 18.72.080.
B. Development in the Downtown Design Standards Zone shall be subject to the Downtown
Design Standards. (Ord 2825 S2, 1998)

SECTION 18.72.060 Plans Required.
The following submittals shall be required in order to determine the project's compliance with
this Chapterchapter:
A site plan containing the following:
A. Project name.
B. Vicinity map.
C. Scale (the scale shall be at least one (1) inch equals fifty (50) feet or larger.) The Staff
Advisor may authorize different scales and plan sheet sizes for projects, provided the plans
provide sufficient information to clearly identify and evaluate the application request.
D. North arrow.
E. Date.
F. Street names and locations of all existing and proposed streets within or on the boundary of
the proposed development.
G. Lot layout with dimensions for all lot lines.
H. Zoning designations of the proposed development.
I. Zoning designations adjacent to the proposed development.
J. Location and use of all proposed and existing buildings, fences and structures within the
proposed development. Indicate which buildings are to remain and which are to be
removed.
K. Location and size of all public utilities in and adjacent to the proposed development with the
locations shown of:
1. Water lines and meter sizes.
2. Sewers, manholes and cleanouts.
3. Storm drainage and catch basins.
4. Opportunity-to-recycle site and solid waste receptacle, including proposed screening.
L. The proposed location of:
1. Connection to the City water system.
2. Connection to the City sewer system.
3. Connection to the City electric utility system.
4. The proposed method of drainage of the site.
M. Location of drainage ways or public utility easements in and adjacent to the proposed
development.
N. Location, size and use of all contemplated and existing public areas within the proposed
development.
O. All fire hydrants proposed to be located near the site and all fire hydrants proposed to be
located within the site.
P. A topographic map of the site at a contour interval of at least five (5) feet.
Q. Location of all parking areas and all parking spaces, ingress and egress on the site, and onsite circulation.
R. Use designations for all areas not covered by building.
S. Locations of all existing natural features including, but not limited to, any existing trees of a
caliber greater than six inches diameter at breast height, except in forested areas, and any

T.

U.
V.

W.

X.

natural drainage ways or creeks existing on the site, and any outcroppings of rocks,
boulders, etc. Indicate any contemplated modifications to a natural feature.
A landscape plan showing the location, type and variety, size and any other pertinent
features of the proposed landscaping and plantings. At time of installation, such plans shall
include a layout of irrigation facilities and ensure the plantings will continue to grow.
The elevations and locations of all proposed signs for the development.
For non-residential developments proposed on properties located in a Historic District, an
exterior wall section, window section and drawings of architectural details (e.g. column
width, cornice and base detail, relief and projection, etc.) drawn to a scale of three-fourths
(3/4) of an inch equals one (1) foot or larger.
Exterior elevations of all buildings to be proposed on the site. Such plans shall indicate the
material, color, texture, shape and other design features of the building, including all
mechanical devices. Elevations shall be submitted drawn to scale of one inch equals ten
feet or greater.
A written summary showing the following:
1. For commercial and industrial developments:
a. The square footage contained in the area proposed to be developed.
b. The percentage of the lot covered by structures.
c. The percentage of the lot covered by other impervious surfaces.
d. The total number of parking spaces.
e. The total square footage of all landscaped areas.
2. For residential developments:
a. The total square footage in the development.
b. The number of dwelling units in the development (include the units by the
number of bedrooms in each unit, e.g., ten one-bedroom, 25 two-bedroom, etc).
c. Percentage of lot coverage by:
i. Structures.
ii. Streets and roads.
iii. Recreation areas.
iv. Landscaping.
v. Parking areas.
3. For all developments, the following shall also be required: The method and type of
energy proposed to be used for heating, cooling and lighting of the building, and the
approximate annual amount of energy used per each source and the methods used to
make the approximation. (Ord 2951, amended, 07/01/2008)

SECTION 18.72.070 Criteria for Approval.
The following criteria shall be used to approve or deny an application:
A. All applicable City ordinances have been met or will be met by the proposed development.
B. All requirements of the Site Review Chapter have been met or will be met.
C. The development complies with the Site Design Standards adopted by the City Council for
implementation of this Chapterchapter.
D. That adequate capacity of City facilities for water, sewer, paved access to and through the
development, electricity, urban storm drainage, and adequate transportation can and will be
provided to and through the subject property. All improvements in the street right-of-way
shall comply with the Street Standards in Chapter 18.88, Performance Standards Options.
(Ord. 2655, 1991; Ord 2836 S6, 1999)

SECTION 18.72.080 Site Design Standards.
A. The Council may adopt standards by ordinance for site design and use. These standards
may contain:
1. Additional approval criteria for developments affected by this Chapterchapter.
2. Information and recommendations regarding project and unit design and layout,
landscaping, energy use and conservation, and other considerations regarding the site
design.
3. Interpretations of the intent and purpose of this Chapter chapter applied to specific
examples.
4. Other information or educational materials the Council deems advisable.
B. Before the Council may adopt or amend the guidelines, a public hearing must be held by the
Planning Commission and a recommendation and summary of the hearing forwarded to the
Council for its consideration.
C. The Site Design and Use Standards adopted by Ordinance No’s. 2690, 2800, 2825, 2900
and 3031, shall be applied as follows:
1. The Multi-family Residential Development Standards in Section II.B shall be applied to
the construction of attached single-family housing (e.g. town homes, condominiums, row
houses, etc.).
2. The Commercial, Employment, and Industrial Development standards in Section II.C.
shall be applied to non-residential development (e.g. public buildings, schools, etc.)
(Ord 2951, amended, 07/01/2008)

SECTION 18.72.090 Administrative Variance from Site Design and Use Standards.
An administrative variance to the requirements of this chapter may be granted with respect to
the requirements of the Site Design Standards adopted under section Section 18.72.080 if, on
the basis of the application, investigation and evidence submitted, all of the following
circumstances are found to exist:
A. There is a demonstrable difficulty in meeting the specific requirements of the Site Design
Standards due to a unique or unusual aspect of the proposed use of a site; B. Aapproval of
the variance will not substantially negatively impact adjacent properties; and C.
Aapproval of the variance is consistent with the stated purpose of the Site Design and
Use Chapter; and D.
Tthe variance requested is the minimum variance which would
alleviate the difficulty; or
B. Approval of the variance will not substantially negatively impact adjacent properties;
C. Approval of the variance is consistent with the stated purpose of the Site Design and Use
Chapter; and
D. The variance requested is the minimum variance which would alleviate the difficulty.
B. There is no demonstrable difficulty in meeting the specific requirements, but granting the
administrative variance will result in a design that equally or better achieves the stated
purpose(s) of the Site Design and Use Standards.

SECTION 18.72.100 Power to Amend Plans.
When approving an application the Planning Commission or the Staff Advisor may include any
or all of the following conditions if they find it necessary to meet the intent and purpose and the
criteria for approval:
A. Require the value of the landscaping to be above two percent, but not greater than five
percent of the total project costs as determined from the building permit valuation.
B. Require such modifications in the landscaping plan as will ensure proper screening and
aesthetic appearance.
C. Require plantings and ground cover to be predominant, not accessory, to other inorganic or
dead organic ground cover.
D. Require the retention of existing trees, rocks, water ponds or courses and other natural
features.
E. Require the retention and restoration of existing historically significant structures on the
project site.
F. Require the City Engineer's approval of a grading plan or drainage plan for a collection and
transmission of drainage.
G. Require the modification or revision of the design or remodeling of structures, signs,
accessory buildings, etc., to be consistent with the Site Design Standards.
H. Require the modification of the placement of any new structures, new accessory uses,
parking and landscaping on the project site to buffer adjacent uses from the possible
detrimental effects of the propose development.
I.

Restrict heights of new buildings or additions over 35 feet and increase setbacks up to 20
feet.

J. Require on-site fire hydrants with protective barricades.
K. Require the type and placement or shielding of lights for outdoor circulation and parking.
L. Require new developments to provide limited controlled access onto a major street by
means of traffic signals, traffic controls and turning islands, landscaping, or any other means
necessary to insure the viability, safety and integrity of the major street as a through
corridor.
M. Require pedestrian access, separate pedestrian paths, sidewalks and protection from
weather in new developments.
N. Require developments to provide access to improved City streets and, where possible,
provide access to the lower order street rather than a major collector or arterial street.
(Ord 2425 S2, 1987)

SECTION 18.72.105 Expiration of Site Design Review Approval.
Site design review approval granted under this Chapter chapter shall expire if no building permit
or public improvement plan for the project has been approved by the City within twelve (12)
months of site design review approval. (Ord 2951, added, 07/01/2008)

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
10% of total developed lot area
15% of total developed lot area

(Ord 2825 S3, 1998; Ord 3036, amended, 08/17/2010)

B. Location. Landscaping shall be located so that it is visible from public right-of-way or
provide buffering from adjacent uses. Landscaping shall be distributed in those areas where
it provides for visual and acoustical buffering, open space uses, shading and wind buffering,
and aesthetic qualities.
C. Irrigation. All landscaping plans shall either be irrigated or shall be certified that they can
be maintained and survive without artificial irrigation. If the plantings fail to survive, the
property owner shall replace them.
D. Parking Lots. Seven percent of all the parking lot area shall be landscaped. Such
landscaping shall consist of the proper mixture of deciduous trees and shrubs so that all of
the landscaped areas shall be covered within five years by a spreading evergreen ground
cover or by shrubs and shaded by the trees.
E. One street tree per 30 feet of frontage shall be required on all projects.

SECTION 18.72.115 Recycling Requirements.
All commercial and multi-family developments, requiring a site review as indicated in Section
18.72.040, shall provide an opportunity-to-recycle site for use of the project occupants.
A. 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.
B. Multi-Family Residential. All newly constructed multi-family 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:
1. Multi-family developments NOT sharing a common solid waste receptacle shall provide
an individual curbside recycling container for each dwelling unit in the development.
2. Multi-family 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 rightsof-way.

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 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
Croman Mill District Standards. (Ord 3036, added, 08/17/2010)

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.
(Ord 2951, amended, 07/01/2008)

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. (Ord 3034, amended, 08/17/10)

SECTION 18.72.150 Review by Conservation Coordinator.
A. Upon receiving an application for a Site Review, the Staff Advisor shall refer the application
to the Conservation Coordinator for comment.
B. Prior to final approval of a site plan, the Conservation Coordinator shall file an oral or written
report to be entered into the record of the proceedings consisting of:
1. An assessment of the energy use estimates by the applicant.
2. An assessment of the applicant's energy use strategies.
3. Recommendations to the applicant of cost-effective methods to further reduce energy
consumption, if any exist. (Ord 2689, 1992)

SECTION 18.72.160 Landscaping Maintenance.
A. All landscaped areas must be maintained in a weed-free condition.
B. All landscaped areas required by this Chapter chapter must be maintained according to the
approved landscaping plans. (Ord. 2228, 1982)
SECTION 18.72.170 Development Standards for Disc Antennas.
A. Building Permit Required. All disc antennas shall be subject to review and approval of the
building official where required by the Building Code.
B. Development Standards. All disc antennas shall be located, designed, constructed, treated
and maintained in accordance with the following standards:
1. Antennas shall be installed and maintained in compliance with the requirements of the
Building Code.
2. Disc antennas exceeding one (1) meter in diameter shall not be permitted on the roof,
except where there is no other location on the lot which provides access to receiving or
transmitting signals. In no case shall any part of any antenna be located more than ten
feet above the apex of the roof surface. Antennas mounted on the roof shall be located
in the least visible location as viewed from adjacent right-of-ways, and residential
structures in residential zones.
3. No more than one disc antenna shall be permitted on each tract of land.
4. Ground mounted disc antennas shall be erected or maintained to the rear of the main
building, except in those instances when the subject property is cul-de-sac or corner lot
where the side yard is larger than the rear yard, in which case the antenna may be
located in the side yard. Antennas shall not be located in any required setback area. No
portion of an antenna array shall extend beyond the property lines or into any front yard
area. Guy wires shall not be anchored within any front yard area but may be attached to
the building.
5. Antennas may be ground-mounted, free standing, or supported by guy wires, buildings,
or other structures in compliance with the manufacturer's structural specifications.
Ground-mounted antennas shall be any antenna with its base mounted directly in the
ground, even if such antenna is supported or attached to the wall of a building.
6. The antenna, including guy wires, supporting structures and accessory equipment, shall
be located and designed so as to minimize the visual impact on surrounding properties

and from public streets. Antennas shall be screened through the addition of architectural
features and/or landscaping that harmonize with the elements and characteristics of the
property. The materials used in constructing the antenna shall not be unnecessarily
bright, shiny, garish, or reflective. Whenever possible, disc antennas shall be
constructed out of mesh material and painted a color that will blend with the background.
7. Antennas shall meet all manufacturer's specifications. The mast or tower shall be noncombustible. Corrosive hardware, such as brackets, turnbuckles, clips and similar type
equipment if used, shall be protected by plating or otherwise to guard against corrosion.
8. Every antenna must be adequately grounded, for protection against a direct strike of
lightning, with an adequate ground wire. Ground wires shall be of the type approved by
the latest edition of the Electrical Code for grounding masts and lightning arrestors and
shall be installed in a mechanical manner, with as few bends as possible, maintaining a
clearance of at least two inches from combustible materials. Lightning arrestors shall be
used that are approved as safe by the Underwriters' Laboratories, Inc., and both sides of
the line must be adequately protected with proper arrestors to remove static charges
accumulated on the line. When lead-in conductors of polyethylene ribbon-type are used,
lightning arrestors must be installed in each conductor. When coaxial cable or shielded
twin lead is used for lead-in, suitable protection may be provided without lightning
arrestors by grounding the exterior metal sheath.
9. Antennas may contain no sign or graphic design as defined in the Ashland Sign Code,
even if the sign is permitted on the property. (Ord 2951, amended, 07/01/2008)

SECTION 18.72.180 Development Standards for Wireless Communication Facilities.
A. Purpose and Intent. - The purpose of this section is to establish standards that regulate the
placement, appearance and impact of wireless communication facilities, while providing
residents with the ability to access and adequately utilize the services that these facilities
support.
Because of the physical characteristics of wireless communication facilities, the impact
imposed by these facilities affect not only the neighboring residents, but the community as a
whole.
The standards are intended to ensure that the visual and aesthetic impacts of wireless
communication facilities are mitigated to the greatest extent possible, especially in or near
residential areas.
DB.

Applicability.

1. 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:
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CUP & SR
CUP &SR

CUP & SR
CUP & SR

2. Exemptions. Replacement of previously approved wireless communication facility
components are permitted outright with an approved building permit, and are allowed
without a Site Review or Conditional Use Permit as specified in the preceding
subsection, provided that these actions:.
a. Do not create an increase in the height of the facility more than ten feet; and
b. Conforms with the conditions of the previously approved planning action; and
b. Do not cause the facility to go out of conformance with the standards of Section
18.72.180.E.1.
BC.
Submittals. - In addition to the submittals required in section Section 18.72.060, the
following items shall be provided as part of the application for a wireless communication
facility.
1. A photo of each of the major components of a similar installation, including a photo
montage of the overall facility as proposed.
2. Exterior elevations of the proposed wireless communication facility (min 1"=10').
3. A set of manufacturers specifications of the support structure, antennas, and accessory
buildings with a listing of materials being proposed including colors of the exterior
materials.
4. A site plan indicating all structures, land uses and zoning designation within 150 feet of
the site boundaries, or 300 feet if the height of the structure is greater than 80 feet.
5. A map showing existing wireless communication facility sites operated by the applicant
within a 5 mile radius of the proposed site.
6. A collocation feasibility study that adequately indicates collocation efforts were made
and states the reasons collocation can or cannot occuraddressing the requirements of
Section 18.72.180.D.2.a.
7. A copy of the lease agreement for the proposed site showing that the agreement does
not preclude collocation.
8. Documentation detailing the general capacity of the tower in terms of the number and
type of antennas it is designed to accommodate.
9. Any other documentation the applicant feels is relevant to comply with the applicable
design standards.
10. Documentation that the applicant has held a local community meeting to inform
members of the surrounding area of the proposed wireless communication facility.
Documentation to include:
a. a copy of the mailing list to properties within 300' of the proposed facility.
b. a copy of the notice of community meeting, mailed one week prior to the meeting.
c. a copy of the newspaper ad placed in a local paper one week prior to the meeting.
d. a summary of issues raised during the meeting.
Design Standards. - All wireless communication facilities shall be located, designed,
CD.
constructed, treated and maintained in accordance with the following standards:
1. General Provisions
a. All facilities shall be installed and maintained in compliance with the requirements of
the Building Code. At the time of building permit application, written statements from
the Federal Aviation Administration (FAA), the Aeronautics Section of the Oregon
Department of Transportation, and the Federal Communication Commission that the
proposed wireless communication facility complies with regulations administered by
that agency, or that the facility is exempt from regulation.
b. All associated transmittal equipment must be housed in a building, above or below
ground level, which must be designed and landscaped to achieve minimal visual
impact with the surrounding environment.

c. Wireless communication facilities shall be exempted from height limitations imposed
in each zoning district.
d. WCF Wireless communication facilities shall be installed at the minimum height and
mass necessary for its intended use. A submittal verifying the proposed height and
mass shall be prepared by a licensed engineer.
e. In residential zoning districts, wireless communication facilities are only allowed on
existing structures greater than 45 feet in height. For the purposes of this section,
existing structures shall include the replacement of existing pole, mast or tower
structures (such as stadium light towers) for the combined purposes of their previous
use and wireless communication facilities.
f. In the Downtown Commercial zoning district (C-1-D), wireless communication
facilities permitted on existing structures with a height greater than 50 feet.
g. With the exception of the C-1-D zoning district as described above, wireless
communication facilities are prohibited in the Historic Districts, as defined in the
Comprehensive Plan.
h. e. Lattice towers are prohibited as freestanding wireless communication support
structures.
ei. Signage for wireless communication facilities shall consist of a maximum of two nonilluminated signs, with a maximum of two square feet each stating the name of the
facility operator and a contact phone number.
fk. Applicant is required to remove all equipment and structures from the site and return
the site to its original condition, or condition as approved by the Staff Advisor, if the
facility is abandoned for a period greater than six months. Removal and restoration
must occur within 90 days of the end of the six month period.
2. Preferred Designs. The following preferred designs are a stepped hierarchy, and the
standards shall be applied in succession from subsection a to e, with the previous
standard exhausted before moving to the following design alternative. For the purposes
of this section, feasible is defined as capable of being done, executed or effected, and a
demonstration of feasibility requires a substantial showing that a preferred design can or
cannot be accomplished.
a. Where possible, the use of existing WCF sites for new installations shall be
encouraged. Collocation of new facilities on existing facilities shall be the preferred
option.Collocation. Where technically feasible, collocate new facilities on existing
structures with wireless communication facilities in place or on existing towers to
minimize the total number of towers throughout the city.
The collocation feasibility study shall: 1) document that alternative sites within a
radius of ### feet have been considered and are technologically unfeasible or
unavailable; 2) demonstrate that a reasonable effort was made to locate collocation
sites that meet the applicant’s service coverage area needs; and 3) the reasons
collocation can or cannot occur.
The study must demonstrate that collocation is not feasible by showing that one or
more of the following conditions exists before proceeding with the next available
design option in Section 18.72.180.D.2.b.
i. a significant service gap in coverage area
ii. sufficient height cannot be achieved by modifying existing structures or towers
iii. structural support limitations
iv. lack of available space
v. collocation would result in electronic, electromagnetic, obstruction or other radio
frequency interference.

Comment [h5]: This language was a footnote to
the original table in 18.72.180.B that appears to have
been unintentionally deleted in the 2007.

b. Attached to Existing Structure. If (a) above is not feasible, WCF wireless
communication facilities shall be attached to pre-existing structures, when feasible.
c. Alternative Structure. If (a) or (b) above are not feasible, alternative structures shall
be used with design features that conceal, camouflage or mitigate the visual impacts
created by the proposed WCFwireless communication facilities.
d. Freestanding Support Structure. If (a), (b), or (c) listed above are not feasible, a
monopole design shall be used with the attached antennas positioned in a vertical
manner to lessens the visual impact compared to the antennas in a platform design.
Platform designs shall be used only if it is shown that the use of an alternate
attached antenna design is not feasible.
e. Lattice towers are prohibited as freestanding wireless communication support
structures.
3. Landscaping. The following standards apply to all WCF wireless communication facilities
with any primary or accessory equipment located on the ground and visible from a
residential use or the public right-of-way.
a. Vegetation and materials shall be selected and sited to produce a drought resistant
landscaped area.
b. The perimeter of the WCF wirelesss communication facilities shall be enclosed with
a security fence or wall. Such barriers shall be landscaped in a manner that provides
a natural sight obscuring screen around the barrier to a minimum height of six feet.
c. The outer perimeter of the WCF wireless communication facilities shall have a 10
foot landscaped buffer zone.
d. The landscaped area shall be irrigated and maintained to provide for proper growth
and health of the vegetation.
e. One tree shall be required per 20 feet of the landscape buffer zone to provide a
continuous canopy around the perimeter of the WCFwireless communication
facilities. Each tree shall have a caliper of 2 inches, measured at breast height, at the
time of planting.
4. Visual Impacts
a. Antennas, if attached to a pre-existing or alternative structure shall be integrated into
the existing building architecturally and, to the greatest extent possible, shall not
exceed the height of the pre-existing or alternative structure.
b. Wireless communication facilities shall be located in the area of minimal visual
impact within the site which will allow the facility to function consistent with its
purpose.
c. Antennas, if attached to a pre-existing or alternative structure shall have a nonreflective finish and color that blends with the color and design of the structure to
which it is attached.
d. WCF, in any zone, must be set back from any residential zone a distance equal to
twice its overall height. The setback requirement may be reduced if, as determined
by the Hearing Authority, it can be demonstrated through findings of fact that
increased mitigation of visual impact can be achieved within of the setback area.
Underground accessory equipment is not subject to the setback requirement.
e. Exterior lighting for a WCF wireless communication facility is permitted only when
required by a federal or state authority.
f. All wireless communication support structures must have a non-reflective finish and
color that will mitigate visual impact, unless otherwise required by other government
agencies.
g. Should it be deemed necessary by the Hearing Authority for the mitigation of visual
impact of the WCFwireless communication facility, additional design measures may
be required. These may include, but are not limited to: additional camouflage

materials and designs, facades, specific colors and materials, masking, shielding
techniques.
5. Collocation standards
a. Each addition of an antenna to an existing WCF requires a building permit, unless
the additional antenna increases the height of the facility more than ten feet.
b. Addition of antennas to an existing WCF that increases the overall height of the
facility more than ten feet is subject to a site review. (Ord 2802, S3 1997)
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:
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C. Com
mmercial, Employm
ment, and Industrial Develop
pment
Comm
mercial and
d employme
ent develop
pments shou
uld have a positive im
mpact upon
n the
streetscape. Forr example, buildings made of una
adorned con
ncrete block or painted with
olors used to
t attract atttention can create an undesirable
e effect upon
n the
bright primary co
streetscape.
Landscaping and
d site design
n for comme
ercial and employment zones is somewhat diffferent
from that require
ed for reside
ential zones.. The requirement for outdoor
o
spacces is, of co
ourse,
much
h less. The primary
p
funcction is to im
mprove the project’s
p
app
pearance, en
nhance the City’s
C
streetscape, lesssen the visua
al and clima
atic impact of
o parking arreas, and to screen adja
acent
reside
ential uses from
f
the advverse impactts which com
mmercial use
es may caus
se.
One area in whicch Ashland’s commercial differs fro
om that seen in many other
o
cities is the
relatio
onship betw
ween the street,
s
buildiings, parkin
ng areas, and
a
landsca
aping. The most
comm
mon form off modern co
ommercial developmen
d
t is the placcement of a small bufffer of
lands
scaping betw
ween the strreet and the
e parking are
ea, with the
e building be
ehind the pa
arking
area at the rear of
o the parcel with loading
g areas behiind the build
ding. This myy be desirab
ble for
the commercial
use becaus
c
se it gives the appearrance of am
mple parking
g for custom
mers,
howe
ever, the effe
ect on the streetscape
s
is less than
n desirable because
b
the
e result is a hast
hot, open,
o
parkin
ng area whicch is not only unsightly but
b results in a develop
pment form which
w
the City
C discourages.
The alternative desired in Ashland is to design the site so that it makes
m
a positive
contrribution to the
t
streetsc
cape and enhances
e
p
pedestrian
a
and
bicycle
e traffic. Th
his is
accom
mplished thrrough the following three
e level review
w process.
The following
f
development standards
s
ap
pply to manufacturing and
a commerrcial zones. Their
applic
cation depends on wha
at area of th
he City the property
p
is located. Gen
nerally spea
aking,
areass that are vis
sible from highly traveled
d arterial strreets, and th
hat are in the
e Historic Dis
strict,
are held
h
to a hig
gher develop
pment stand
dard than projects that are in indus
strial parks. This
differrence is deta
ailed by the
e maps, which delineate
e a Detail site Review Zone.
Z
Prope
erties
outsid
de the zone
e only have to comply with
w Basic Site
S Review Standards, while projec
cts in
the Zone
Z
have to
o comply with
h both Basicc and Detail Site Review
w Standards.

B
Site Review
R
Sta
andards
II-C-1 Basic

APPROV
VAL STANDA
ARDS
Developme
ent in all com
mmercial and
d employmen
nt zones
shall conform to the folllowing deve
elopment stan
ndards:

1a)
II-C-1

Orien
ntation and Scale
1. Buildings
B
sha
all have their primary orientation
o
to
oward the street
s
rather than
th
he parking area.
a
Building entrances
s shall be orriented toward the street and
shall be acce
essed from a public side
ewalk. Wherre buildings are located on a
co
orner lot, the
e entrance shall
s
be oriented toward
d the higher order street or to
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th
he lot corne
er at the intersection off the streetss. Public sid
dewalks sha
all be
provided adja
acent to a pu
ublic street along
a
the street frontage
e. Buildings shall
be located as
a close to
o the interssection corn
ner as praccticable. (Am
mended
Seeptember 23, 20003 Ordinance # 2900)

2.

Building
B
entra
ances shall be located within
w
20 fee
et of the public right of way
w to
which
w
they are
a required
d to be orie
ented. Exce
eptions may
y be granted for
to
opographic constraints,
c
lot configurration, desig
gns where a greater settback
re
esults in an improved access
a
or fo
or sites with
h multiple bu
uildings, suc
ch as
shopping cen
nters, where
e this standa
ard is met byy other buildings. Autom
mobile
all not be allo
owed between the building and the rightcirculation or parking sha
of-way. The entrance
e
shall be designed to be clearly visible
e, functional, and
shall be open
n to the public during all business ho
ours. (Amendeed September 233, 2003
Ordinance
O
# 29000)

3.

These
T
requirrements ma
ay be waive
ed if the building is not
n accesse
ed by
pedestrians, such as wa
arehouses and
a
industria
al buildings without atta
ached
offices, and automotive
a
service stattions. (Amendeed September 23,
2 2003 Ordinaance #
29900)

1b)
II-C-1

Streetscape
One street
s
tree ch
hosen from the
t street tre
ee list shall be
b placed for each 30 feet of
fronta
age for that portion
p
of the
e developme
ent fronting the
t street.

II-C-1
1c)

Lands
scaping
1. Landscaping shall be designed so th
hat 50% cov
verage occurs after one year
and 90% cov
verage occurrs after 5 yea
ars.
2. Landscaping design sha
all utilize a variety
v
of low water use
e and decid
duous
and evergree
en trees and shrubs and flowering pllant species.
3. Buildings
B
adjacent to stre
eets shall be
e buffered by
b landscape
ed areas at least
10 feet in width,
w
excep
pt in the As
shland Histo
oric District and Detail Site
Review
R
Zone
e. Outdoor storage are
eas shall be
e screened from view from
adjacent public rights-of-way, exceptt in M-1 zone
es. Loading facilities sha
all be
screened and
d buffered when
w
adjacen
nt to residen
ntially zoned land.
4. Irrrigation systtems shall be
b installed to
o assure lan
ndscaping su
uccess.
5. Efforts
E
shall be
b made to save as ma
any existing healthy tree
es and shrub
bs on
th
he site as po
ossible.

II-C-1
1d)

Parking
P
areass shall be located behind buildings or
o on one orr both sides.
1. Parking
2. Parking
P
area
as shall be shaded
s
by deciduous
d
trrees, buffere
ed from adja
acent
non-residential uses and screened frrom non-resiidential usess.

II-C-1
1e)

Desig
gnated Cree
ek Protectio
on
1. Designated
D
creek prote
ection areass shall be considered positive de
esign
elements and
d incorporate
ed in the ove
erall design of
o a given project.
2. Native
N
riparia
an plan mate
erials shall be planted in and adjacent to the cre
eek to
enhance the creek habita
at.

II-C-1
1f)

Noise
e and Glare
Special attention to glare (AM
MC 18.72.11
10) and noisse (AMC 9.0
08.170(c) & AMC
175) shall be
b considere
ed in the prroject design
n to insure compliance
e with
9.08.1
these standards.
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II-C-1
1g)

Expan
nsions of Existing
E
Site
es and Build
dings
For siites which do
d not confo
orm to these
e requirements, an equal percentag
ge of
the siite must be made to comply
c
with these stand
dards as th
he percentag
ge of
buildin
ng expansio
on, e.g., if a building are
ea is expand
ded by 25%, then 25% of
o the
site must
m
be brought up to the
e standards required by this docume
ent.
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II-C-2 Detail
D
Site Review
R
APPROV
VAL STANDA
ARDS
Dev
velopments that
t
are within the Detaill Site Review
w Zone shall,
in ad
ddition to com
mplying with
h the standarrds for Basic
c Site Review
w,
co
onform to the
e following standards:
s

2a)
II-C-2

Orien
ntation and Scale
1. Development
D
ts shall have
e a minimum
m Floor Area
a Ratio (FAR
R) of .50 .35
5 and
shall not exce
eed a maxim
mum Floor Area
A
Ratio of
o .5 for all areas
a
outside the
Historic
H
District. Plazas and
a pedestria
an areas shall count as floor area fo
or the
purposes of meeting the
e minimum Floor
F
Area RatioFAR.
R
T develop
The
pment
shall achieve
e the required minimum
m FAR, or provide
p
a shadow plan
n that
demonstratess how deve
elopment ma
ay be intenssified over time
t
to mee
et the
re
equired minimum FAR.
2. Building
B
fronttages greate
er than 100 feet in lengtth shall have
e offsets, jog
gs, or
have other distinctive cha
anges in the
e building faç
çade.
3. Any
A
wall whiich is within
n 30 feet off the street, plaza or other public open
space shall contain
c
at least 20% of the
t wall area facing the
e street in dis
splay
areas, windows, or doorw
ways. Windo
ows must allow view into working areas
a
or lobbies, pe
edestrian en
ntrances or displays
d
area
as. Blank wa
alls within 30
0 feet
of the street are
a prohibite
ed. Up to 40
0% of the len
ngth of the building
b
perim
meter
can be exem
mpted for th
his standard
d if oriented
d toward loa
ading or se
ervice
areas.
4. Buildings
B
sha
all incorporate lighting and changes in mass, su
urface or finiish to
give emphasis to entrancces.
5. In
nfill or buildings, adjace
ent to public sidewalkss, in existing
g parking lo
ots is
encouraged and
a desirablle.
B
sha
all incorpora
ate arcades, roofs, alcovves, porticoes, and awn
nings
6. Buildings
th
hat protect pedestrians
p
f
from
the rain
n and sun.

2b)
II-C-2

Streetscape
1. Hardscape
H
(p
paving mate
erial) shall be
b utilized to designate
e “people” areas.
a
Sample
S
mate
erials could
d be unit masonry,
m
sco
ored and colored
c
conccrete,
grasscrete, or
o combinatio
ons of the ab
bove.
2. A building sh
hall be setba
ack not morre than 5 20
0 feet from a public side
ewalk
unless the area is used for pedestrrian activitiess such as plazas
p
or ou
utside
eating areas. This stand
dard shall apply to both
h street fron
ntages on corner
lo
ots. If more than one sttructure is proposed
p
forr a site, at least
l
65% of
o the
aggregate bu
uilding fronta
age shall be within 5 20 feet of the sidewalk.
s
(Am
mended
Seeptember 23, 20003 Ordinance # 2900)

II-C-2
2c)
Parking and On-site Circula
ation
Prote
ected raised walkways shall be insta
alled through
h parking are
eas of 50 or more space
es or
more
e than 100 fe
eet in averag
ge width or depth.
d
1. Parking
P
lots with
w 50 spacces or more shall be divided into sep
parate areas
s and
divided by landscaped areas
a
or walkways at least 10 feet in width, or by a
building or grroup of buildings.
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3.

Development
D
ts of one accre or more must provid
de a pedestrian and bicycle
circulation pla
an for the site. One-site pedestrian walkways must
m
be lightted to
a level where
e the system
m can be use
ed at night by
b employee
es, residentss and
customers. Pedestrian
P
w
walkways
sha
all be directly linked to entrances
e
and to
th
he internal circulation of the building
g.

Comment [h1
1]: moved to Pedeestrian Circulation
section of Ch. 188.92

II-C-2
2d2c) Buffe
ering and Sc
creening
1. Landscape buffers
b
and screening shall be loc
cated betwe
een incompa
atible
uses on an adjacent
a
lot. Those buffe
ers can cons
sist or either plant materrial or
building mate
erials and mu
ust be comp
patible with proposed
p
buildings.
2. Parking
P
lots shall be buffered
b
from the main
n street, crross streets and
screened from
m residentia
ally zoned lan
nd.
II-C-2
2e)

Lighting
Lightin
ng shall inclu
ude adequate lights thatt are scaled for pedestrians by
includ
ding light standards or placements of no greater than 14 feet in height
along pedestrian pathways.

2f2d) Building Materia
als
II-C-2
B
sh
hall include
e changes in relief such
s
as cornices,
c
ba
ases,
1. Buildings
fe
enestration, fluted masonry, for at le
east 15% of the
t exterior wall
w area.
2. Bright
B
or ne
eon paint co
olors used extensively to attract attention to
o the
building or use
u
are prohibited. Buildings may not incorpo
orate glass as a
majority
m
of the building skkin.
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Comment [h2
2]: moved to Pedeestrian Circulation
section of Ch. 188.92

D
Detail
Sitte Review
w Zone

North Main, Historiic Districtt and Oak Street

D
Detail
Sitte Review
w Zone
Ashland S
Site Design & Use Standarrds
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Siskiyo
ou Boulevvard, Ashland Street and Waalker Aven
nue

D
Detail
Sitte Review
w Zone
Ashland S
Site Design & Use Standarrds
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Ashland
d Street and Tolmaan Creek Road
R

D
Detail
Sitte Review
w Zone
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Crow
wson Roaad

II-C-3 Additional
A
Standards
S
for Large Scale Projjects
APPROV
VAL STANDA
ARDS
Develop
pments (1) In
nvolving a grross floor are
ea in excess
s of 10,000 sq
q. ft.
or a bu
uilding fronta
age in excess
s of 100 feet in length , (2
2) located wiithin
the Detail
D
Site Re
eview Zone, shall, in add
dition to com
mplying to the
e
stan
ndards for Basic
B
and Detail Site revie
ew, shall con
nform to the
follow
wing standard
ds:

3a)
II-C-3

Orien
ntation and Scale
1. Development
D
ts shall divid
de large buillding masse
es into heigh
hts and sizess that
re
elate to human scale by incorporating chan
nges in building masse
es or
direction, sh
heltering roo
ofs, a distinct pattern of division
ns on surfa
aces,
windows,
w
tree
es, and sma
all scale lightting.
2. Outside
O
of the Downto
own Design
n Standards
s Zone, ne
ew building
gs or
expansions of
o existing bu
uildings in th
he Detail Site
e Review Zo
one shall con
nform
to
o the followin
ng standardss: (Amended Seeptember 23, 20003 Ordinance # 2900)
a. Buildings sharring a comm
mon wall or having walls touching at or
abo
ove grade shall
s
be conssidered as one
o building.
b. Buildings shalll not excee
ed a buildin
ng footprint area of 45
5,000
uare feet as
a measure
ed outside of the extterior walls and
squ
inc
cluding all interior courty
yards. For th
he purpose of
o this sectio
on an
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inte
erior courtya
ard means a space bounded on thre
ee or more sides
by walls but no
ot a roof.
c. Buildings shall not excee
ed a gross floor
f
area of
o 45,000 sq
quare
et, including all interior floor space, roof
r
top park
king, and outdoor
fee
rettail and stora
age areas, with
w the follow
wing exception:
Automobile pa
arking areas located with
hin the build
ding footprint and
in the baseme
ent shall not count toward the total gross floor area.
For the purpos
se of this se
ection, base
ement mean
ns any floor level
below the first story in a building.
b
Firs
st story shall have the same
s
me
eaning as provided in the
e building co
ode.
d. Buildings shalll not exceed
d a combine
ed contiguou
us building le
ength
of 300 feet.
In
nside the Do
owntown De
esign Standa
ards Zone, new
n
building
gs or expansions
of existing buildings
b
sha
all not exce
eed a building footprintt area of 45
5,000
square feet or
o a gross floor
f
area off 45,000 square feet, in
ncluding roo
of top
parking, with the following
g exception::

3.

4.

Automobile
A
p
parking
area
as locate within
w
the bu
uilding foot print and in
n the
basement shall not coun
nt toward the
e total gross
s floor area. For the purrpose
of this sectio
on, basemen
nt means any floor level below the first story
y in a
building. Firstt story shall have the sa
ame meaning as provide
ed in the building
co
ode.
Buildings
B
nott connected by a commo
on wall shall be separatted by a disttance
equal to the height
h
of the
e tallest build
ding. If build
dings are mo
ore than 240
0 feet
in
n length, the separation shall be 60 feet.
f
All
A on-site cirrculation sys
stems shall incorporate
e streetscape
e which inclludes
curbs, sidewa
alks, pedestrian scale lig
ght standard
ds and streett trees.
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Comment [h3
3]: moved to Vehiicular Circulation
section of Ch. 188.92

II-C-3
3b)

Public
c Spaces
1. One
O
square foot of plaz
za or publicc space sha
all be requirred for everry 10
square feet of
o gross floorr area.
2. A plaza or public
p
space
es shall inccorporate att least 4 off the 6 follo
owing
elements:
a. Sitting Space – at least on
ne sitting spa
ace for each
h 500 square
e feet
sha
all be includ
ded in the plaza. Seatin
ng shall be a minimum of 16
inc
ches in heigh
ht and 30 inc
ches in width
h. Ledge benches shall have
a minimum
m
dep
pth of 30 inc
ches.
b. A mixture
m
of arreas that pro
ovide both su
unlight & sha
ade.
c. Pro
otection from
m wind by sc
creens and buildings.
b
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d. Tre
ees – provided in proporrtion to the space
s
at a minimum
m
of 1 tree
per 500 square
e feet, at lea
ast 2 inches in diameter at breast he
eight.
e. Wa
ater features
s or public arrt.
f. Ou
utdoor eating
g areas or fo
ood vendors..
3c)
II-C-3

Trans
sit Amenitie
es
Transsit amenitiess, bus sheltters, pullouts, and desiignated bike
e lanes sha
all be
requirred in acco
ordance with the City’s Transporrtation Plan and guide
elines
established by the
e Rogue Vallley Transpo
ortation Distrrict.

II-C-3
3d)

Recyc
cling
Recyccling areas shall
s
be provvided at all developmentts.
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D. Parking Lot Landscap
L
ping and Screening
S
Standard
ds
APPROV
VAL STANDA
ARDS
A parking lo
All
ots, which forr purposes of
o this sectio
on include
arreas of vehic
cle maneuverring, parking
g, and loading, shall be
lan
ndscaped an
nd screened as follows:

II-D-1 De
esign Green
n Surface Parking
P
Parking areas shall be designe
ed to minim
mize the ad
dverse envirronmental and
a
microclim
matic
impacts of
o surface pa
arking through design and material selection. All
A parking areas of more
e than
seven pa
arking space
es shall me
eet the follow
wing standa
ards, and co
omply with the
t
with the
e OffStreet Pa
arking Chaptter 18.92.
1. U
Use at least one of the following
f
strrategies for the
t surface parking are
ea, or put 50
0% of
parking underground.
a. Use light colored pa
aving materials with a high
h
solar reflectance
r
(Solar Refle
ective
Index (SR
RI) of at least 29) to red
duce heat absorption
a
fo
or a minimum of 50% of
o the
parking area surface.
b. Provide porous
p
solid surfacing orr an open grrid pavemen
nt system tha
at is at least 50%
pervious for
f a minimu
um of 50% of
o the parking
g area surface.
c. Provide at
a least 50% shade from tree canopy
y over the surface lot wiithin five yea
ars of
project oc
ccupancy.
2. Design
D
parkin
ng lots and other
o
hard su
urface areass in a way th
hat captures and treats runoff
r
w landscap
with
ped medians
s and swales
s.

Comment [h4
4]: moved from Croman Mill
District Green Development Stand
dards

II-D-2 Landscape
L
Standards
s
1.
2.

3.
4.
5.
6.

Parking lot landscap
ping shall co
onsist of a minimum
m
of 7% of the to
otal parking area
plus a ratio of 1 tree for each 7 parking
p
spacces to create
e a canopy effect.
e
The tree
e species sh
hall be an appropriate large canopied shade tree and sha
all be
selected from the strreet tree list to avoid roo
ot damage to
o pavement and utilities, and
damage from droppings to parke
ed cars and pedestrians.
The tree shall be pla
anted in a la
andscaped area
a
such th
hat the tree bole is at le
east 2
feet from
m any curb orr paved area
a.
The land
dscaped are
ea shall be planted with shrubs an
nd/or living ground cov
ver to
assure 50% coverag
ge within 1 ye
ear and 90%
% within 5 ye
ears.
The land
dscaped are
ea shall be distributed
d
th
hroughout th
he parking area
a
and pa
arking
perimete
er at the requ
uired ratio.
That porrtion of a req
quired landsscaped yard
d, buffer strip
p or screening strip abu
utting
parking stalls
s
may be
b counted toward
t
required parking lot landsca
aping but only for
those sta
alls abutting
g landscapin
ng as long as
a the tree species,
s
livin
ng plant ma
aterial
coverage
e and place
ement distrib
bution criterria are also met. Front or exterior yard
landscap
ping may not be substitu
uted for the interior land
dscaping req
quired for interior
parking stalls.
s
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Comment [h5
5]: moved up from
m below, wording
is unchanged

II-D-1 3 Screenin
ng at Requiired Yards
1.
2.
3.
4.

Parking abutting
a
a re
equired landsscaped front yard or extterior yard sh
hall incorporrate
a sight obstructing he
edge screen
n into the req
quired landscaped yard.
The scre
een shall gro
ow to be at le
east 36 inche
es higher tha
an the finish
hed grade of the
parking area,
a
exceptt for required
d vision clearance areass.
The scre
een height may
m be achieved by a combination off earth moun
nding and plant
materialss.
Elevated
d parking lotss shall scree
en both the parking
p
and the
t retaining
g walls.

II-D-2 4 Screenin
ng Abutting
g Property Lines
Parking abuttting a property line shall be screene
P
ed by a 5 foo
ot landscape
ed strip. Where a
buffer betwee
en zones is required, th
he screening
g shall be in
ncorporated into the required
buffer strip, and
a will not be
b an additio
onal requirem
ment.

II-D-3 Landscape
L
Standards
s
1.
2.

3.
4.
5.
6.

Parking lot landscap
ping shall co
onsist of a minimum
m
of 7% of the to
otal parking area
plus a ratio of 1 tree for each 7 parking
p
spacces to create
e a canopy effect.
e
The tree
e species sh
hall be an appropriate large canopied shade tree and sha
all be
selected from the strreet tree list to avoid roo
ot damage to
o pavement and utilities, and
damage from droppings to parke
ed cars and pedestrians.
The tree shall be pla
anted in a la
andscaped area
a
such th
hat the tree bole is at le
east 2
feet from
m any curb orr paved area
a.
The land
dscaped are
ea shall be planted with shrubs an
nd/or living ground cov
ver to
assure 50% coverag
ge within 1 ye
ear and 90%
% within 5 ye
ears.
The land
dscaped are
ea shall be distributed
d
th
hroughout th
he parking area
a
and pa
arking
perimete
er at the requ
uired ratio.
That porrtion of a req
quired landsscaped yard
d, buffer strip
p or screening strip abu
utting
parking stalls
s
may be
b counted toward
t
required parking lot landsca
aping but only for
those sta
alls abutting
g landscapin
ng as long as
a the tree species,
s
livin
ng plant ma
aterial
coverage
e and place
ement distrib
bution criterria are also met. Front or exterior yard
landscap
ping may not be substitu
uted for the interior land
dscaping req
quired for interior
parking stalls.
s

II-D-4
4 5 Resid
dential Scre
eening
Parking areas
a
adjace
ent to residen
ntial dwelling
gs shall be setback
s
at le
east 8 feet fro
om
the buildin
ng, and shalll provide a continuous
c
hedge
h
scree
en.

II-D-5
5 6 Hedge
e Screenin
ng
The requiired hedge screen
s
shall be installed as follows:
1. Everg
green shrub
bs shall be planted so that 50% of the desired screenin
ng is
achie
eved within 2 years and 100% within
n 4 years.
2. Living
g groundcov
ver in the screen strip sh
hall be planted such thatt 100% cove
erage
is ach
hieved within
n 2 years.
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II-D-6
6 7 Otherr Screening
g
Other Scrreening and buffering sh
hall be provid
ded as follow
ws:
Refuse Container
C
Sccreen: Refusse containers or dispossal areas sh
hall be scre
eened
from view
w by placeme
ent of a solid
d wood fencce or masonrry wall fro fiv
ve to eight fe
eet in
height. All refuse matterials shall be
b contained
d within the refuse area..
Service Corridor
C
Sccreen: When adjacent to residen
ntial uses, commercial and
industrial service corridors shall be screen
ned. Siting and
a
design of such se
ervice
areas sha
all reduce the adverse effects of nois
se, odor and
d visual cluttter upon adja
acent
residentia
al uses.
Light and Glare Screen: Artificial lighting sha
all be so arra
anged and constructed
c
as to
not produ
uce direct gla
are on adjaccent residenttial propertie
es or streets..
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B. Dessign Stand
dards
The Croman Mill District De
esign Standa
ards provide
e specific re
equirements for the phy
ysical
orientation, uses and arrangement of bu
uildings; the manageme
ent of parking; and acce
ess to
development parrcels. Develo
opment located in the Crroman Mill District
D
shall be designed
d and
consttructed conssistent with the followin
ng Design Standards.
S
Additional
A
d
design
stand
dards
applyy and are sp
pecified for development
d
ts located ad
djacent to an Active Edg
ge Street, or that
are lo
ocated within
n the NC, MU
M and OE overlay
o
zone
es. A site layyout, landsc
caping or building
desig
gn in a mann
ner inconsisstent with the Croman Mill
M District Design
D
Stan
ndards requires a
minor amendmen
nt in accorda
ance with Se
ection 18.53.020.B.

VIII-B
B-1 Orienta
ation and Scale
1. Buildings
B
sha
all have theiir primary orientation to
oward the sttreet rather than the pa
arking
area. Building
g entrances shall be oriented towarrd the street and shall be
b accessed from
a public sidew
walk. All fro
ont doors mu
ust face stre
eets and walkways. Whe
ere buildings are
lo
ocated on a corner lot, the
t entrance
e shall be orriented towa
ard the highe
er order stre
eet or
to
o the lot corner at the in
ntersection of
o the streets. Buildings shall be loccated as clo
ose to
th
he intersection corner as
a practicable. Public sid
dewalks sha
all be provid
ded adjacentt to a
public street along
a
the strreet frontage
e.
2. Building
B
entra
ances shall be
b located within
w
ten fee
et of the pub
blic right of way
w to which
h they
are required to be orientted. Exceptio
ons may be
e granted forr topographiic constraintts, lot
co
onfiguration, designs wh
here a greater setback results
r
in an improved access or for sites
w multiple buildings wh
with
here this sta
andard is me
et by other buildings.
b
Th
he entrance shall
be designed to be clearly visible, fu
unctional and shall be open
o
to the public durin
ng all
business hou
urs.
3. Automobile
A
circulation or parking sha
all not be allo
owed between the building and the rightoff-way.
4. These
T
requirements may
y be waived
d if the build
ding is not along
a
an Acctive Edge Street
S
and is not acc
cessed by pedestrians,
p
such as warrehouses an
nd industrial buildings wiithout
atttached offic
ces.
5. Buildings
B
shall incorporrate lighting and chang
ges in masss, surface or finish giving
g
emphasis to entrances.
e
Additional Orientation and
d Scale Sttandards fo
or Developm
ments Adja
acent to Active
A
Edge
e Streets, orr Within NC
C, MU and OE
O Overlays
s:
6. B
Building fronttages greate
er than 100 feet in lengtth shall have offsets, jo
ogs or have other
distinctive cha
anges in the
e building faççade.
7. Buildings
B
sha
all incorpora
ate arcades, roofs, alcovves, porticoes and awn
nings that prrotect
pedestrians from the rain
n and sun.
B
sha
all incorporate display areas,
a
windo
ows and doo
orways as fo
ollows. Wind
dows
8. Buildings
m
must
allow view into worrking areas or lobbies, pedestrian entrances
e
or displays areas.
a
B
Blank
walls within
w
30 feett of the stree
et are prohib
bited.
a. For Build
dings Within the NC, MU and OE
O Overlays
s and Not Adjacent to
t an
Active Ed
dge Street. Any wall which
w
is with
hin 30 feet of the stree
et, plaza or other
public open space shall contain at least 20
0% of the wall
w area fac
cing the stre
eet in
display areas,
a
windo
ows, or doo
orways. Up to 40% off the length
h of the building
perimeterr can be exempted for this standard if oriente
ed toward lo
oading or se
ervice
areas.
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b. For Buildings Adjjacent to Active Ed
dge
A least 50%
% of the first--floor façade
e is
Streets. At
comprised
d of transparent opening
gs (clear gla
ass)
between three
t
and eight feet abo
ove grade.

B-2 Parking
g Areas and
d On-site Circulation
VIII-B
1. Primary
P
parkking areas shall be lo
ocated beh
hind
buildings with
h limited pa
arking on on
ne side of the
building.
2. Parking
P
areas
s shall be sh
haded by de
eciduous tre
ees,
buffered from
m adjacent non-residen
ntial uses and
a
m non-reside
ential uses.
sccreened from
3. Parking
P
are
eas shall meet the Parking Lot
Landscaping and Screen
ning Standa
ards of Secttion
nd Use Stand
dards.
II-D of the Sitte Design an
Additional Park
king Area and On-sitte Circulatiion
Stand
dards for Developmen
D
nts Adjacen
nt to Active
e Edge Streets, or With
hin NC, MU
U and
OE Overlays:
O
4. P
Parking areas
s shall be located behind
d buildings.
5. Protected
P
raissed walkwayys shall be in
nstalled thro
ough parking
g areas of 50
0 or more sp
paces
or more than 100 feet in average
a
wid
dth or depth.
6. Parking
P
lots with
w 50 spacces or more shall be divvided into se
eparate area
as and divide
ed by
la
andscaped areas
a
or wa
alkways at le
east ten fee
et in width, or
o by a building or grou
up of
buildings.
7. Development
D
ts of one accre or more
e must proviide a pedesstrian and bicycle
b
circullation
plan for the site. On-site pedestrian walkwayss must be liighted to a level where
e the
syystem can be used at
a night by employees, residents and custom
mers. Pedes
strian
w
walkways
sh
hall be direcctly linked to entrances
s and to the internal circulation
c
of
o the
building.

VIII-B
B-3 Automobile Parkin
ng
With the exceptio
on of the standards desccribed below
w, automobile
e parking sh
hall be provid
ded
in acccordance with the Off-Sttreet Parking
g chapter 18
8.92, Section
n VIII-C Crom
man Mill Disstrict
Green Developm
ment Standarrds, and Secction II–D Pa
arking Lot La
andscaping and
a Screening
Stand
dards of the Site Design
n and Use Sttandards.
1. C
Credit for Automobile
A
Parking. The
T
amount of required
d off-street parking sha
all be
re
educed by not more than
n 50%, throu
ugh application of the following cred
dits.
a. On-Streett Credit: One
e off-street parking
p
spacce credit for every on-strreet space.
b. TDM Plan
n Credit: Th
hrough imple
ementation of
o an individ
dual Transportation Dem
mand
Managem
ment (TDM) plan
p
that dem
monstrates a reduction of long term parking dem
mand
by a percentage equa
al to the cred
dit requested
d.
c. Mixed Usse Credit: Th
hrough a mix
xed-use parking arrange
ement that demonstrate
d
es the
peak parrking deman
nds are offsset. The cre
edit shall re
educe the off-street
o
pa
arking
requireme
ent by a perccentage equ
ual to the offs
set in parkin
ng demand.
d. Shared Parking
P
Cre
edit: One off-street
o
parking spac
ce credit for
f
every space
s
constructe
ed in design
nated off-sitte shared pa
arking areass, or through
h payment of
o in-
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Comment [h6
6]: moved to Pedeestrian Circulation
section of Ch. 188.92

lieu-of-parking fees for a comm
mon parking
g structure(ss) upon esttablishment of a
parking management
m
t strategy forr the Croman
n Mill Distric
ct.
2.1.
Maxim
mum On-Site Surface Parking. After
A
a parkin
ng managem
ment strateg
gy for
th
he Croman Mill
M District is in place, a maximum of 50% of th
he required off-street
o
pa
arking
ca
an be consttructed as su
urface parkin
ng on any development
d
t site. The re
emaining pa
arking
re
equirement can be mett through one or a com
mbination of
o the creditss for autom
mobile
parking in VIII-B-3(1).18.9
92.025.

VIII-B
B-4 Streets
scape
1. One
O
street trree chosen from the street
s
tree list shall be placed for each 30 fe
eet of
frrontage for that
t
portion of the deve
elopment fro
onting the street. Street trees shall meet
th
he Street Tre
ee Standards in Section II-E of the Site
S Design and
a Use Sta
andards.
Additional Stree
etscape Sta
andards for Developme
ents Adjace
ent to Activ
ve Edge Strreets,
or Within
W
NC, MU and OE Overlays:
O
2. H
Hardscape (paving material) shall be utilized to designa
ate “people”” areas. Sa
ample
m
materials
cou
uld be unit masonry,
m
scored and co
olored concrrete, pavers or combina
ations
off the above.
3. A building shall be setbacck not more than ten fee
et from a public sidewalkk unless the area
is
s used for pe
edestrian entries such as alcoves, or
o for pedestrian activitie
es such as plazas
or outside ea
ating areas. This
T
standarrd shall applly to both strreet frontage
es on cornerr lots.
Iff more than one structurre is propose
ed for a site
e, at least 65
5% of the ag
ggregate building
frrontage shall be within te
en feet of the
e sidewalk.

VIII-B
B-5 Buildin
ng Materials
s
Brigh
ht or neon paint
p
colors used extens
sively to attrract attentio
on to the building or use
e are
prohibited. Buildings may no
ot incorporatte glass as a majority of the building skin.

VIII-B
B-6 Buildin
ng Height Requirement
R
ts
All bu
uildings shall have a minimum height as indicatted in the Building Heig
ght Requirem
ments
Map and Dimenssional Standards Table, and shall no
ot exceed the maximum height exce
ept as
provid
ded for a pe
erformance standard
s
bon
nus.
1. S
Street Wall Height: Maximum
M
street wall façade
height for th
he Croman Mill district for all stru
uctures
ocated outsid
de the Resid
dential Buffe
er Zone is 50
0 feet.
lo
2. Upper‐floor
U
Setback: Buildings
B
ta
aller than 50
5 feet
m
must
step back upper sto
ories, beginn
ning with the
e fourth
sttory, by at le
east six feett measured from the faççade of
th
he street wa
all facing the
e street, alle
eyway, public park
or open space.
R
e: All buildin
ngs in the Croman
C
3. Residential
Buffer Zone
M District within
Mill
w
the Residential
R
Buffer Zone
e shall
m
meet
the follo
owing heightt standards:
a. Maximum
m Height: Th
he maximum
m height allo
owance
without a performan
nce standarrds bonus for all
structures
s within the Residential Buffer Zone
e is 35
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feet in the
e NC overlay
y and 40 fee
et in the MU
U, and the maximum
m
heiight with a bonus
b
is 40 feet in accordan
nce with VIII--C-13 Perforrmance Stan
ndard Bonuss.
b. Upper Flo
oor Setback Requirements: Building
gs taller than
n two storiess must step back
the third story by att least six feet
f
measured from th
he façade fa
acing the street,
alleyway, public park or open spa
ace.
4. Architectura
A
al Standard
ds for Large Scale Bu
uildings Lo
ocated Adja
acent to Active
A
E
Edge
Streetts, or With
hin NC, MU
U and OE Overlays: The follow
wing architecctural
sttandards will apply to all
a buildings with a grosss floor area greater tha
an 10,000 sq
quare
fe
eet, a façade
e length in exxcess of 100
0 feet or a height taller than 45 feet.
a. On upperr floors use windows
w
and
d/or architecctural feature
es that proviide interest on
o all
four sidess of the build
ding.
o visually divvide building
g surfaces in
nto smaller scale
s
b. Use recesses and prrojections to
elements.
c. Use colorr or materialss to visually reduce the size,
s
bulk an
nd scale of the building.
a
sizes that relate to human sca
ale by
d. Divide larrge building masses intto heights and
incorporating change
es in buildin
ng masses or direction, sheltering roofs, a dis
stinct
pattern off divisions on
n surfaces, windows,
w
tre
ees and sma
all scale lightting.
c
sy
ystems shall incorporatte a streetsscape which
h includes curbs,
c
e. On-site circulation
sidewalkss, pedestrian
n scale light standards and
a street tre
ees.

B-7 Landsc
caping
VIII-B
1. Efforts
E
shall be
b made to save as ma
any existing healthy tree
es and shrub
bs on the site as
possible.
all utilize a variety
v
of lo
ow water usse deciduouss and everg
green
2. Landscaping design sha
trrees and shrrubs and flo
owering plan
nt species as
s described in the mand
datory policiies in
S
Section
III – Water
W
Conse
erving Lands
scaping Guidelines and Policies.
3. For developm
ments in the CI Overlay and not adja
acent to an Active
A
Edge Street, build
dings
adjacent to streets
s
shalll be buffere
ed by landsccaped areass at least te
en feet in width,
w
unless the arrea is used for entry fea
atures such as alcoves
s or as hard
dscape area
as for
pedestrian ac
ctivities such
h as plazas or
o outside ea
ating areas.
4. Loading facilities shall be screened and buffere
ed when adjjacent to residentially zoned
z
la
and.
5. Landscaping shall be de
esigned so that
t
50% co
overage occurs after on
ne year and 90%
overage occ
curs after five
e years.
co
6. Irrrigation systtems shall be installed to
o assure lan
ndscaping su
uccess.

VIII-B
B-8 Lightin
ng
Lighting shall include adequate lights that are sccaled for pe
edestrians by
b including light
stand
dards or plac
cements of no
n greater th
han 14 feet in height alon
ng pedestria
an pathways
s.

VIII-B
B-9 Screen
ning Mechan
nical Equipment
1. Screen
S
roofto
op mechaniccal equipment from public rights-of-w
way or adjacent residen
ntially
zo
oned properrty through extended pa
arapets or other
o
roof fo
orms that arre integrated
d into
th
he overall co
omposition of
o the buildin
ng. Screen ground
g
floor mechanical equipment from
public rights-o
of-way or ad
djacent resid
dentially zone
ed property.
2. Parapets
P
mayy be erected
d up to five feet above the calculated building height, and shall
be no greater than five fe
eet above th
he height lim
mit specified in the distriict in accord
dance
w the Dime
with
ensional Standards Tablle in Section
n 18.53.050.
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3. S
Solar energy systems are exempt fro
om this stan
ndard. Addittionally, roofftop solar en
nergy
syystems mayy be erected up to five fe
eet above the
e calculated building height, and sha
all be
no greater tha
an five feet above the height limit sp
pecified in th
he district in accordance
e with
he Dimensio
onal Standards Table in Section
S
18.5
53.050.
th
4. In
nstallation of mechanica
al equipmen
nt requires Site Review
w approval unless
u
otherwise
exxempted per Section 18
8.72.030.B.3
3.

VIII-B
B-10 Trans
sit Facilities
s Standards
s
The location of planned tra
ansit routess within the Croman Mill
M District shall
s
be de
efined
accorrding to the Croman Mill District Tra
ansit Frame
ework map in
n collaboratiion with the local
transit authority. Transit serv
vice facilities such as pla
anned bus ra
apid transit facilities
f
, she
elters
and pullouts shall be integ
grated into the develo
opment application con
nsistent with
h the
follow
wing standarrds.
1. A
All Large Scale
S
develo
opment loccated on an
exxisting or planned transit route sha
all
accommodate
e a transit sttop and othe
er associated
trransit facilitie
es unless the Director of
o Communitty
D
Development
t determines that adeq
quate transsit
fa
acilities alrea
ady exist to
o serve the needs of the
development; or
2. Provide
P
the City with a bond or other
o
suitable
co
ollateral enssuring satisffactory comp
pletion of the
trransit facilities at the time transit service is
i
provided to the
t
development. Suitable collatera
al
m be in the form of se
may
ecurity intere
est, letters of
o
crredit, certificcates of dep
posit, cash bonds,
b
bond
ds
or other suita
able collaterral as determ
mined by the
C Administtrator.
City

VIII-B
B-11 Freigh
ht Rail Spurr Easementt – Compatible Industriial (CI)
1. A Rail Spur easement a minimum
m of 500 fe
eet in
le
ength by 25 feet in width shall be set aside at
a the
approximate location pre
esented on the Croman
n Mill
D
District
Transsit Frameworrk Map.
2. No
N buildingss or perm
manent stru
uctures can
n be
established within
w
the spur easem
ment so no
ot to
preclude insttallation of a rail spur fo
or freight loa
ading
and unloading
g.
3. Buildings
B
ad
djacent to the
t
reserve
e strip shalll be
designed an
nd configure
ed to perm
mit loading and
unloading.
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VIII-B
B-12 Comm
muter Rail Platform
P
Easement – Neighborhoo
N
od Commerrcial (NC)
1. A Commuterr Rail Platform easemen
nt or design
nated
ra
ail road rightt-of-way a minimum
m
of 400
4 feet in le
ength
and 25 feett in width shall be se
et aside att the
approximate location pre
esented on the Croman
n Mill
D
District
Transsit Plan Map.
2. No
N buildingss or perm
manent stru
uctures can
n be
established within
w
the pla
atform easem
ment so as not
n to
preclude insttallation of a commuterr rail platforrm or
planned buss rapid tran
nsit facility for loading and
unloading.
3. Buildings
B
ad
djacent to the
t
reserve
e strip shalll be
designed an
nd configure
ed to perm
mit loading and
unloading.

VIII-B
B-13 Open Spaces
1. Central
C
Park
k. The purp
pose of the Central Parrk is to serv
ve as a pub
blic amenity
y and
accommodate
e the daily needs of employees
e
(e.g. breaks, lunch time
e) as well as
a for
sp
pecial eventts that will attract reside
ents citywide
e. The Central Park dessign shall pro
ovide
a minimum off the followin
ng elements.
a. Circulation through an
nd around th
he park.
b. A centrally located hardscape
h
a
area
to acco
ommodate large gatherings, and of
o no
more than
n 50% of the
e total park area.
a
c. Street furrniture, inclu
uding lighting
g, benches,, low walls and
a
trash re
eceptacles along
a
walkwayss and the park perimeterr.
nd durable materials.
m
d. Simple an
e. Trees and
d landscapin
ng that provide visual intterest with a diversity of plant materiials.
f. Irregular placement of large-canopy trees within passive areas adjacent to
o the
Central Boulevard.
g. Eight-foott minimum sidewalk
s
widtth and seven-foot minim
mum parkrow
w width.
h. Landscap
ped swales to capture an
nd treat runo
off.
i. Porous so
olid surfacing for at leasst 50% of the hardscape
e area, and paving mate
erials
that reduc
ce heat abso
orption (Sola
ar Reflective
e Index (SRI)) of at least 29).
2

C
Central
Park
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2. T
Transit Plaza
a. A location
n for the transit plaza shall be rese
erved betwee
en the comm
muter
ra
ail platform and
a commerrcial uses along the Cen
ntral Bouleva
ard. The de
esign of the plaza
p
sh
hall include the following
g elements.
a.
b.
c.
d.

A passenger waiting, loading and
d unloading area.
a
Outdoor gathering
g
sp
pace adjacen
nt to commercial uses.
Accommo
odate the ce
entral bike pa
ath.
Convenie
ently located and secure bike parking
g.

Transit Plaza

VIII-B
B-14 Comp
pact Develo
opment
The site
s layout iss compact, and
a enables
s future intensification of
o developme
ent and cha
anges
to lan
nd use overr time. The following measures
m
sh
hall be used to demons
strate compliiance
with this
t
standard
d.
1. T
The developm
ment achiev
ves the requ
uired minimu
um floor are
ea ratio (FAR
R) and miniimum
number of sto
ories, or sha
all provide a shadow plan that dem
monstrates how
h
develop
pment
m
may
be inten
nsified over time for mo
ore efficientt use of land and to meet
m
the req
quired
(F
FAR) and minimum num
mber of storie
es; and
2. Opportunities
O
s for shared parking are utilized.
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C. Greeen Develo
opment Standards
S
The Croman
C
Mill District Grreen Development Stan
ndards provide specific requirementts for
the managemen
m
nt of stormw
water run-offf, use and collection of
o recycled materials, solar
orientation and building
b
shad
ding, and co
onserving na
atural areas. Developme
ent located in the
man Mill Disttrict shall be
e designed and
a construccted consisttent with the
e following Green
G
Crom
Deve
elopment Sttandards. A site layou
ut, landscap
ping or buiilding desig
gn in a ma
anner
incon
nsistent with the Croma
an Mill District Green De
evelopment Standards requires a minor
m
amen
ndment in ac
ccordance with
w Section 18.53.020.B
B.

VIII-C
C-1 Conserrve Natural Areas
Prese
erve water quality, natu
ural hydrolo
ogy and hab
bitat, and preserve biod
diversity thrrough
prote
ection of stre
eams and we
etlands. In addition
a
to th
he requireme
ents of Chapter 18.63 Water
W
Reso
ources, consserving naturral water sysstems shall be considered in the site design thrrough
applic
cation of the
e following sttandards.
1. D
Designated stream
s
and wetland pro
otection are
eas shall be
e considered
d positive de
esign
elements and
d incorporate
ed in the ove
erall design of
o a given prroject.
2. Native
N
riparia
an plant matterials shall be planted in
i and adjac
cent to the creek
c
to enh
hance
habitat.
3. Create
C
a long
g-term mana
agement pla
an for on-site
e wetlands, streams,
s
ass
sociated hab
bitats
and their bufffers.

VIII-C
C-2 Create Diverse Ne
eighborhoods
Use the
t following
g measures to
t encourage diversity in
n the districtt by providing
g a balanced
d
range
e of housing types that compliment
c
a variety of land
l
uses an
nd employment
opportunities.
Differentiate units
u
by size
e and numbe
er of bedroom
ms.
1. D
2. For developm
ments including more tha
an four dwelling units, at
a least 25% of the total units
hall be desig
gnated as re
ental units.
sh
3. Affordable
A
pu
urchase hou
using provide
ed in accord
dance with the standard
ds establishe
ed by
R
Resolution
20
006-13 for households
h
earning
e
at or below 80%
% of the area
a median inc
come
sh
hall apply to
oward the req
quired perce
entage of ren
ntal housing per VIII-C-2
2(2).
4. Units
U
designated as ma
arket rate or affordable
e rental unitts shall be retained ass one
co
ondominium
m tract underr one owners
ship.

VIII-C
C-3 Design
n Green Stre
eets
Green Streets are
a public sttreets that have
h
been built or retro
ofitted to in
nclude lands
scape
areass that increa
ase stormwa
ater infiltratio
on, reduce and
a slow the
e rate of run
noff, and use
e biofiltration to removve pollutantss.
1. N
New streets shall
s
be devveloped to capture and treat stormw
water in a manner
m
consiistent
w the Crom
with
man Mill Dis
strict Stormw
water Mana
agement Pla
an Map, the City of Ash
hland
S
Stormwater
M
Master
Plan and Ashland
d Green Stre
eets Standards.
2. All
A developm
ment served by planned Green Stre
eets as dessignated on the Croman
n Mill
D
District
Green
n Street Map
p shall accommodate sa
aid facilities by including
g the same in the
development plan; and/or
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3. P
Provide the City
C with a bond or other suitable co
ollateral ensuring satisfa
actory complletion
off the Green Street(s) at the time full street netw
work improve
ements are provided
p
to serve
s
th
he developm
ment. Suitab
ble collaterall may be in the form of
o security in
nterest, lette
ers of
crredit, certificates of deposit,
d
cassh bonds, bonds
b
or other
o
suitab
ble collatera
al as
determined by
b the City Administratorr.

Green Streeets

VIII-C
C-4 Design
n Green Surrface Parkin
ng
A ma
aximum of 25
5% of the prroject area shall
s
be used
d for surface
e parking Pa
arking areas shall
be de
esigned to minimize
m
the
e adverse environment
e
al and microclimatic im
mpacts of su
urface
parking through design and material se
election. All parking are
eas shall me
eet the follo
owing
stand
dards, and shall
s
comply with the with the Off-Street Parking
g chapter 18
8.92, with Se
ection
and
VIII-B
B Croman Mill
M Design Standards, and Sectio
on II–D Parking Lot Landscaping
L
Scree
ening Standards of the Site
S Design and Use Sta
andards.
1.
2.

Use
U a maxim
mum of 25% of the proje
ect area for surface
s
parking.
Use
U at least one of the following strrategies for the surface parking are
ea, or put 50
0% of
parking
p
unde
erground.
a. Use light colored pa
aving materials with a high
h
solar reflectance
r
(Solar Refle
ective
Index (SR
RI) of at least 29) to red
duce heat absorption
a
fo
or a minimum of 50% of
o the
parking area surface.
b. Provide porous
p
solid surfacing orr an open grrid pavemen
nt system tha
at is at least 50%
pervious for
f a minimu
um of 50% of
o the parking
g area surface.
c. Provide at
a least 50% shade from tree canopy
y over the surface lot wiithin five yea
ars of
project oc
ccupancy.

VIII-C
C-5 Manage and Reus
se of Stormw
water Run-O
Off
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Redu
uce the publiic infrastructture costs an
nd adverse environment
e
tal effects off stormwaterr runoff by
y managing run-off from
m building ro
oofs, drivewa
ays, parking
g areas, side
ewalks and other
hard surfaces thrrough implem
mentation off the followin
ng standards
s.
D
gradin
ng and site plans
p
to capture and slo
ow runoff.
1. Design
2. Design
D
parkin
ng lots and other
o
hard su
urface areass in a way th
hat captures and treats runoff
r
w landscap
with
ped medians
s and swales
s.
3. Use
U perviouss or semi-perrvious surfac
ces that allow
w water to in
nfiltrate the soil.
s
4. Direct
D
discha
arge storm water
w
runofff into a designated green street an
nd neighborrhood
sttorm water treatment fac
cilities.
5. Retain
R
rainfa
all on-site th
hrough infilttration, evap
potranspiratiion or throu
ugh capture
e and
re
euse techniq
ques.

VIII-C
C-6 Recyclling Areas
All de
evelopmentss in the Crom
man Mill Disttrict shall pro
ovide an opp
portunity-to-rrecycle site for
f
use of
o the project occupants..
1. C
Commercial. Commercia
al developme
ents having a solid waste receptacle shall prov
vide a
siite of equal or greater size
s
adjacen
nt to or with
h access comparable to
o the solid waste
w
re
eceptacle to accommoda
ate materials collected by
b the local solid waste franchisee under
u
its
s on-route collection
c
pro
ogram for pu
urposes of recycling. Bo
oth the oppo
ortunity-to-recycle
siite and the common
c
soliid waste rec
ceptacle shall be screene
ed by fencin
ng or landsca
aping
su
uch as to lim
mit the view from
f
adjacen
nt propertiess or public rig
ghts-of-way.
2. Residential.
R
All newly constructed residential units, eith
her as partt of an existing
development or as a ne
ew developm
ment, shall provide
p
an opportunity-t
o
to-recycle site in
accord with th
he following standards.
a. Residential developm
ments not sha
aring a common solid waste
w
recepta
acle shall pro
ovide
an individ
dual curbside
e recycling container
c
for each dwelling unit in the
e developme
ent.
b. Residential developm
ments sharin
ng a common solid wastte receptacle shall prov
vide a
site of eq
qual or greatter size adja
acent to or with
w access comparable
e to the com
mmon
solid wasste receptaclle to accommodate matterials collec
cted by the local solid waste
w
franchisee
e under its residential
r
on
n-route colle
ection progra
am for purpo
oses of recyccling.
Both the opportunity--to-recycle site and the common
c
solid waste recceptacle sha
all be
screened by fencing or
o landscapiing such as to limit the view
v
from ad
djacent prope
erties
or public rights-of-way
r
y.
3. Screening
S
refuse and recycle areas. Refuse an
nd recycle areas shall be
b screened from
viiew by placcement of a solid wood
d, metal, or masonry wall from five
e to eight fe
eet in
height. All reffuse and rec
cycle materia
als shall be contained
c
within the refu
use area.

VIII-C
C-7 Minimize Construction Impac
cts
Minim
mize pollutio
on and was
ste generatio
on resulting from construction activity through
h the
follow
wing measurres.
1. C
Construction Activity Po
ollution Prev
vention. De
evelop and implement an erosion and
se
ediment con
ntrol plan to reduce pollution from construction
n activities by
b controlling
g soil
with
erosion, wate
erway sedim
mentation and
a
airborne
e dust generation in accordance
a
A
Ashland
Pub
blic Works Standards. The erosion and sediiment contro
ol plan sha
all be
su
ubmitted witth the final engineering for
f public improvements and building
g permits.
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2. C
Construction Waste Man
nagement. Recycle
R
and/or salvage non-hazard
dous constru
uction
and demolitio
on debris in accordance with the
e Building Demolition
D
Debris
D
Dive
ersion
re
equirementss in 15.04.216.C.

VIII-C
C-8 Potable
e Water Red
duction for Irrigation
Provide water effficient landsscape irrigattion design that
t
reducess by 50% th
he use of po
otable
waterr after the initial
i
period
d for plant installation and
a
establis
shment. Calculations fo
or the
reducction shall be based on the water budget,
b
and the water bu
udget shall be
b develope
ed for
lands
scape irriga
ation that conforms
c
to the mandatory policies in Secttion III – Water
W
Cons
serving Lan
ndscaping Guidelines
G
a
and
Policie
es. Methodss used to accomplish
h the
requirements of this
t
section may
m include, but are nott limited to, the
t following
g.
1.
2.
3.
4.
5.
6.

Plant species
P
s.
Irrrigation effic
ciency.
U of capturred rainwate
Use
er.
U of recycled water.
Use
U of grayw
Use
water.
U of waterr treated for irrigation pu
Use
urposed and
d conveyed by a water district or public
p
entity.

VIII-C
C-9 Solar Orientation
O
Incorrporate passsive and activve solar stra
ategies in the
e design and
d orientation
n of buildings
s and
public
c spaces. When
W
site an
nd location permit,
p
orien
nt the buildin
ng with the long
l
sides fa
acing
north and south.

VIII-C
C-10 Buildiing Shading
g
Shad
de the buildin
ng through th
he following measures.
1. P
Provide horizzontal exterior shading devices forr south-facin
ng windowss to control solar
gain during th
he peak cooling season..
2. Provide
P
verticcal exterior shading de
evices for ea
ast- and west-facing win
ndows to co
ontrol
so
olar gain and
d glare due to low sun angles
a
during
g the peak cooling
c
season.
3. A combinatio
on of horizon
ntal and verrtical exterior shading de
evices may be necessa
ary to
co
ontrol solar gain
g
on soutthwest- and southeast-fa
acing windows.

VIII-C
C-11 Recyc
cled Conten
nt in Infrastructure
For new
n
streets, driveways, parking lots, sidewalks and
a curbs, the
t aggregatte materials shall
be att least 50% by volume recycled
r
agg
gregate matterials such as crushed Portland ce
ement
concrrete and asp
phalt concre
ete. Above-g
ground strucctured parking and unde
erground pa
arking
are exempt
e
from this requirem
ment.

VIII-C
C-12 Outdo
oor Lighting
g
Minim
mize light po
ollution from
m the projecct to improve
e nighttime visibility, inccrease nigh
ht sky
accesss and to reduce
r
deve
elopment im
mpact on no
octurnal envvironments by using downd
shield
ded light fixttures that do
o not allow lig
ght to emit above
a
the 90
0 degree pla
ane of the fix
xture.
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Lighting fixtures provided to implement Federal
F
Avia
ation Adminiistration mitigation meassures
to enhance safe air navigatio
on are exempt from this standard.

VIII-C
C-13 Performance Sta
andard Bonuses
The permitted
p
bu
uilding heigh
ht or base re
esidential de
ensity, whichever is app
plicable, sha
all be
increa
ased by the number of stories
s
or pe
ercentage residential den
nsity as outliined below. In no
case shall the building height or reside
ential density
y exceed th
he height an
nd density bonus
b
maxim
mums in the
e Dimensiona
al Standards
s Table in Se
ection 18.53
3.050.
Green Buildiing Bonus
1. G
P
Projects
thatt achieve a high perfo
ormance gre
een building
g standard and significcantly
im
mprove energy perform
mance beyon
nd the curre
ent minimum
m Oregon requirements
r
s are
eligible for a building
b
heig
ght bonus as
s follows.
b
or structure
s
is determined
d
to be meet the standarrd for
a. In the event that a building
LEED® Certified
C
building, the building heiight may exxceed the maximum
m
height
h
specified for the CM
M overlay diistricts within the Dime
ensional Sta
andards Tab
ble in
Section 18.53.060, th
hrough appliccation of a height
h
bonuss as follows.
i. A building obtaining LEED® Certification
C
as meeting
g the LEED®
® Silver Stan
ndard
may be
b increased
d in height byy up to one story.
s
ii. A buillding obtainiing LEED® Certification
n as meeting
g the LEED®
® Gold Stan
ndard
may be
b increased
d in height byy up to two stories.
s
iii. A building in the
e Residentia
al Buffer ove
erlay obtain
ning LEED®
® Certificatio
on as
meeting the LEED® Silver or
o Gold Stan
ndard may be
b increased
d in height by ½
story up to a maximum heightt of 40 feet.
iv. Appliccations to increase the building
b
heig
ght in excesss of the ma
aximum perm
mitted
heightt through th
he applicatio
on of a heig
ght bonus sh
hall addresss any condittional
determ
mination byy the Fede
eral Aviatio
on Administtration rega
arding mitig
gation
measures requested to enhan
nce safe air navigation.
chieving LE
EED® Certiffication.
b. Demonsttration of Ac
Projects awarded
a
a height
h
bonuss pursuant to
o this section, shall provvide the City
y with
satisfacto
ory evidence
e of having completed
c
th
he following steps in the
e process to
oward
demonstrrating achievvement of LE
EED® certificcation.
i. Hiring
g and retainin
ng a LEED®
® Accredited
d Professiona
al as part off the project team
throug
ghout design
n and constrruction of the
e project.
ii. Developments se
eeking a he
eight bonus shall provide docume
entation with
h the
planning application, and prio
or to issuancce of a buildiing permit, that the prop
posed
develo
opment as designed an
nd construccted will mee
et or excee
ed the equiv
valent
LEED
D® standard
d relating to the
t height bo
onus awarde
ed.
iii. A fina
al report sh
hall be prep
pared by the
e LEED® Accredited
A
Professional
P
l and
presented to the City
C upon co
ompletion off the project verifying tha
at the projec
ct has
o exceeded, the LEED®
® standard relating to the
e height bon
nus awarded
d.
met, or
iv. The report
r
shall produce a LEED® compliant
c
e
energy
mod
del following
g the
metho
odology outliined in the LEED®
L
rating system. The
T energy analysis
a
don
ne for
the bu
uilding perfo
ormance ratin
ng method shall
s
include
e all energy costs assoc
ciated
with th
he building project.
p
2. Structured
S
P
Parking
Bon
nus.
A building may
m
be incre
eased by up to one story in heig
ght when th
he correspon
nding
re
equired park
king is acco
ommodated underground or within a private sttructured pa
arking
fa
acility, subjecct to building
g height limittations for th
he zoning disstrict.
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3. A
Affordable Housing
H
Bon
nus.
a. For everyy percent off units that are
a affordab
ble, an equivvalent perce
entage of de
ensity
bonus sha
all be allowe
ed up to a maximum bon
nus of 100%
%.
e housing bonus shall be for re
esidential un
nits that arre affordable
e for
b. Affordable
moderate
e income persons
p
in accordance
e with the standards established
d by
resolution
n of the City
C
Council and guara
anteed affo
ordable thro
ough proced
dures
contained
d in said reso
olution.

C-14 Emplo
oyment Den
nsity
VIII-C
To prromote trans
sit supportive
e developme
ent, efficient use of employment zon
ned lands an
nd
local economic vitality, it is re
ecommended that developments witthin the Crom
man Mill Dis
strict
p
to acccommodate
e employment densities as follows.
are planned
a.
b.
c.
d.

n the Office Employment
E
t (OE) Overllay.
60 employeess per acre in
n the Compa
atible Industrrial (CI) Ove
erlay.
25 employeess per acre in
25 employeess per acre in
n the Mixed Use (MU) Overlay.
O
n the Neighb
borhood Cen
nter (NC) Overlay.
O
20 employeess per acre in
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__________________________________________________________________________________

STREET STANDARDS
- Pages containing proposed edits -

Table 1: City of Ashland Street Design Standards
WITHIN CURB-TO-CURB AREA
TYPE OF STREET

ADT

R.O.W.
WIDTH

CURB-TOCURB
PAVEMENT
WIDTH

MOTOR
VEHICLE
TRAVEL
LANES

MEDIAN
AND/OR
CENTER
TURN LANE

BIKE
LANES

PARKING

on
both
sides

CURB

PARKROW

SIDEWALKS

on
both
sides

on
both
sides

on
both
sides

2-Lane Boulevard

8,000
to

61'-87'

34'

11'

none

2 at 6'
each

in 8'
bays

6"

5'-8'

1

6'-10'

2

3-Lane Boulevard

30,000

73'-99'

46'

11'

12'

2 at 6'
each

in 8'
bays

6"

5'-8'

1

6'-10'

2

5-Lane Boulevard

ADT

95'-121'

68'

11'

12'

2 at 6'
each

in 8'
bays

6"

5'-8'

1

6'-10'

2

2-Lane Avenue

3,000
to

59'-86'

32'-33'

10'-10.5'

none

2 at 6'
each

in 8'
bays

6"

5'-8'

1

6'-10'

2

70.5'97.5'

43.5'-44.5'

10'-10.5'

11.5'

2 at 6'
each

in 8'
bays

6"

5'-8'

1

6'-10'

2

NA

NA

11'

none

6"

8'

5'-6'

9'-10'

one 7'
lane

6"

7'-8'

5'-6'

6"

7'-8'

5'-6'

3-Lane Avenue
Neighborhood Collector,
Residential
No Parking
Parking One Side

10,000
ADT

1,500
to
5,000
ADT

Parking Both Sides

49'-51'
50'-56'

22'
25'-27'

3

57'-63'

32'-34'

9'-10'

two 7'
lanes

55'-65'

28'

10'

one 8'
lane

6"

5'-8'

1

6'-10'

2

63'-73'

36'

10'

two 8'
lanes

6"

5'-8'

1

6'-10'

2

65'-74'

37'

10'

one 17'
lane

6"

5'-8' 1

81'-91'

54'

10'

two 17'
lanes

6"

5'-8'

6"

7'-8'

5'-6'

Neighborhood Collector,
Commercial
Parallel Parking One Side

Parallel Parking Both
Sides
Diagonal Parking One Side

Diagonal Parking Both
Sides
Neighborhood Street,
Residential
Parking One Side

Parking Both Sides

less
than

NA

NA

1

6'-10' 2

6'-10'

3

1,500

47'-51'

22'

15' Queuing

one 7'
lane

ADT

50'-57'

25'-28'

11'-14'
Queuing

two 7'
lanes

6"

7'-8'

5'-6'

NA

16'

12' paved
width, 2' strips
on both sides

NA

NA

10'-18'

6'-10' paved
width, 2'-4'
strips on both
sides

Alley

Multi-Use Path

2

NA

NA

none

none

none

none

NA

NA

none

none

none

none

NA

1

7’ – 8’ landscape parkrow shall be installed in residential areas, a 5’ hardscape parkrow with tree wells shall be installed in commercial areas. Landscape
parkrows may be appropriate in some commercial areas without on-street parking, or where the overall design concept for the street corridor includes a
landscape parkrow. The minimum width of a landscape parkrow in commercial areas shall be 7’.
2

6' sidewalk shall be installed in residential areas, 8'-10' sidewalk shall be installed in commercial areas. A 10’ sidewalk shall be required on Boulevards (arterial)
streets in the Downtown Design Standards Zone.
3

Bike lanes are generally not needed on low volume (less than 3,000 ADT) and/or low travel speed (Less than 25mph) streets
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regarding parkrow requirements detailed in
following pages for a Boulevard, Avenue and
Commercial Neighborhood Collector.
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All dimensions and ranges in the City of Ashland Street Design Standards represent minimum standards or ranges for the improvements shown. The approval
authority may require a dimension within a specific range based upon intensity of land use, existing and projected traffic and pedestrian volumes or when
supported through other applicable standards. The approval authority may approve dimensions and ranges greater than those shown when volunteered by the
applicant.

Street Design Standards
A description of street design standards for each street classification follows. For an abbreviated
presentation of the street right-of-way standards, see Table 1. All elements listed are required
unless specifically noted. All dimensions and ranges in the City of Ashland Street Design
Standards represent minimum standard or ranges for the improvements shown. The approval
authority may require a dimension within a specified range based upon intensity of land use,
existing and projected traffic and pedestrian volumes or when supported through other applicable
approval standards. The approval authority may approve dimensions and ranges greater than
those shown when volunteered by the applicant.
Approval Standards: New and reconstructed streets shall conform to the following design
standards.

Boulevard
Boulevards are major thoroughfares filled with both human and vehicular activity. Design
should provide an environment where walking, bicycling, using transit and driving are equally
convenient and should facilitate the boulevard’s use as a public space. Design should start with
the assumption that the busy nature of a boulevard is a positive factor and incorporate it to
enhance the street scape and setting. A 2-lane, 3-lane, or 5-lane configuration can be used
depending on the number of trips generated by surrounding existing and future land uses.

Street Function:

Provide access to major urban activity centers and provide
connections to regional traffic ways such as Interstate 5. Traffic
without a destination in Ashland should be encouraged to use
regional traffic ways and discouraged from using boulevards.

Connectivity:

Connects neighborhoods to urban activity centers and to regional
traffic ways such as Interstate 5.

Average Daily
Traffic:

8,000 - 30,000 motor vehicle trips per day

Managed Speed:

25 mph - 35 mph

Right-of-Way
Width:

• 61' - 87' for 2-Lane
• 73' - 99' for 3-Lane
• 95’ - 121' for 5-Lane

Curb-to-Curb
Width:

• 34' for 2-Lane
• 46' for 3-Lane
• 68' for 5-Lane

_____________________________________________________________________________________________
Street Standards Handbook
August 2008
City of Ashland
Page 21

Motor Vehicle
Travel Lanes:

• Two 11' travel lanes for 2-Lane
• Two 11' travel lanes, one 12' median/center turn lane for 3-Lane
• Four 11' travel lanes, one 12' median/center turn lane for 5-Lane

Bike Lanes:

Two 6' bike lanes, one on each side of the street moving in the
same direction as motor vehicle traffic

Parking:

In 8' - 9' bays

Curb and Gutter:

Yes 6" vertical/barrier curb

Parkrow:

• 7' - 8' landscape parkrow shall be installed in residential areas.
Street trees shall be planted in the parkrow in accordance with
the Street Tree Standards in the Site Design and Use Standards.
• 5' hardscape parkrow shall be used in commercial areas with onstreet parking and where the street corridor has or will have a
hardscape parkrow in place. Landscape parkrows may be
appropriate in some commercial areas without on-street parking,
or where the overall design concept for the street corridor
includes a landscape parkrow. The minimum width of a
landscape parkrow in commercial areas shall be 7’. Street trees
shall be planted in the parkrow in accordance with the Street
Tree Standards in the Site Design and Use Standards.

Sidewalks:

• 6' on both sides in residential areas.
• 8' – 10’ on both sides in commercial areas. A 10' sidewalk shall
be required on Boulevards in the Downtown Design Standards
Zone.
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Avenue
Avenues provide concentrated pedestrian, bicycle, transit and motor vehicle access from
neighborhoods to neighborhood activity centers and boulevards. Avenues are similar to
boulevards, but are designed on a smaller scale. Design should provide an environment where
walking, bicycling, using transit and driving are equally convenient and should facilitate the
avenue’s use as a public space. A 2-lane, or 3-lane configuration can be used depending on the
number of trips generated by surrounding existing and future land uses.
Street Function:

Provide access from neighborhoods to neighborhood activity
centers and boulevards.

Connectivity:

Connects neighborhoods to neighborhood activity centers and
boulevards.
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Average Daily
Traffic:

3,000 - 10,000 motor vehicle trips per day

Managed Speed:

20 mph - 25 mph

Right-of-Way
Width:

• 59' - 86' for 2-Lane
• 70.5' - 97.5' for 3-Lane

Curb-to-Curb
Width:

• 32' - 33' for 2-Lane
• 43.5' - 44.5' for 3-Lane

Motor Vehicle
Travel Lanes:

• Two 10' - 10.5' travel lanes for 2-Lane
• Two 10' - 10.5' travel lanes, one 11.5' median/center turn lane for
3-Lane

Bike Lanes:

Two 6' bike lanes, one on each side of the street moving in the
same direction as motor vehicle traffic

Parking:

In 8' - 9' bays

Curb and Gutter:

Yes, 6" vertical/barrier curb

Parkrow:

• 7' – 8' landscape parkrow shall be installed in residential areas.
Street trees shall be planted in the parkrow in accordance with
the Street Tree Standards in the Site Design and Use Standards.
• 5' hardscape parkrows shall be used in commercial areas with
on-street parking and where the street corridor has or will have a
hardscape parkrow in place. Landscape parkrows may be
appropriate in some commercial areas without on-street parking,
or where the overall design concept for the street corridor
includes a landscape parkrow. The minimum width of a
landscaped parkrow in commercial areas shall be 7’. Street trees
shall be planted in the parkrow in accordance with the Street
Tree Standards in the Site Design and Use Standards.

Sidewalks:

• 6' on both sides in residential areas.
• 8' – 10' on both sides in commercial areas.
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CHAPTER 18.92
OFF-STREET PARKING, ACCESS and CIRCULATION
SECTIONS:
18.92.010
18.92.020
18.92.020030
18.92.030040
18.92.025050
18.92.030
18.92.040
18.92.050
18.92.055060
18.92.060
18.92.070070
18.92.080
18.92.090
18.92.090
18.92.100
18.92.110
18.92.120

GenerallyPurpose.
Applicability.
Automobile Parking Spaces Required.
Disabled Person Parking Places.
Credit for On-street Automobile ParkingParking Management Strategies.
Disabled Person Parking Places.
Bicycle Parking.
Compact Car Parking.
Variances for Commercial Buildings in the Historic District.
Limitations, Location, Use of Facilities.
Automobile Parking Design RequirementsParking, Access and Circulation
Design Requirements
Construction.
Alterations and Enlargements.18.92.040080
Bicycle Parking.
Pedestrian Access and Circulation
Construction.
Alterations and Enlargements.
Availability of Facilities.

SECTION 18.92.010 GenerallyPurpose.
In all districts, except those specifically exempted, whenever any building is erected, enlarged,
or the use is changed, off-street parking shall be provided as set forth in this Chapter The
purpose of this chapter is to provide standards for development of vehicle and bicycle parking,
and to ensure developments provide safe and effective access and circulation for pedestrians,
bicyclists and vehicles.

SECTION 18.92.020 Applicability.
In all districts, except those specifically exempted, whenever any building is erected, enlarged,
or the use is changed, parking, access and circulation shall be provided as set forth in this
chapter.

Automobile Parking Spaces Required.
SECTION 18.92.020030
Uses and standards are as follows:
A. Residential Uses. For residential uses the following automobile parking spaces are
required.
1. Single family dwellings. Two spaces for the primary dwelling unit and the following for
accessory residential units:
a. Studio units or 1-bedroom units less than 500 sq. ft. -- 1 space/unit.
b. 1-bedroom units 500 sq. ft. or larger -- 1.50 spaces/unit.
c. 2-bedroom units --1.75 spaces/unit.

d. 3-bedroom or greater units -- 2.00 spaces/unit.
2. Multi-family dwellings.
a. Studio units or 1-bedroom units less than 500 sq. ft. -- 1 space/unit.
b. 1-bedroom units 500 sq. ft. or larger -- 1.50 spaces/unit.
c. 2-bedroom units -- 1.75 spaces/unit.
d. 3-bedroom or greater units -- 2.00 spaces/unit.
e. Retirement complexes for seniors 55-years or greater -- One space per unit.
3. Clubs, fraternity and sorority houses, rooming and boarding houses, dormitories. Two
spaces for each three guest rooms; in dormitories, 100 square feet shall be equivalent to
a guest room.
4. Hotels and motels.
One space for each guest room, plus one space for the owner or manager.
5. Manufactured housing developments.
Parking requirements are as established in Chapter 18.84.
6. Performance Standards Developments.
Parking requirements are as established in Chapter 18.88.
B. Commercial Uses. For commercial uses the following automobile parking spaces are
required.
1. Auto, boat or trailer sales, retail nurseries and other open-space uses.
One space per 1,000 square feet of the first 10,000 square feet of gross land area; plus
one space per 5,000 square feet for the excess over 10,000 square feet of gross land
area; and one per two employees.
2. Bowling Alleys.
Three spaces per alley, plus additional spaces for auxiliary activities set forth in this
section.
3. Business, general retail, person services.
General - one space for 350 square feet of gross floor area. Furniture and appliances one space per 750 square feet of gross floor area.
4. Chapels and mortuaries.
One space per four fixed seats in the main chapel.
5. Offices.
Medical and dental - one space per 350 square feet of gross floor area. General - one
space per 500 square feet of gross floor area. (Ord 3034, amended, 08/17/10)
6. Restaurants, bars, ice cream parlors and similar uses.
One space per four seats or one space per 100 sq. ft. of gross leasable floor area,
whichever is less.
7. Skating rinks.
One space per 350 sq. ft. of gross building area.
8. Theaters, auditoriums, stadiums, gymnasiums and similar uses.
One space per four seats.
C. Industrial Uses. For industrial uses the following automobile parking spaces are required.
1. Industrial and Warehousing uses.
One space per 1,000 square feet of gross floor area or for each two employees,
whichever is less, plus one space per company vehicle.
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. (Ord 3034, amended, 08/17/10)

D. Institutional and Public Uses. For institutional and public uses the following automobile
parking spaces are required.
1. Child care centers having 13 or more children.
One space per two employees; a minimum of two spaces is required.
2. Churches.
One space per four seats.
3. Golf courses, except miniature.
Eight spaces per hole, plus additional spaces for auxiliary uses set forth in this section.
Miniature golf courses -four spaces per hole.
4. Hospitals.
Two spaces per patient bed.
5. Nursing and convalescent homes.
One space per three patient beds.
6. Rest homes, homes for the aged, or assisted living.
One space per two patient beds or one space per apartment unit.
7. Schools, elementary and junior high.
One and one-half space per classroom, or the requirements for public assembly areas
as set forth herein, whichever is greater.
8. High schools.
One and one-half spaces per classroom, plus one space per 10 students the school is
designed to accommodate, or the requirements for public assembly as set forth herein,
whichever is greater.
9. Colleges, universities and trade schools.
One and one-half spaces per classroom, plus one space per five students the school is
designed to accommodate, plus requirements for on-campus student housing.
E. Unspecified Uses. Where automobile parking requirements for any use are not specifically
defined in this section, such requirements shall be determined by the Staff Advisor based
upon the most comparable use specified in this section, and other available data.
F. Maximum Allowable Number of Automobile Parking Spaces. The number of spaces
provided by any particular use in ground surface lots shall not exceed the required number
of spaces provided by this ordinance by more than 10%. Spaces provided on-street, or
within the building footprint of structures, such as in rooftop parking, or under-structure
parking, or in multi-level parking above or below surface lots, shall not apply towards the
maximum number of allowable spaces.

SECTION 18.92.030040
Disabled Person Parking Places.
The total number of disabled person parking spaces shall comply with the following:
Total in Parking Lot
1 to 25
26 to 50
51 to 75
76 to 100
101 to 150
151 to 200
201 to 300

Required Minimum Number
of Accessible Spaces
1
2
3
4
5
6
7

301 to 400
401 to 500

8
9

One in every eight accessible spaces, but not less than one, must be van accessible. A van
accessible parking space is required to be at least nine feet wide and have an adjacent access
aisle that is at least eight feet wide. Required Disabled Person Parking spaces shall be
designed in accord with all requirements of the State of Oregon, including minimum widths,
adjacent aisles, and permanent markings. Disabled Person Parking space designs are included
at the end of this chapter.

Credit for On-street Automobile ParkingParking Management
SECTION 18.92.025050
Strategies.
The amount of required off-street parking may be reduced up to 50% through the application of
the following credits.
A. On-Street Parking Credit. The amount of off-street parking required shall be reduced by
the following credit provided for on-street parking: one off-street parking space credit for
every twoone on-street spaces up to four credits, thereafter one space credit for each onstreet parking space.
B. 1. Dimensions. On-street parking shall follow the established configuration of existing
on-street parking, except that 45 and 90 degree diagonal parking may be allowed with
the approval of the Public Works Director, taking into account traffic flows and street
design, with the parking spaces designed in accord with the standards on file with the
Public Works Department. The following shall constitute an on-street parking space:
1a. Parallel parking, each 24 22 feet of uninterrupted curb.
2b. 45 degree diagonal, each 13 12 feet of uninterrupted curb.
c. 90 degree (perpendicular) parking, each 12 feet of uninterrupted curb.
C2. Location.
a. Curb space must be contiguous to the lot which contains the use which requires the
parking.
D.b.Parking spaces may not be counted that are within 20 feet measured along the curb
of any corner or intersection of an alley or street, nor any other parking configuration
that violates any law or standard of the City or State.
E.c Parking spaces located on arterials and collectors may only receive credit if the
arterial or collector is greater in width than the minimums established by the Street
Standards in Chapter 18.88, Performance Standards Options. (Ord 2836 S14, 1999)
Fd. Parking spaces may not be counted that are within 200 feet of a C-1-D or SO zone.
3.. On-street parking spaces credited for a specific use shall not be used exclusively by that
use, but shall be available for general public use at all times. No signage or actions
limiting general public use of on-street spaces shall be permitted.
B. Alternative Vehicle Parking. Alternative vehicle parking facilities may be substituted for up
to 25 percent of the required parking space on site.
1. Motorcycle or scooter parking. One off-street parking space credit for four motorcycle or
scooter parking spaces.
2. Bicycle parking. One off-street parking space credit for five additional, non-required
bicycle parking spaces.

Comment [h1]: Formatting move.

C. Mixed Uses. In the event that several users occupy a single structure or parcel of land, the
total requirements for off-street automobile parking shall be the sum of the requirements for
the several uses computed separately unless it can be shown that the peak parking
demands are offset. In such case, the Staff Advisor may reduce the total requirementsthe
mixed-use credit shall reduce the off-street parking requirement by a percentage equal to
the reduced parking demand accordingly, but not by more than 35%.
D. Joint Use of Facilities. Required parking facilities of 2 or more uses, structures, or parcels
of land may be satisfied by the same parking facilities used jointly, to the extent that it can
be shown by the owners or operators that the need for the facilities does not materially
overlap (e.g., uses primarily of a daytime vs. nighttime nature) and provided that such right
of joint use is evidenced by a deed, lease, contract, or similar written instrument establishing
such joint use.

Comment [h2]: Moved from previous
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E. Shared Parking. One off-street parking space credit for every space constructed in
designated off-site shared parking areas, or through payment of in-lieu-of-parking fees for a
common parking.
F. TDM Plan Credit. Through implementation of an individual Transportation Demand
Management (TDM) plan that demonstrates a reduction of long term parking demand by a
percentage equal to the credit requested.
G. Transit Facilities Credit. Sites where at least 20 spaces are required, and where at least
one lot line abuts a street with transit service may substitute transit-supportive plazas for
required parking as follows.
1. Pedestrian and transit supportive plazas may be substituted for up to ten percent of the
required parking spaces on site.
2. A street with transit service shall have a minimum of 30-minute peak period transit
service frequency.
3. Existing parking areas may be converted to take advantage of these provisions.
4. The plaza must be adjacent to and visible from the transit street. If there is a bus stop
along the site’s frontage, the plaza must be adjacent to the bus stop.
5. The plaza must be at least 300 square feet in area and be shaped so that a ten foot by
ten foot square will fit entirely in the plaza.
6. The plaza must include all of the following elements:
a. A plaza that is open to the public. The owner must record a public access easement
that allows public access to the plaza;
b. A bench or other sitting area with at least five linear feet of seating;
c. A shelter or other weather protection. The shelter must cover at least 20 square feet
and the plaza must be landscaped. This landscaping is in addition to any other
landscaping or screening required for parking areas by the Code.

SECTION 18.92.030 Disabled Person Parking Places.
The total number of disabled person parking spaces shall comply with the following:
Total in Parking Lot
1 to 25
26 to 50

Required Minimum Number
of Accessible Spaces
1
2
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51 to 75
76 to 100
101 to 150
151 to 200
201 to 300
301 to 400
401 to 500

3
4
5
6
7
8
9

Required Disabled Person Parking spaces shall be designed in accord with all requirements of
the State of Oregon, including minimum widths, adjacent aisles, and permanent markings.
Disabled Person Parking space designs are included at the end of this chapter.

SECTION 18.92.040 Bicycle Parking.
A. All uses, with the exception of detached single-family residences and uses in the C-1-D
zone, shall provide a minimum of two sheltered bike parking spaces.
B. Every residential use of two units or more per structure, and not containing a garage, shall
provide
bicycle
parking
spaces
as
follows:
Multi-Family Residential: One sheltered space per studio and 1-bedroom unit
1.5 sheltered spaces per 2-bedroom unit
2.0 sheltered spaces per 3-bedroom unit
Senior Housing:
One sheltered space per 8 units (80% of the occupants are 55 or
older)
C. In addition, all uses which require off street parking, except as specifically noted, shall
provide one bicycle parking space for every 5 required auto parking spaces. Fractional
spaces shall be rounded up to the next whole space. Fifty percent of the bicycle parking
spaces required shall be sheltered from the weather. All spaces shall be located in proximity
to
the
uses
they
are
intended
to
serve.
(Ord
2697
S1,
1993)
D. All public and commercial parking lots and parking structures shall provide a minimum of
one
bicycle
parking
space
for
every
five
auto
parking
spaces.
E. Elementary, Junior High, Middle and High Schools shall provide one sheltered bicycle
parking space for every five students.
F. Colleges, universities, and trade schools shall provide one bicycle parking space for every
five required auto parking spaces, of which one half is to be sheltered.
G. No bicycle parking spaces required by this standard shall be rented or leased, however, a
refundable deposit fee may be charged. This does not preclude a bike parking rental
business.
H. The required bicycle parking facilities shall be constructed when an existing residential
building or dwelling is altered or enlarged by the addition or creation of dwelling units, or
when a non-residential use is intensified by the addition of floor space, seating capacity, or
change in use.
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I.

Bicycle Parking Design Standards
1. The salient concern is that bicycle parking be visible and convenient to cyclists and that
it provides sufficient security from theft and damage.
2. Bicycle parking requirements can be met in any of the following ways:
a. Providing a bicycle storage room, bicycle lockers, or racks inside the building.
b. Providing bicycle lockers or racks in an accessory parking structure, underneath an
awning or marquee, or outside the main building.
c. Providing bicycle racks on the public right of way. This must be approved by City of
Ashland Public Works Department.
d. Providing secure storage space inside the building.
3. All required exterior bicycle parking shall be located on site within 50 feet of well-used
entrances and not farther from the entrance than the closest motor vehicle parking
space. Bicycle parking shall have direct access to both the public right-of-way and to the
main entrance of the principal use. For facilities with multiple buildings, building
entrances or parking lots (such as a college), exterior bicycle parking shall be located in
areas of greatest use and convenience for bicyclists.
4. Required bicycle parking spaces located out of doors shall be visible enough to provide
security. Lighting shall be provided in a bicycle parking area so that all facilities are
thoroughly illuminated and visible from adjacent walkways or motor vehicle parking lots
during all hours of use. Bicycle parking shall be at least as well lit as automobile parking.
5. An aisle for bicycle maneuvering shall be provided and maintained between each row of
bicycle parking. Bicycle parking shall be designed in accord with the illustrations used for
the implementation of this chapter.
6. Each required bicycle parking space shall be accessible without moving another bicycle.
7. Areas set aside for required bicycle parking shall be clearly marked and reserved for
bicycle parking only.
8. Parking spaces configured as indicated in the figure at the end of this chapter meet all
requirements of this chapter and is the preferred design. Commercial bike lockers are
acceptable according to manufacturer's specifications. A bicycle parking space located
inside of a building for employee bike parking shall be a minimum of six feet long by 3
feet wide by 4 feet high, unless adequate room is provided to allow configuration as
indicated in the figure at the end of this chapter.
9. Sheltered parking shall mean protected from all precipitation and must include the
minimum protection coverages shown in the figure at the end of this chapter.
10. Bicycle parking shall be located to minimize the possibility of accidental damage to either
bicycles or racks. Where needed, barriers shall be installed.
11. Bicycle parking shall not impede or create a hazard to pedestrians. They shall not be
located so as to violate vision clearance standards. Bicycle parking facilities should be
harmonious with their environment both in color and design. Facilities should be
incorporated whenever possible into building design or street furniture.

J. Bicycle Parking Rack Standards.
1. All required bicycle parking racks installed shall meet the individual rack specifications
shown in the figure at the end of this chapter. Single and multiple rack installations shall
conform with the minimum clearance standards shown in the figures at the end of this
chapter. Alternatives to the above standard may be approved after review by the Bicycle
Commission and approval by the Staff Advisor. Alternatives shall conform with all other
applicable standards of this section. Bicycle parking racks or lockers shall be anchored
securely.
2. The intent of this Subsection is to ensure that required bicycle racks are designed so
that bicycles may be securely locked to them without undue inconvenience and will be

reasonably safeguarded from intentional or accidental damage.
a. Bicycle racks shall hold bicycles securely by means of the frame. The frame shall be
supported so that the bicycle cannot be pushed or fall to one side in a manner that
will damage the wheels.
b. Bicycle racks shall accommodate:
i. Locking the frame and both wheels to the rack with a high-security U-shaped
shackle lock, if the bicyclists removes the front wheel; and
ii. Locking the frame and one wheel to the rack with a high-security U-shaped
shackle lock, if the bicyclists leaves both wheels on the bicycle; and
iii. Locking the frame and both wheels to the rack with a chain or cable not longer
than 6 feet without removal of the front wheel.
c. Paving and Surfacing. Outdoor bicycle parking facilities shall be surfaced in the
same manner as the automobile parking area or with a minimum of two inch
thickness of hard surfacing (i.e., asphalt, concrete, pavers, or similar material) and
shall be relatively level. This surface will be maintained in a smooth, durable, and
well-drained condition.

SECTION 18.92.050 Compact Car Parking.
Up to 50% of the total automobile parking spaces in a parking lot may be designated for
compact cars. Minimum dimensions for compact spaces shall be 8 x 16 feet. Such spaces shall
be signed or the space painted with the words "Compact Car Only."

Variances for Commercial Buildings in the Historic District.
SECTION 18.92.055060
In order to preserve existing structures within the Ashland Historic District, while permitting the
redevelopment of property to its highest commercial use, a variance of up to 50% of the
required automobile parking may be granted to commercial uses within the Ashland Historic
District as a Type I Variance. It is the intent of this clause to provide as much off-street parking
as practical while preserving existing structures and allowing them to develop to their full
commercial potential. Additionally, to identify redevelopment of existing commercial and
residential buildings for commercial use within the Ashland Historic District as an exceptional
circumstance and unusual hardship for the purposes of granting a variance.

SECTION 18.92.060 Limitations, Location, Use of Facilities.
A. Location. Except for single and two-family dwellings, required automobile parking
facilities may be located on another parcel of land, provided said parcel is within 200 feet
of the use it is intended to serve. The distance from the parking lot to the use shall be
measured in walking distance from the nearest parking space to an access to the
building housing the use, along a sidewalk or other pedestrian path separated from
street traffic. Such right to use the off-site parking must be evidenced by a deed, lease,
easement, or similar written instrument establishing such use, for the duration of the use.
B. Except as allowed in 18.92.060.F and except in the M-Industrial District, required
automobile parking shall not be located in a required front and side yard setback area
abutting a public street, except alleys.
C. Mixed Uses. In the event that several users occupy a single structure or parcel of land, the
total requirements for off-street automobile parking shall be the sum of the requirements for
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the several uses computed separately unless it can be shown that the peak parking
demands are offset. In such case the Staff Advisor may reduce the total requirements
accordingly, but not by more than 35%.
D. Joint Use of Facilities. Required parking facilities of 2 or more uses, structures, or parcels
of land may be satisfied by the same parking facilities used jointly, to the extent that it can
be shown by the owners or operators that the need for the facilities does not materially
overlap (e.g., uses primarily of a daytime v. nighttime nature) and provided that such right of
joint use is evidenced by a deed, lease, contract, or similar written instrument establishing
such joint use.
E. Availability of Facilities. All automobile and bicycle parking shall be available for parking of
residents, customers and employees only, and shall not be used for the storage or display of
vehicles or materials.
F. In all residential zones, all off-street parking of automobiles, trucks, trailers and recreational
vehicles in the front yard shall be limited to a contiguous area which is no more than 25% of
the area of the front yard, or a contiguous area 25 feet wide and the depth of the front yard,
whichever is greater. Since parking in violation of this section is occasional in nature, and is
incidental to the primary use of the site, no vested rights are deemed to exist and violations
of this section are not subject to the protection of the nonconforming use sections of this
ordinance. However, a 24-hour warning notice of violation shall be provided prior to the
issuance of a citation to appear in Municipal Court, and it shall be rebuttably presumed that
the vehicle was parked with permission of the person in control of the property. Subsequent
violations shall not require a warning notice.

Automobile Parking, Access and Circulation Design
SECTION 18.92.070070
Requirements.
A. Parking Location.
1. Except for single and two-family dwellings, required automobile parking facilities may be
located on another parcel of land, provided said parcel is within 200 feet of the use it is
intended to serve. The distance from the parking lot to the use shall be measured in
walking distance from the nearest parking space to an access to the building housing the
use, along a sidewalk or other pedestrian path separated from street traffic. Such right to
use the off-site parking must be evidenced by a deed, lease, easement, or similar written
instrument establishing such use, for the duration of the use.
B2. Except as allowed in Section 18.92.060.F070.A.3 and except in the M-Industrial District,
required automobile parking shall not be located in a required front and side yard
setback area abutting a public street, except alleys.
3. In all residential zones, all off-street parking of automobiles, trucks, trailers and
recreational vehicles in the front yard shall be limited to a contiguous area which is no
more than 25% of the area of the front yard, or a contiguous area 25 feet wide and the
depth of the front yard, whichever is greater. Since parking in violation of this section is
occasional in nature, and is incidental to the primary use of the site, no vested rights are
deemed to exist and violations of this section are not subject to the protection of the
nonconforming use sections of this ordinance. However, a 24-hour warning notice of
violation shall be provided prior to the issuance of a citation to appear in Municipal Court,
and it shall be rebuttably presumed that the vehicle was parked with permission of the
person in control of the property. Subsequent violations shall not require a warning
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notice.
AB.Size Parking Lotand AccessDesign. All rRequired parking areas shall be designed in
accordance with the parking layout chart at the end of this Chapterfollowing standards and
dimensions.
1. Parking spaces shall be a minimum of 9 x 18 feet, except that 50% of the spaces may
be compact spaces in accord with 18.92.050.
2. Up to 50% of the total automobile parking spaces in a parking lot may be designated for
compact cars. Minimum dimensions for compact spaces shall be 8 x 16 feet. Such
spaces shall be signed or the space painted with the words "Compact Car Only."
3. Parking spaces shall have a back-up maneuvering space no less than twenty-two (22)
feet, except where parking is angled, and which does not necessitate moving of other
vehicles.
C. Vehicular Access and Circulation. The intent of this section is to manage access to land
uses and on-site circulation, and to preserve the transportation system in terms of safety,
capacity and function.
1. Applicability. This section applies to all public streets within the City of Ashland and to
all properties that abut these streets. The standards apply when developments are
subject to a planning action (e.g. Site Review, Conditional Use Permit, Land Partition,
Performance Standards Subdivision).
2. Traffic Study Requirements. The City may require a traffic study prepared by a qualified
professional to determine access, circulation and other transportation impacts.
3. Site Circulation. New development shall be required to provide a circulation system that
accommodates expected traffic on the site. All on-site circulation systems shall
incorporate street-like features as described in Section 18.92.090.A.3.c. Pedestrian
connections on the site, including connections through large sites, and connections
between sites and adjacent sidewalks must conform to the provisions of Section
18.92.090.
4. Intersection and Driveway Separation. The distance from a street intersection to a
driveway, or from a driveway to another driveway shall meet the minimum spacing
requirements for the street’s classification in the Ashland Transportation System Plan
(TSP).
a. In no case shall driveways be closer than 24 feet as measured from the bottom of
the existing or proposed apron wings of the driveway approach.
b. Any partitioning or subdivision of property located in an R-2, R-3, C-1, E-1, CM or M1 zone shall meet the controlled access standards set forth 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.
c. 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.
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d. Street and driveway access points in the CM zone are subject to the requirements of
the Croman Mill District Standards. (Ord 3036, added, 08/17/2010)
e. Access Requirements for Multi-family Developments.
i. 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.
ii. Creating an obstructed street as defined in Section 18.88.020.G is prohibited.
4. Shared Use of Driveways and Curb Cuts.
a. Developments subject to a planning action or divisions of property, either by minor
land partition or subdivision, shall minimize the number of driveway intersections with
streets by the use of shared driveways with adjoining lots where feasible. In no case
shall driveways be closer than 24 feet as measured from the bottom of the existing or
proposed apron wings of the driveway approach. Where necessary from traffic
safety and access management purposes, the City may require joint access and/or
shared driveways in the following situations.
i. For shared parking areas;
ii. For adjacent developments, where access onto an arterial is limited; and
iii For multi-family developments, and developments on multiple lots.
b. Plans for property being partitioned or subdivided or for multi-family
developmentssubmitted for developments subject to a planning action shall indicate
how driveway intersections with streets have been minimized through the use of
shared driveways and shall indicate all necessary access easements.
c. Developments subject to a planning action shall remove all curb cuts and driveway
approaches not shown to be necessary for existing improvements or the proposed
development. Cuts and approaches shall be replaced with standard curb, gutter or
sidewalk as appropriate. All replacement shall be done under permit of the
Engineering Division.
d. 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.
BD.
Driveways and Turn-AroundsAround Design. Driveways Required driveways and
turn-arounds providing access to parking areas shall conform to the following provisions:
1. A driveway for a single dwelling shall have a minimum width of nine feet, and a shared
driveway serving two units shall have a width of 12 feet.
2. Parking areas of more than seven parking spaces per lot shall be provided with
adequate aisles or turn-around areas so that all vehicles may enter the street in a
forward manner.
3. Parking areas of more than seven parking spaces shall be served by a driveway 20 feet
in width and constructed to facilitate the flow of traffic on or off the site, with due regard
to pedestrian and vehicle safety, and shall be clearly and permanently marked and
defined. Parking areas of seven spaces or less shall be served by a driveway 12 feet in
width.
4. Shared Use of Driveways and Curb Cuts.
a. Developments subject to a planning action or divisions of property, either by minor
land partition or subdivision, shall minimize the number of driveway intersections with
streets by the use of shared driveways with adjoining lots where feasible. In no case
shall driveways be closer than 24 feet as measured from the bottom of the existing or
proposed apron wings of the driveway approach.
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b. Plans for property being partitioned or subdivided or for multi-family developments
shall indicate how driveway intersections with streets have been minimized through
the use of shared driveways and shall indicate all necessary access easements.
c. Developments subject to a planning action shall remove all curb cuts and driveway
approaches not shown to be necessary for existing improvements or the proposed
development. Cuts and approaches shall be replaced with standard curb, gutter or
sidewalk as appropriate. All replacement shall be done under permit of the
Engineering Division.
C4. Vertical Clearances. Driveways, aisles, turn-around areas and ramps shall have a
minimum vertical clearance of 13'6" for their entire length and width.
D5. Vision Clearance. No obstructions may be placed in the vision clearance area except as
set forth in Section 18.68.020.
E. Parking and Access Development Construction and Maintenance. The development
construction and maintenance as provided below, shall apply in all cases, except singlefamily dwellings.
1. Paving. All required parking areas, aisles, turn-arounds and driveways shall be paved
with concrete, asphaltic or comparable surfacing including pervious paving, constructed
to standards on file in the office of the City Engineer.
2. Drainage. All required parking areas, aisles and turn-arounds shall have provisions
made for the on-site collection of drainage waters to eliminate sheet flow of such waters
onto sidewalks, public rights-of-way, and abutting private property.
3. Driveway approaches. Approaches shall be paved with concrete surfacing constructed
to standards on file in the office of the City Engineer.
4. Marking. Parking lots of more than seven spaces shall have all spaces permanently and
clearly marked.
5. Wheel stops. Wheel stops shall be a minimum of four inches in height and width and six
feet in length. They shall be firmly attached to the ground and so constructed as to
withstand normal wear. Wheel stops shall be provided where appropriate for all spaces
abutting property lines, buildings, landscaping, and no vehicle shall overhang a public
right-of-way.
6. Walls and Hedges.
a. Where parking abuts upon a street, a decorative masonry wall or evergreen hedge
screen of 30-42 inches in height and a minimum of 12" in width shall be established
parallel to and not nearer than two feet from the right-of-way line. Screen planting
shall be of such size and number to provide the required screening within 12 months
after installation. The area between the wall or hedge and street line shall be
landscaped. All vegetation shall be adequately maintained by a permanent irrigation
system, and said wall or hedge shall be maintained in good condition. The required
wall or screening shall be designed to allow for free access to the site and sidewalk
by pedestrians.
b. In all zones, except single-family zones, where parking facilities or driveways are
located adjacent to residential or agricultural zones, school yards, or like institutions,
a sight-obscuring fence, wall, or evergreen hedge not less than five feet, nor more
than six feet high shall be provided on the property line as measured from the high
grade side. Said wall, fence or hedge shall be reduced to 30 inches within required
setback area, or within 10 feet of street property lines, and shall be maintained in
good condition. Screen plantings shall be of such size and number to provide the
required screening within 12 months after installation. Adequate provisions shall be
made to protect walls, fences or plant materials from being damaged by vehicles
using said parking areas.
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7. Landscaping. In all zones, all parking facilities shall include landscaping to cover not less
than 7% of the area devoted to outdoor parking facilities, including the landscaping
required in subdivision 6(a) above. Said landscaping shall be uniformly distributed
throughout the parking area, be provided with irrigation facilities and protective curbs or
raised wood headers. It may consist of trees, plus shrubs, ground cover or related
material. A minimum of one tree per seven parking spaces is required.
8. Lighting. Lighting of parking areas within 100 feet of property in residential zones shall
be directed into or on the site and away from property lines such that the light element
shall not be directly visible from abutting residential property.

SECTION 18.92.080 Construction.
The required parking facilities, including design standards, shall be installed prior to a release of
a certificate of use and occupancy or a release of utilities, and shall be permanently maintained
as a condition of use. However, the Building Official may, unless otherwise directed by the
Planning Commission or Staff Advisor, release a temporary certificate of use and occupancy
and a temporary release of utilities before the installation of said facilities provided: (1) there is
proof that the owner has entered into a contract with a reputable installer for the completion of
the parking, including design standards, with a specified time, and that there remains nothing for
the owner to do prior to installation; or (2) the owner has posted a satisfactory performance
bond to ensure the installation of said parking facilities within a specified time.

SECTION 18.92.090 Alterations and Enlargements.
The required parking facilities shall be constructed when an existing building or dwelling is
altered or enlarged by the addition or creation of guest rooms or dwelling units, or when a use is
intensified by the addition of floor space, seating capacity, or change in use.(Ord 2659, 1991; Ord 2777, 1996)
SECTION 18.92.040080
Bicycle Parking.
A. All uses, with the exception of detached single-family residences and uses in the C-1-D
zone, shall provide a minimum of two sheltered bike parking spaces.
B. Every residential use of two units or more per structure, and not containing a garage, shall
provide bicycle parking spaces as follows:
Multi-Family Residential: One sheltered space per studio and 1-bedroom unit
1.5 sheltered spaces per 2-bedroom unit
2.0 sheltered spaces per 3-bedroom unit
Senior Housing:
One sheltered space per 8 units (80% of the occupants are 55 or
older)
C. In addition, all uses which require off street parking, except as specifically noted, shall
provide one bicycle parking space for every 5 required auto parking spaces. Fractional
spaces shall be rounded up to the next whole space. Fifty percent of the bicycle parking
spaces required shall be sheltered from the weather. All spaces shall be located in proximity
to the uses they are intended to serve. (Ord 2697 S1, 1993)
D. All public and commercial parking lots and parking structures shall provide a minimum of
one bicycle parking space for every five auto parking spaces.
E. Elementary, Junior High, Middle and High Schools shall provide one sheltered bicycle

parking space for every five students.
F. Colleges, universities, and trade schools shall provide one bicycle parking space for every
five required auto parking spaces, of which one half is to be sheltered.
G. No bicycle parking spaces required by this standard shall be rented or leased, however, a
refundable deposit fee may be charged. This does not preclude a bike parking rental
business.
H. The required bicycle parking facilities shall be constructed when an existing residential
building or dwelling is altered or enlarged by the addition or creation of dwelling units, or
when a non-residential use is intensified by the addition of floor space, seating capacity, or
change in use.
I.

Bicycle Parking Design Standards
1. The salient concern is that bicycle parking be visible and convenient to cyclists and that
it provides sufficient security from theft and damage.
2. Bicycle parking requirements can be met in any of the following ways:
a. Providing a bicycle storage room, bicycle lockers, or racks inside the building.
b. Providing bicycle lockers or racks in an accessory parking structure, underneath an
awning or marquee, or outside the main building.
c. Providing bicycle racks on the public right of way. This must be approved by City of
Ashland Public Works Department.
d. Providing secure storage space inside the building.
3. All required exterior bicycle parking shall be located on site within 50 feet of well-used
entrances and not farther from the entrance than the closest motor vehicle parking
space. Bicycle parking shall have direct access to both the public right-of-way and to the
main entrance of the principal use. For facilities with multiple buildings, building
entrances or parking lots (such as a college), exterior bicycle parking shall be located in
areas of greatest use and convenience for bicyclists.
4. Required bicycle parking spaces located out of doors shall be visible enough to provide
security. Lighting shall be provided in a bicycle parking area so that all facilities are
thoroughly illuminated and visible from adjacent walkways or motor vehicle parking lots
during all hours of use. Bicycle parking shall be at least as well lit as automobile parking.
5. An aisle for bicycle maneuvering shall be provided and maintained between each row of
bicycle parking. Bicycle parking shall be designed in accord with the illustrations used for
the implementation of this chapter.
6. Each required bicycle parking space shall be accessible without moving another bicycle.
7. Areas set aside for required bicycle parking shall be clearly marked and reserved for
bicycle parking only.
8. Parking spaces configured as indicated in the figure at the end of this chapter meet all
requirements of this chapter and is the preferred design. Commercial bike lockers are
acceptable according to manufacturer's specifications. A bicycle parking space located
inside of a building for employee bike parking shall be a minimum of six feet long by 3
feet wide by 4 feet high, unless adequate room is provided to allow configuration as
indicated in the figure at the end of this chapter.
9. Sheltered parking shall mean protected from all precipitation and must include the
minimum protection coverages shown in the figure at the end of this chapter.
10. Bicycle parking shall be located to minimize the possibility of accidental damage to either
bicycles or racks. Where needed, barriers shall be installed.
11. Bicycle parking shall not impede or create a hazard to pedestrians. They shall not be

located so as to violate vision clearance standards. Bicycle parking facilities should be
harmonious with their environment both in color and design. Facilities should be
incorporated whenever possible into building design or street furniture.
J. Bicycle Parking Rack Standards.
1. All required bicycle parking racks installed shall meet the individual rack specifications
shown in the figure at the end of this chapter. Single and multiple rack installations shall
conform with the minimum clearance standards shown in the figures at the end of this
chapter. Alternatives to the above standard may be approved after review by the Bicycle
Commission and approval by the Staff Advisor. Alternatives shall conform with all other
applicable standards of this section. Bicycle parking racks or lockers shall be anchored
securely.
2. The intent of this sSubsection is to ensure that required bicycle racks are designed so
that bicycles may be securely locked to them without undue inconvenience and will be
reasonably safeguarded from intentional or accidental damage.
a. Bicycle racks shall hold bicycles securely by means of the frame. The frame shall be
supported so that the bicycle cannot be pushed or fall to one side in a manner that
will damage the wheels.
b. Bicycle racks shall accommodate:
i. Locking the frame and both wheels to the rack with a high-security U-shaped
shackle lock, if the bicyclists removes the front wheel; and
ii. Locking the frame and one wheel to the rack with a high-security U-shaped
shackle lock, if the bicyclists leaves both wheels on the bicycle; and
iii. Locking the frame and both wheels to the rack with a chain or cable not longer
than 6 feet without removal of the front wheel.
c. Paving and Surfacing. Outdoor bicycle parking facilities shall be surfaced in the
same manner as the automobile parking area or with a minimum of two inch
thickness of hard surfacing (i.e., asphalt, concrete, pavers, or similar material) and
shall be relatively level. This surface will be maintained in a smooth, durable, and
well-drained condition.
SECTION 18.92.090 Pedestrian Access and Circulation.
A. Site Layout and Design. To ensure safe, direct, and convenient pedestrian circulation, all
developments, except single-family dwellings (i.e. detached housing on individual lots) and
accessory uses, shall provide a continuous walkway system. The walkway system shall be
based on the standards in subsections 1-4, below:
1. Continuous Walkway System. Extend the walkway system throughout the development
site and connect to all future phases of development, and to existing or planned off-site
adjacent sidewalks, trails, public parks, and open space areas to the greatest extent
practicable. The developer may also be required to connect or stub walkway(s) to
adjacent streets and to private property for this purpose.
2. Safe, Direct, and Convenient. Provide safe, reasonably direct, and convenient
walkway connections between primary building entrances and all adjacent streets,
based on the following definitions:
a. Reasonably direct. A route that does not deviate unnecessarily from a straight
line or a route that does not involve a significant amount of out-of-direction travel for
likely users.
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5. Provide pedestrian scale lighting in conformance with City standards along pedestrian
facilities.
SECTION 18.92.080100
Construction.
The required parking, access and circulation facilities, including design standards, shall be
installed prior to a release of a certificate of use and occupancy or a release of utilities, and shall
be permanently maintained as a condition of use. However, the Building Official may, unless
otherwise directed by the Planning Commission or Staff Advisor, release a temporary certificate
of use and occupancy and a temporary release of utilities before the installation of said facilities
provided: (1) there is proof that the owner has entered into a contract with a reputable installer
for the completion of the parking, including design standards, with a specified time, and that
there remains nothing for the owner to do prior to installation; or (2) the owner has posted a
satisfactory performance bond to ensure the installation of said parking facilities within a
specified time.

Alterations and Enlargements.
SECTION 18.92.090110
The required parking, access and circulation facilities shall be constructed when an existing
building or dwelling is altered or enlarged by the addition or creation of guest rooms or dwelling
units, or when a use is intensified by the addition of floor space, seating capacity, or change in
use.

SECTION 18.92.120 Availability of Facilities.
E.
Availability of Facilities. All automobile and bicyclerequired parking, access and
circulation shall be available for parking ofuse by residents, customers and employees only, and
shall not be used for the storage or display of vehicles or materials.
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SECTION 18.92.010 Purpose.
The purpose of this chapter is to provide standards for development of vehicle and bicycle
parking, and to ensure developments provide safe and effective access and circulation for
pedestrians, bicyclists and vehicles.

SECTION 18.92.020 Applicability.
In all districts, except those specifically exempted, whenever any building is erected, enlarged,
or the use is changed, parking, access and circulation shall be provided as set forth in this
chapter.

SECTION 18.92.030 Automobile Parking Spaces Required.
Uses and standards are as follows:
A. Residential Uses. For residential uses the following automobile parking spaces are
required.
1. Single family dwellings. Two spaces for the primary dwelling unit and the following for
accessory residential units:
a. Studio units or 1-bedroom units less than 500 sq. ft. -- 1 space/unit.
b. 1-bedroom units 500 sq. ft. or larger -- 1.50 spaces/unit.
c. 2-bedroom units --1.75 spaces/unit.
d. 3-bedroom or greater units -- 2.00 spaces/unit.
2. Multi-family dwellings.
a. Studio units or 1-bedroom units less than 500 sq. ft. -- 1 space/unit.
b. 1-bedroom units 500 sq. ft. or larger -- 1.50 spaces/unit.
c. 2-bedroom units -- 1.75 spaces/unit.
d. 3-bedroom or greater units -- 2.00 spaces/unit.
e. Retirement complexes for seniors 55-years or greater -- One space per unit.
3. Clubs, fraternity and sorority houses, rooming and boarding houses, dormitories. Two

spaces for each three guest rooms; in dormitories, 100 square feet shall be equivalent to
a guest room.
4. Hotels and motels.
One space for each guest room, plus one space for the owner or manager.
5. Manufactured housing developments.
Parking requirements are as established in Chapter 18.84.
6. Performance Standards Developments.
Parking requirements are as established in Chapter 18.88.
B. Commercial Uses. For commercial uses the following automobile parking spaces are
required.
1. Auto, boat or trailer sales, retail nurseries and other open-space uses.
One space per 1,000 square feet of the first 10,000 square feet of gross land area; plus
one space per 5,000 square feet for the excess over 10,000 square feet of gross land
area; and one per two employees.
2. Bowling Alleys.
Three spaces per alley, plus additional spaces for auxiliary activities set forth in this
section.
3. Business, general retail, person services.
General - one space for 350 square feet of gross floor area. Furniture and appliances one space per 750 square feet of gross floor area.
4. Chapels and mortuaries.
One space per four fixed seats in the main chapel.
5. Offices.
Medical and dental - one space per 350 square feet of gross floor area. General - one
space per 500 square feet of gross floor area. (Ord 3034, amended, 08/17/10)
6. Restaurants, bars, ice cream parlors and similar uses.
One space per four seats or one space per 100 sq. ft. of gross leasable floor area,
whichever is less.
7. Skating rinks.
One space per 350 sq. ft. of gross building area.
8. Theaters, auditoriums, stadiums, gymnasiums and similar uses.
One space per four seats.
C. Industrial Uses. For industrial uses the following automobile parking spaces are required.
1. Industrial and Warehousing uses.
One space per 1,000 square feet of gross floor area or for each two employees,
whichever is less, plus one space per company vehicle.
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. (Ord 3034, amended, 08/17/10)
D. Institutional and Public Uses. For institutional and public uses the following automobile
parking spaces are required.
1. Child care centers having 13 or more children.
One space per two employees; a minimum of two spaces is required.
2. Churches.
One space per four seats.
3. Golf courses, except miniature.
Eight spaces per hole, plus additional spaces for auxiliary uses set forth in this section.

Miniature golf courses -four spaces per hole.
4. Hospitals.
Two spaces per patient bed.
5. Nursing and convalescent homes.
One space per three patient beds.
6. Rest homes, homes for the aged, or assisted living.
One space per two patient beds or one space per apartment unit.
7. Schools, elementary and junior high.
One and one-half space per classroom, or the requirements for public assembly areas
as set forth herein, whichever is greater.
8. High schools.
One and one-half spaces per classroom, plus one space per 10 students the school is
designed to accommodate, or the requirements for public assembly as set forth herein,
whichever is greater.
9. Colleges, universities and trade schools.
One and one-half spaces per classroom, plus one space per five students the school is
designed to accommodate, plus requirements for on-campus student housing.
E. Unspecified Uses. Where automobile parking requirements for any use are not specifically
defined in this section, such requirements shall be determined by the Staff Advisor based
upon the most comparable use specified in this section, and other available data.
F. Maximum Allowable Number of Automobile Parking Spaces. The number of spaces
provided by any particular use in ground surface lots shall not exceed the required number
of spaces provided by this ordinance by more than 10%. Spaces provided on-street, or
within the building footprint of structures, such as in rooftop parking, or under-structure
parking, or in multi-level parking above or below surface lots, shall not apply towards the
maximum number of allowable spaces.

SECTION 18.92.040 Disabled Person Parking Places.
The total number of disabled person parking spaces shall comply with the following:
Total in Parking Lot
1 to 25
26 to 50
51 to 75
76 to 100
101 to 150
151 to 200
201 to 300
301 to 400
401 to 500

Required Minimum Number
of Accessible Spaces
1
2
3
4
5
6
7
8
9

One in every eight accessible spaces, but not less than one, must be van accessible. A van
accessible parking space is required to be at least nine feet wide and have an adjacent access
aisle that is at least eight feet wide. Required Disabled Person Parking spaces shall be
designed in accord with all requirements of the State of Oregon, including minimum widths,
adjacent aisles, and permanent markings. Disabled Person Parking space designs are included

at the end of this chapter.

SECTION 18.92.050 Parking Management Strategies.
The amount of required off-street parking may be reduced up to 50% through the application of
the following credits.
A. On-Street Parking Credit. The amount of off-street parking required shall be reduced by
the following credit provided for on-street parking: one off-street parking space credit for
one on-street parking space.
1. Dimensions. On-street parking shall follow the established configuration of existing onstreet parking, except that 45 and 90 degree diagonal parking may be allowed with the
approval of the Public Works Director, taking into account traffic flows and street design,
with the parking spaces designed in accord with the standards on file with the Public
Works Department. The following shall constitute an on-street parking space:
a. Parallel parking, each 22 feet of uninterrupted curb.
b. 45 degree diagonal, each 12 feet of uninterrupted curb.
c. 90 degree (perpendicular) parking, each 12 feet of uninterrupted curb.
2.

Location.
a. Curb space must be contiguous to the lot which contains the use which requires the
parking
b. Parking spaces may not be counted that are within 20 feet measured along the curb
of any corner or intersection of an alley or street, nor any other parking configuration
that violates any law or standard of the City or State.
c Parking spaces located on arterials and collectors may only receive credit if the
arterial or collector is greater in width than the minimums established by the Street
Standards in Chapter 18.88, Performance Standards Options. (Ord 2836 S14, 1999)
d. Parking spaces may not be counted that are within 200 feet of a C-1-D or SO zone.

3.. On-street parking spaces credited for a specific use shall not be used exclusively by that
use, but shall be available for general public use at all times. No signage or actions
limiting general public use of on-street spaces shall be permitted.
B. Alternative Vehicle Parking. Alternative vehicle parking facilities may be substituted for up
to 25 percent of the required parking space on site.
1. Motorcycle or scooter parking. One off-street parking space credit for four motorcycle or
scooter parking spaces.
2. Bicycle parking. One off-street parking space credit for five additional, non-required
bicycle parking spaces.
C. Mixed Uses. In the event that several users occupy a single structure or parcel of land, the
total requirements for off-street automobile parking shall be the sum of the requirements for
the several uses computed separately unless it can be shown that the peak parking
demands are offset. In such case, the mixed-use credit shall reduce the off-street parking
requirement by a percentage equal to the reduced parking demand.
D. Joint Use of Facilities. Required parking facilities of 2 or more uses, structures, or parcels
of land may be satisfied by the same parking facilities used jointly, to the extent that it can
be shown by the owners or operators that the need for the facilities does not materially
overlap (e.g., uses primarily of a daytime vs. nighttime nature) and provided that such right

of joint use is evidenced by a deed, lease, contract, or similar written instrument establishing
such joint use.
E. Shared Parking. One off-street parking space credit for every space constructed in
designated off-site shared parking areas, or through payment of in-lieu-of-parking fees for a
common parking.
F. TDM Plan Credit. Through implementation of an individual Transportation Demand
Management (TDM) plan that demonstrates a reduction of long term parking demand by a
percentage equal to the credit requested.
G. Transit Facilities Credit. Sites where at least 20 spaces are required, and where at least
one lot line abuts a street with transit service may substitute transit-supportive plazas for
required parking as follows.
1. Pedestrian and transit supportive plazas may be substituted for up to ten percent of the
required parking spaces on site.
2. A street with transit service shall have a minimum of 30-minute peak period transit
service frequency.
3. Existing parking areas may be converted to take advantage of these provisions.
4. The plaza must be adjacent to and visible from the transit street. If there is a bus stop
along the site’s frontage, the plaza must be adjacent to the bus stop.
5. The plaza must be at least 300 square feet in area and be shaped so that a ten foot by
ten foot square will fit entirely in the plaza.
6. The plaza must include all of the following elements:
a. A plaza that is open to the public. The owner must record a public access easement
that allows public access to the plaza;
b. A bench or other sitting area with at least five linear feet of seating;
c. A shelter or other weather protection. The shelter must cover at least 20 square feet
and the plaza must be landscaped. This landscaping is in addition to any other
landscaping or screening required for parking areas by the Code.

SECTION 18.92.060 Variances for Commercial Buildings in the Historic District.
In order to preserve existing structures within the Ashland Historic District, while permitting the
redevelopment of property to its highest commercial use, a variance of up to 50% of the
required automobile parking may be granted to commercial uses within the Ashland Historic
District as a Type I Variance. It is the intent of this clause to provide as much off-street parking
as practical while preserving existing structures and allowing them to develop to their full
commercial potential. Additionally, to identify redevelopment of existing commercial and
residential buildings for commercial use within the Ashland Historic District as an exceptional
circumstance and unusual hardship for the purposes of granting a variance.

SECTION 18.92.070 Parking, Access and Circulation Design Requirements.
A. Parking Location.
1. Except for single and two-family dwellings, required automobile parking facilities may be
located on another parcel of land, provided said parcel is within 200 feet of the use it is
intended to serve. The distance from the parking lot to the use shall be measured in
walking distance from the nearest parking space to an access to the building housing the
use, along a sidewalk or other pedestrian path separated from street traffic. Such right to

use the off-site parking must be evidenced by a deed, lease, easement, or similar written
instrument establishing such use, for the duration of the use.
2. Except as allowed in Section 18.92.070.A.3, automobile parking shall not be located in a
required front and side yard setback area abutting a public street, except alleys.
3. In all residential zones, all off-street parking of automobiles, trucks, trailers and
recreational vehicles in the front yard shall be limited to a contiguous area which is no
more than 25% of the area of the front yard, or a contiguous area 25 feet wide and the
depth of the front yard, whichever is greater. Since parking in violation of this section is
occasional in nature, and is incidental to the primary use of the site, no vested rights are
deemed to exist and violations of this section are not subject to the protection of the
nonconforming use sections of this ordinance. However, a 24-hour warning notice of
violation shall be provided prior to the issuance of a citation to appear in Municipal Court,
and it shall be rebuttably presumed that the vehicle was parked with permission of the
person in control of the property. Subsequent violations shall not require a warning
notice.
B. Parking Lot Design. Required parking areas shall be designed in accordance with the
following standards and dimensions.
1. Parking spaces shall be a minimum of 9 x 18 feet.
2. Up to 50% of the total automobile parking spaces in a parking lot may be designated for
compact cars. Minimum dimensions for compact spaces shall be 8 x 16 feet. Such
spaces shall be signed or the space painted with the words "Compact Car Only."3.
Parking spaces shall have a back-up maneuvering space no less than twentytwo (22) feet, except where parking is angled, and which does not necessitate moving of
other vehicles.
C. Vehicular Access and Circulation. The intent of this section is to manage access to land
uses and on-site circulation, and to preserve the transportation system in terms of safety,
capacity and function.
1. Applicability. This section applies to all public streets within the City of Ashland and to all
properties that abut these streets. The standards apply when developments are subject
to a planning action (e.g. Site Review, Conditional Use Permit, Land Partition,
Performance Standards Subdivision).
2. Traffic Study Requirements. The City may require a traffic study prepared by a qualified
professional to determine access, circulation and other transportation impacts.
3. Site Circulation. New development shall be required to provide a circulation system that
accommodates expected traffic on the site. All on-site circulation systems shall
incorporate street-like features as described in Section 18.92.090.A.3.c. Pedestrian
connections on the site, including connections through large sites, and connections
between sites and adjacent sidewalks must conform to the provisions of Section
18.92.090.
4. Intersection and Driveway Separation. The distance from a street intersection to a
driveway, or from a driveway to another driveway shall meet the minimum spacing
requirements for the street’s classification in the Ashland Transportation System Plan
(TSP).
a. In no case shall driveways be closer than 24 feet as measured from the bottom of
the existing or proposed apron wings of the driveway approach.
b. Any partitioning or subdivision of property located in an R-2, R-3, C-1, E-1, CM or M1 zone shall meet the controlled access standards set forth 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.

c. 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.
d. Street and driveway access points in the CM zone are subject to the requirements of
the Croman Mill District Standards. (Ord 3036, added, 08/17/2010)
e. Access Requirements for Multi-family Developments.
i. 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.
ii. Creating an obstructed street as defined in Section 18.88.020.G is prohibited.
4. Shared Use of Driveways and Curb Cuts.
a. Developments shall minimize the number of driveway intersections with streets by
the use of shared driveways with adjoining lots where feasible. Where necessary
from traffic safety and access management purposes, the City may require joint
access and/or shared driveways in the following situations.
i. For shared parking areas;
ii. For adjacent developments, where access onto an arterial is limited; and
iii For multi-family developments, and developments on multiple lots.
b. Plans submitted for developments subject to a planning action shall indicate how
driveway intersections with streets have been minimized through the use of shared
driveways and shall indicate all necessary access easements.
c. Developments subject to a planning action shall remove all curb cuts and driveway
approaches not shown to be necessary for existing improvements or the proposed
development. Cuts and approaches shall be replaced with standard curb, gutter or
sidewalk as appropriate. All replacement shall be done under permit of the
Engineering Division.
d. 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.
D. Driveways and Turn-Around Design. Required driveways and turn-arounds providing
access to parking areas shall conform to the following provisions:
1. A driveway for a single dwelling shall have a minimum width of nine feet, and a shared
driveway serving two units shall have a width of 12 feet.
2. Parking areas of more than seven parking spaces per lot shall be provided with
adequate aisles or turn-around areas so that all vehicles may enter the street in a
forward manner.
3. Parking areas of more than seven parking spaces shall be served by a driveway 20 feet
in width and constructed to facilitate the flow of traffic on or off the site, with due regard
to pedestrian and vehicle safety, and shall be clearly and permanently marked and

defined. Parking areas of seven spaces or less shall be served by a driveway 12 feet in
width.
4. Vertical Clearances. Driveways, aisles, turn-around areas and ramps shall have a
minimum vertical clearance of 13'6" for their entire length and width.
5. Vision Clearance. No obstructions may be placed in the vision clearance area except as
set forth in Section 18.68.020.
E. Parking and Access Construction and Maintenance. The construction and maintenance
as provided below, shall apply in all cases, except single-family dwellings.
1. Paving. All required parking areas, aisles, turn-arounds and driveways shall be paved
with concrete, asphaltic or comparable surfacing including pervious paving, constructed
to standards on file in the office of the City Engineer.
2. Drainage. All required parking areas, aisles and turn-arounds shall have provisions
made for the on-site collection of drainage waters to eliminate sheet flow of such waters
onto sidewalks, public rights-of-way, and abutting private property.
3. Driveway approaches. Approaches shall be paved with concrete surfacing constructed
to standards on file in the office of the City Engineer.
4. Marking. Parking lots of more than seven spaces shall have all spaces permanently and
clearly marked.
5. Wheel stops. Wheel stops shall be a minimum of four inches in height and width and six
feet in length. They shall be firmly attached to the ground and so constructed as to
withstand normal wear. Wheel stops shall be provided where appropriate for all spaces
abutting property lines, buildings, landscaping, and no vehicle shall overhang a public
right-of-way.
6. Walls and Hedges.
a. Where parking abuts upon a street, a decorative masonry wall or evergreen hedge
screen of 30-42 inches in height and a minimum of 12" in width shall be established
parallel to and not nearer than two feet from the right-of-way line. Screen planting
shall be of such size and number to provide the required screening within 12 months
after installation. The area between the wall or hedge and street line shall be
landscaped. All vegetation shall be adequately maintained by a permanent irrigation
system, and said wall or hedge shall be maintained in good condition. The required
wall or screening shall be designed to allow for free access to the site and sidewalk
by pedestrians.
b. In all zones, except single-family zones, where parking facilities or driveways are
located adjacent to residential or agricultural zones, school yards, or like institutions,
a sight-obscuring fence, wall, or evergreen hedge not less than five feet, nor more
than six feet high shall be provided on the property line as measured from the high
grade side. Said wall, fence or hedge shall be reduced to 30 inches within required
setback area, or within 10 feet of street property lines, and shall be maintained in
good condition. Screen plantings shall be of such size and number to provide the
required screening within 12 months after installation. Adequate provisions shall be
made to protect walls, fences or plant materials from being damaged by vehicles
using said parking areas.
7. Landscaping. In all zones, all parking facilities shall include landscaping to cover not less
than 7% of the area devoted to outdoor parking facilities, including the landscaping
required in subdivision 6(a) above. Said landscaping shall be uniformly distributed
throughout the parking area, be provided with irrigation facilities and protective curbs or
raised wood headers. It may consist of trees, plus shrubs, ground cover or related
material. A minimum of one tree per seven parking spaces is required.

8. Lighting. Lighting of parking areas within 100 feet of property in residential zones shall
be directed into or on the site and away from property lines such that the light element
shall not be directly visible from abutting residential property.
SECTION 18.92.080 Bicycle Parking.
A. All uses, with the exception of detached single-family residences and uses in the C-1-D
zone, shall provide a minimum of two sheltered bike parking spaces.
B. Every residential use of two units or more per structure, and not containing a garage, shall
provide bicycle parking spaces as follows:
Multi-Family Residential: One sheltered space per studio and 1-bedroom unit
1.5 sheltered spaces per 2-bedroom unit
2.0 sheltered spaces per 3-bedroom unit
Senior Housing:
One sheltered space per 8 units (80% of the occupants are 55 or
older)
C. In addition, all uses which require off street parking, except as specifically noted, shall
provide one bicycle parking space for every 5 required auto parking spaces. Fractional
spaces shall be rounded up to the next whole space. Fifty percent of the bicycle parking
spaces required shall be sheltered from the weather. All spaces shall be located in proximity
to the uses they are intended to serve. (Ord 2697 S1, 1993)
D. All public and commercial parking lots and parking structures shall provide a minimum of
one bicycle parking space for every five auto parking spaces.
E. Elementary, Junior High, Middle and High Schools shall provide one sheltered bicycle
parking space for every five students.
F. Colleges, universities, and trade schools shall provide one bicycle parking space for every
five required auto parking spaces, of which one half is to be sheltered.
G. No bicycle parking spaces required by this standard shall be rented or leased, however, a
refundable deposit fee may be charged. This does not preclude a bike parking rental
business.
H. The required bicycle parking facilities shall be constructed when an existing residential
building or dwelling is altered or enlarged by the addition or creation of dwelling units, or
when a non-residential use is intensified by the addition of floor space, seating capacity, or
change in use.
I.

Bicycle Parking Design Standards
1. The salient concern is that bicycle parking be visible and convenient to cyclists and that
it provides sufficient security from theft and damage.
2. Bicycle parking requirements can be met in any of the following ways:
a. Providing a bicycle storage room, bicycle lockers, or racks inside the building.
b. Providing bicycle lockers or racks in an accessory parking structure, underneath an
awning or marquee, or outside the main building.
c. Providing bicycle racks on the public right of way. This must be approved by City of
Ashland Public Works Department.

d. Providing secure storage space inside the building.
3. All required exterior bicycle parking shall be located on site within 50 feet of well-used
entrances and not farther from the entrance than the closest motor vehicle parking
space. Bicycle parking shall have direct access to both the public right-of-way and to the
main entrance of the principal use. For facilities with multiple buildings, building
entrances or parking lots (such as a college), exterior bicycle parking shall be located in
areas of greatest use and convenience for bicyclists.
4. Required bicycle parking spaces located out of doors shall be visible enough to provide
security. Lighting shall be provided in a bicycle parking area so that all facilities are
thoroughly illuminated and visible from adjacent walkways or motor vehicle parking lots
during all hours of use. Bicycle parking shall be at least as well lit as automobile parking.
5. An aisle for bicycle maneuvering shall be provided and maintained between each row of
bicycle parking. Bicycle parking shall be designed in accord with the illustrations used for
the implementation of this chapter.
6. Each required bicycle parking space shall be accessible without moving another bicycle.
7. Areas set aside for required bicycle parking shall be clearly marked and reserved for
bicycle parking only.
8. Parking spaces configured as indicated in the figure at the end of this chapter meet all
requirements of this chapter and is the preferred design. Commercial bike lockers are
acceptable according to manufacturer's specifications. A bicycle parking space located
inside of a building for employee bike parking shall be a minimum of six feet long by 3
feet wide by 4 feet high, unless adequate room is provided to allow configuration as
indicated in the figure at the end of this chapter.
9. Sheltered parking shall mean protected from all precipitation and must include the
minimum protection coverages shown in the figure at the end of this chapter.
10. Bicycle parking shall be located to minimize the possibility of accidental damage to either
bicycles or racks. Where needed, barriers shall be installed.
11. Bicycle parking shall not impede or create a hazard to pedestrians. They shall not be
located so as to violate vision clearance standards. Bicycle parking facilities should be
harmonious with their environment both in color and design. Facilities should be
incorporated whenever possible into building design or street furniture.
J. Bicycle Parking Rack Standards.
1. All required bicycle parking racks installed shall meet the individual rack specifications
shown in the figure at the end of this chapter. Single and multiple rack installations shall
conform with the minimum clearance standards shown in the figures at the end of this
chapter. Alternatives to the above standard may be approved after review by the Bicycle
Commission and approval by the Staff Advisor. Alternatives shall conform with all other
applicable standards of this section. Bicycle parking racks or lockers shall be anchored
securely.
2. The intent of this subsection is to ensure that required bicycle racks are designed so that
bicycles may be securely locked to them without undue inconvenience and will be
reasonably safeguarded from intentional or accidental damage.
a. Bicycle racks shall hold bicycles securely by means of the frame. The frame shall be
supported so that the bicycle cannot be pushed or fall to one side in a manner that
will damage the wheels.
b. Bicycle racks shall accommodate:
i. Locking the frame and both wheels to the rack with a high-security U-shaped
shackle lock, if the bicyclists removes the front wheel; and
ii. Locking the frame and one wheel to the rack with a high-security U-shaped
shackle lock, if the bicyclists leaves both wheels on the bicycle; and

iii. Locking the frame and both wheels to the rack with a chain or cable not longer
than 6 feet without removal of the front wheel.
c. Paving and Surfacing. Outdoor bicycle parking facilities shall be surfaced in the
same manner as the automobile parking area or with a minimum of two inch
thickness of hard surfacing (i.e., asphalt, concrete, pavers, or similar material) and
shall be relatively level. This surface will be maintained in a smooth, durable, and
well-drained condition.
SECTION 18.92.090 Pedestrian Access and Circulation.
A. Site Layout and Design. To ensure safe, direct, and convenient pedestrian circulation, all
developments, except single-family dwellings (i.e. detached housing on individual lots) and
accessory uses, shall provide a continuous walkway system. The walkway system shall be
based on the standards in subsections 1-4, below:
1. Continuous Walkway System. Extend the walkway system throughout the development
site and connect to all future phases of development, and to existing or planned off-site
adjacent sidewalks, trails, public parks, and open space areas to the greatest extent
practicable. The developer may also be required to connect or stub walkway(s) to
adjacent streets and to private property for this purpose.
2. Safe, Direct, and Convenient. Provide safe, reasonably direct, and convenient
walkway connections between primary building entrances and all adjacent streets,
based on the following definitions:
a. Reasonably direct. A route that does not deviate unnecessarily from a straight
line or a route that does not involve a significant amount of out-of-direction travel for
likely users.
b. Safe and convenient. Routes that are reasonably free from hazards and provide
a reasonably direct route of travel between destinations.
c. "Primary entrance" for commercial, industrial, mixed use, public, and institutional
buildings is the main public entrance to the building. In the case where no public
entrance exists, street connections shall be provided to the main employee entrance.
d. "Primary entrance" for residential buildings is the front door (i.e. facing the
street). For multifamily buildings in which each unit does not have its own exterior
entrance, the “primary entrance” may be a lobby, courtyard, or breezeway which
serves as a common entrance for more than one dwelling.
3. Connections within Development. Walkways within developments shall be provide
connections as required in subsections a-c, below:
a. Connect all building entrances to one another to the extent practicable, as generally
shown in Figure 1;
b. Connect all on-site parking areas, storage areas, recreational facilities, trash and
recycle areas and common areas, and connect off-site adjacent uses to the site to
the extent practicable. Topographic or existing development constraints may be
cause for not making certain walkway connections, as generally shown in Figure 1;
and
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SECTION 18.92.120 Availability of Facilities.
All required parking, access and circulation shall be available for use by residents, customers
and employees only, and shall not be used for the storage or display of vehicles or materials.
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SECTION 18.68.010 Fences.
Fences, walls, hedges and screen planting shall be subject to the following standards:
A. In any required front yard, provided they do not exceed three and one-half (3 ½) feet in
height.
B. In any rear or side yard, provided they do not exceed six and one-half (6 ½) feet in height.
C. The height of fences or walls in rear or sideyard setback areas abutting a public street shall
be forty-eight (48) inches or less if said fences or walls are within ten (10) feet of any public
street except an alley.
D. The framework for newly constructed fences and walls shall face toward the builder's
property, except where fences are jointly constructed.
E. Fences shall lean at an angle from the vertical plane no greater than five (5%) percent. In
cases where this limitation is exceeded and a written complaint is received by the Planning
Department, the property owner shall be notified, in writing, of the problem. The Planning
Department shall take action only on the basis of a written complaint, or on its own action.

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-1, E-1, and CM districts, 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; Ord 3036, amended, 08/17/2010)

SECTION 18.68.030 Access.
Each lot shall abut a minimum width of forty (40) feet upon a public street (other than an alley).
This requirement may be decreased to twenty-five (25) feet on a cul-de-sac vehicle turn-around
area. Except with an approved flag partition, no lot shall abut upon a street for a width of less
than twenty-five (25) feet.

SECTION 18.68.040 Yard Requirements.
All yard measurements to and between buildings or structures or for the purpose of computing
coverage or similar requirements shall be made to the building or nearest projection.
Architectural projections may intrude eighteen (18) inches into required yards. (Ord 2951, 07/01/2008)

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; Ord 3036, amended, 08/17/2010)

SECTION 18.68.070 Land Surveys.
Before any action is taken pursuant to this Title which would cause adjustments or realignment
of property lines, required yard areas, or setbacks, the exact lot lines shall be validated by

location of official survey pins or by a survey performed by a licensed surveyor.

SECTION 18.68.080 Commercial Excavation--Removal of Earth Products.
A. Before a Conditional Use Permit for the commercial excavation and removal of earth
products can be granted, plans and specifications showing the location of premises, grading
plan, existing and proposed drainage, proposed truck access, and details of regrading and
revegetation of the site shall be submitted to, and approved by, the Planning Commission.
B. Any deviation from the plans as approved will serve as grounds to revoke the Conditional
Use Permit.
C. In reviewing the application, the Planning Commission may consider the most appropriate
use of the land, distances from property lines, the protection of pedestrians and vehicles, the
prevention of the collection and stagnation of water at all stages of the operation, and the
rehabilitation of the land upon termination of operation.
D. A bond may be required to ensure performance.
E. Any expansion of a nonconforming commercial excavation shall require a Conditional Use
Permit. An expansion is defined as removal of additional undisturbed topsoil or vegetation
or otherwise enlarging the area which had been mined, commonly referred to as the quarry
face or active quarry area. (Ord 2290 S2, 1984)

SECTION 18.68.090 Nonconforming Uses and Structures.
A. A non-conforming use or structure may not be enlarged, extended, reconstructed,
substituted, or structurally altered, except as follows:
1. When authorized in accordance with the same procedure as provided in Conditional Use
Chapter 18.104 and the criteria of Section 18.104.050(B and C), a nonconforming use
may be changed to one of the same or a more restricted nature, except that a
Conditional Use Permit need not be obtained when the use is changed to a permitted
use within the zoning district.
2. When authorized in accordance with the same procedure as provided in Conditional Use
Chapter 18.104 and the criteria of Section 18.104.050(B and C), nonconforming
structure may be enlarged, extended, reconstructed or the footprint modified, except that
a Conditional Use Permit need not be obtained when the addition or extension meets all
requirements of this Title.
3. A non-conforming structure may be restored or rehabilitated if is not changed in size or
shape, provided that the use of the structure is not changed except if in conformance
with the procedures of Section 18.68.090.A.1 above.
4. Nothing in this section shall be deemed to prevent the normal maintenance and repair of
a non-conforming structure or its restoration to a safe condition when declared to be
unsafe by any official charged with protecting public safety.
5. A legal nonconforming structure or nonconforming use that is damaged to an extent of
50% or more of its replacement cost may be restored only if the damage was not
intentionally caused by the property owner and the nonconformity is not increased. Any
residential structure(s), including multiple-family, in a residential zone damaged beyond
50% of its replacement cost by a catastrophe, such as fire that is not intentionally

caused by the owner, may be reconstructed at the original density provided the
reconstruction is commenced within 2 years after the catastrophe.
B. Discontinuance. If the nonconforming use of a building structure, or premises ceases for a
period of six (6) months or more, said use shall be considered abandoned; and said
building, structure, or premises shall thereafter be used only for uses permitted in the district
in which it is located. Discontinuance shall not include a period of active reconstruction
following a fire or other result of natural hazard; and the Planning Commission may extend
the discontinuance period in the event of special unique unforeseen circumstances.
C. Reactivation. A non-conforming use, which has been abandoned for a period of more than
six (6) months may be reactivated to an equivalent or more restricted use through the
Conditional Use and Site Review process. In evaluating whether or not to permit the
reactivation of a non-conforming use, the Planning Commission, in addition to using the
criteria required for a Conditional Use Permit and Site Review, shall also use the following
additional criteria:
1. That any improvements for the reactivation of the non-conforming use on the site shall
be less than fifty (50%) percent of the value of the structure. The value of the structure
shall be determined by an independent real estate appraiser licensed in the State of
Oregon. The value of the improvement shall be determined based upon copies of the
contractor’s bid for said improvements, which shall be required with the Conditional Use
permit application. Personal property necessary for the operation of the business or site
improvements not included in the structure shall not be counted as improvements under
this criterion.
2. An assessment that the traffic generated by the proposed use would not be greater than
permitted uses on the site. In assessing the traffic generated by the proposed use, the
Planning Commission shall consider the number of vehicle trips per day, the hours of
operation, and the types of traffic generated; i.e., truck or passenger vehicle. The
Planning Commission shall modify the Conditional Use Permit so that the operation of
the non-conforming use is limited to the same traffic impact as permitted uses in the
same zone.
3. That the noise generated by the proposal will be mitigated so that it complies with the
Ashland Noise Ordinance, Chapter 9.08.170, and also that it does not exceed the
average ambient noise level already existing in the area, as measured by this standard.
4. That there will be no lighting of the property which would have direct illumination on
adjacent uses and that there would be no reflected light from the property greater than
the amount of reflected light from any permitted use in that same zone.
5. In a residential zone the findings must further address that such reactivation will further
implement Goal VI, Policy 2, Housing Chapter of the Ashland Comprehensive Plan.
6. Nothing herein shall apply to non-conforming signs, which are governed by the
provisions of Section 18.96.150 of this Code.
D. Building or structure: Nothing contained in this Title shall require any change in the plans,
construction, alteration, or designated use of a structure for which a building permit has
been issued and construction has commenced prior to the adoption of the ordinance
codified herein and subsequent amendments thereto, except that if the designated use will
be nonconforming, it shall, for the purpose of subsection (B) of this Section, be a
discontinued use if not in operation within two (2) years of the date of issuance of the
building permit. (Ord 2951, amended, 07/01/2008)

SECTION 18.68.100 Slope; Hillside Protection. Repealed in its entirety, Ord. 2528, 7/5/89.

SECTION 18.68.110 Front Yard - General Exception.
A. If there are dwellings or accessory buildings on both abutting lots (even if separated by an
alley or private way) with front or side yards abutting a public street with less than the
required setback for the district, the front yard for the lot need not exceed the average yard
of the abutting structures.
B. If there is a dwelling or accessory building on one (1) abutting lot with a front yard of less
than the required depth for the district, the front yard need not exceed a depth one-half (½)
way between the depth of the abutting lot and the required front yard depth.
C. The front yard may be reduced to ten (10) feet on hillside lots where the terrain has an
average steepness equal to, or exceeding a one (1) foot rise or fall in four (4) feet of
horizontal distance within the entire required yard, said vertical rise or fall to be measured
from the natural ground level at the property line. (Ord 2951, amended, 07/01/2008)

SECTION 18.68.120 Utilities.
Except as provided in Chapter 18.72 for wireless communication systems, the erection,
construction, alteration, or maintenance by public utility or municipal or other government
agencies of underground or overhead gas, electrical, steam or water transmission or distribution
systems, collection, communication, supply or disposal systems, including poles, towers, wires,
mains, drains, sewers, pipes, conduits, cables, fire alarm boxes, police equipment and
accessories in connection therewith, but not including buildings or satellite disc antennas, shall
be permitted in any district, subject to the normal permit process. Utility transmission and
distribution lines, poles and towers may exceed the height limits otherwise provided for in this
Title, except in the Airport Overlay District. (Ord 2457 S1, 1988; Ord 3802 S3, 1997)

SECTION 18.68.130 Lot Size Requirements - General Exception.
If a lot or the aggregate of contiguous lots or land parcels held in single ownership and recorded
in the office of the County Clerk at the time of passage of the ordinance codified herein, has an
area or dimension which does not meet the lot size requirements of the district in which the
property is located, the lot or aggregate holdings may be occupied by a use permitted outright in
the district subject to all other requirements, provided it complied with all ordinances when it was
recorded.

SECTION 18.68.140 Accessory Buildings, Structures and Mechanical Equipment.
Accessory buildings and structures shall comply with all requirements for the principal use
except where specifically modified by this Title and shall comply with the following limitations:
A. A greenhouse or hothouse may be maintained accessory to a dwelling in an R district.
B. A guest house may be maintained accessory to a single-family dwelling provided there are
no kitchen cooking facilities in the guest house.

C. Mechanical equipment shall not be located between the main structure on the site and any
street adjacent to a front or side yard, and every attempt shall be made to place such
equipment so that it is not visible from adjacent public streets. Mechanical equipment and
associated enclosures, no taller than allowed fence heights, may be located within required
side or rear yards, provided such installation and operation is consistent with other
provisions of this Title or the Ashland Municipal Code, including but not limited to noise
attenuation. Any installation of mechanical equipment shall require a building permit.
D. Regardless of the side and rear yard requirements of the district, in a residential district, a
side or rear yard may be reduced to three (3) feet for an accessory structure erected more
than fifty (50) feet from any street, other than alleys, provided the structure is detached and
separated from other buildings and structures by ten (10) feet or more, and is no more than
fifteen (15) feet in height. Any conversion of such accessory structure to an accessory
residential unit shall conform to other requirements of this Title for accessory residential
units, including any required planning action and/or site review. (Ord 2951, amended, 07/01/2008)

SECTION 18.68.150 Waiver of Right to Remonstrate and Consent to Participate in Costs
of Improvements.
Whenever a request is made for a building permit which involves new construction of a new
residential unit and/or any request involving a planning action which would increase traffic flow
on any street not fully improved, the applicant is required to legally agree to participate in the
costs and to waive the rights of the owner of the subject property to remonstrate both with
respect to the owners agreeing to participate in the costs of full street improvements and to not
remonstrate to the formation of a local improvement district, to cover such improvements and
costs thereof. Full street improvements shall include paving, curb, gutter, sidewalks, and the
undergrounding of utilities. This requirement is a condition precedent to the issuance of a
building permit or the granting of approval of a planning action and if the owner declines to so
agree, then the building permit and/or planning action shall be denied. This shall not require
paving of alleys, and shall not be construed as waiving property owners rights to present their
views during a public hearing held by the City Council. (Ord 2589, 1990)

SECTION 18.68.160 Driveway Grades.
Grades for new driveways in all zones shall not exceed a grade of 20% for any portion of the
driveway. All driveways shall be designed in accord with City of Ashland standards and installed
prior to issuance of a certificate of occupancy for new construction. If required by the City, the
developer or owner shall provide certification of driveway grade by a licensed land surveyor. All
vision clearance standards associated with driveway entrances onto public streets shall not be
subject to the Variance section of this title. (Ord 2951, amended, 07/01/2008)
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SECTION 18.108.010 Purpose.
The purpose of this chapter is to establish procedures to initiate and make final decisions
regarding planning actions.

SECTION 18.108.015 Pre-Application Conference.
An applicant shall request a pre-application conference prior to submitting an application for a
Type I, II or III planning action or an Expedited Land Division. The purpose of the conference
shall be to acquaint the applicant with the substantive and procedural requirements of the Land
Use Ordinance, provide for an exchange of information regarding applicable elements of the
comprehensive plan and development requirements and to identify policies and regulations that
create opportunities or pose significant constraints for the proposed development. The Staff
advisor is authorized to waive pre-application conference requirements and to create
procedures which allow for electronic or other alternative forms of conferences.
(Ord 2951, amended, 07/01/2008)

SECTION 18.108.017 Applications.
A. In order to initiate a planning action, a complete application shall be submitted to the
Planning Department as set forth below.
1. Complete applications shall include:
a. All of the required information for the specific action requested,
b. Written findings of fact,

c. Complete and signed application form. The application must be signed by one or
more property owners of the property for which the planning action is requested, or
their authorized agents. The application shall not be considered complete unless it is
accompanied by the appropriate application fee.
2. Incomplete applications are subject to delay in accordance with ORS 227.178. The City
will inform the applicant of deficiencies within 30 days of application. The applicant then
has 31 days in which to provide a complete application. The City will begin the
appropriate application procedure when the application is deemed complete, or at the
end of the 31 day period.
3. The Staff Advisor is authorized to set standards and procedures for application submittal
requirements, including the number and type of applications required (e.g. hard and/or
electronic copies), size and format of applications (e.g. paper size and electronic format),
and dates when applications can be received. The Staff Advisor shall make the
requirements for application submittals readily available to the public to review.
B. All applicants for Types I, II and III planning actions shall have completed a pre-application
conference for the project within a 6-month time period preceding the filing of the
application. This requirement may be waived by the Staff Advisor if in the Staff Advisor's
opinion the information to be gathered in a pre-application conference already exists in the
final application. (Ord 2951, amended, 07/01/2008)
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 receive 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 working towards LEED® certification.
a. Hiring and retaining a LEED® Accredited Professional as part of the project team
throughout the design and construction process.
b. The LEED® checklist indicating the credits that will be pursued. (Ord 3036, added, 08/17/10)

SECTION 18.108.020 Types of Procedures.
There are three general types of procedures: 1) ministerial actions; 2) planning actions, and 3)
legislative amendments. When a project proposal involves more than one application and more
than one type of procedure, the applications shall be reviewed together by the same decision
body and follow the highest level procedure applying to any one of the applications.
A. Ministerial Actions. The Staff Advisor shall have the authority to review and approve or
deny the following matters which shall be ministerial actions:
1. Final subdivision plat approval. (18.80.050)
2. Final partition map approval. (18.76.120)
4. Minor amendments to subdivisions and partitions.
5. Boundary line adjustments. (18.76.140)
6. Zoning permits. (18.112.010)
7. Sign permits. (18.96.050)
8. Home occupation permits. (18.94.130)
9. Extension of time limits for approved planning actions (18.112.030).

10. Mechanical equipment exempt from Site Review.
11. Conversion of existing multi-family dwelling units into for-purchase housing.
B. Planning Actions. All planning actions shall be subject to processing by one of the four
following procedures:
1 Type I Procedure
2. Type II Procedure
3. Type III Procedure
4. Expedited Land Divisions
C. Legislative Amendments. Legislative amendments shall be subject to the procedures
established in Section 18.108.170. (Ord 2951, Amended, 7/01/2008)

SECTION 18.108.022 Ministerial Action Time Limits.
A. Within 21 days after accepting an application for a ministerial action the Staff Advisor shall
deny or approve the application unless such time limitation is extended with the consent of
the applicant. The Staff Advisor shall not accept applications which cannot be acted upon
initially in a rational manner within seven days of receipt unless the applicant consents to a
longer
period
for
action.
B. Within such 21 day period the Staff Advisor shall issue the permit or approval or advise the
applicant that the application has been denied.

SECTION 18.108.025 Consolidated Review Procedures.
An applicant may apply at one time for all permits or zone changes needed for a development
project. The consolidated procedure shall be subject to the time limitations set out in ORS
227.178. The consolidated procedure shall follow the most restrictive procedure in the
development project. (Ord 2951, added, 7/01/2008)

SECTION 18.108.030 Expedited Land Divisions.
A. Applicability.
1. An expedited land division is an action that:
a. Includes land that is zoned for residential uses.
b. Is solely for the purposes of residential use, including recreational or open space
uses accessory to residential use.
c. Does not provide for dwellings or accessory buildings to be located on land that is
specifically mapped and designated for full or partial protection of natural features
that protect open spaces, physical and environmental constraints per Chapter 18.62,
riparian corridors, wetlands, designated historic districts or structures.
d. Meets minimum standards in the Street Standards Handbook and Section 18.88.050.
e. Creates enough lots or parcels to allow building residential units at 80 percent (80%)
or more of the maximum net density permitted by the zoning designation of the site.
2. A land division that creates three or fewer parcels under ORS 92.010 and ALUO 18.76.
3. An expedited land division as described in this section is not a land use decision or a
limited land use decision under ORS 197.015 or a permit under ORS 227.160.
4. All requirements outlined in Chapter 18.76 apply to expedited land divisions except for
those provisions modified within this section.

B. Procedure and Notice Requirements.
1. Application Completeness.
a. If the application for expedited land division is incomplete, the Staff Advisor shall
notify the applicant of exactly what information is missing within 21 days of receipt of
the application and allow the applicant to submit the missing information. For
purposes of computation of time under this section, the application shall be deemed
complete on the date the applicant submits the requested information or refuses in
writing to submit it.
b. If the application was complete when first submitted or the applicant submits the
requested additional information within 180 days of the date the application was first
submitted, approval or denial of the application shall be based upon the standards
and criteria that were applicable at the time the application was first submitted.
2. The city shall provide written notice of the receipt of the completed application for an
expedited land division to any state agency, local government or special district
responsible for providing public facilities or services to the development and to owners of
property within 100 feet of the entire contiguous site for which the application is made.
The notification list shall be compiled from the most recent property tax assessment roll.
For purposes of appeal to the referee under ORS 197.375, this requirement shall be
deemed met when the local government can provide an affidavit or other certification
that such notice was given. Notice shall also be provided to any neighborhood or
community planning organization recognized by the governing body and whose
boundaries include the site.
3. The notice required under subsection (2) of this section shall:
a. State:
i. The deadline for submitting written comments;
ii. That issues that may provide the basis for an appeal to the referee must be
raised in writing prior to the expiration of the comment period; and
iii. That issues must be raised with sufficient specificity to enable the local
government to respond to the issue.
b. Set forth, by commonly used citation, the applicable criteria for the decision.
c. Set forth the street address or other easily understood geographical reference to the
subject property.
d. State the place, date and time that comments are due.
e. State a time and place where copies of all evidence submitted by the applicant will
be available for review.
f. Include the name and telephone number of a local government contact person.
g. Briefly summarize the local decision-making process for the expedited land division
decision being made.
4. After notice under subsections (2) and (3) of this section, the city shall:
a. Provide a 14-day period for submission of written comments prior to the decision.
b. Make a decision to approve or deny the application within 63 days of receiving a
completed application, based on whether it satisfies the substantive requirements of
the local government’ s land use regulations. An approval may include conditions to
ensure that the application meets the applicable land use regulations. For
applications subject to this section, the city:
i. Shall not hold a hearing on the application; and
ii. Shall issue a written determination of compliance or noncompliance with
applicable land use regulations that includes a summary statement explaining the
determination. The summary statement may be in any form reasonably intended
to communicate the local government’s basis for the determination.

c. Provide notice of the decision to the applicant and to those who received notice
under subsection (2) of this section within 63 days of the date of a completed
application. The notice of decision shall include:
i. The summary statement described in paragraph (b)(ii) of this subsection; and
ii. An explanation of appeal rights under ORS 197.375
C. Appeals
1. An appeal of a decision made under ORS 197.360 and 197.365 shall be made as
follows:
a. An appeal must be filed with the local government within 14 days of mailing of the
notice of the decision under ORS 197.365 (4), and shall be accompanied by a $300
deposit for costs.
b. A decision may be appealed by:
i. The applicant; or
ii. Any person or organization who files written comments in the time period
established under ORS 197.365.
c. An appeal shall be based solely on allegations:
i. Of violation of the substantive provisions of the applicable land use regulations;
ii. Of unconstitutionality of the decision;
iii. That the application is not eligible for review under ORS 197.360 to 197.380 and
should be reviewed as a land use decision or limited land use decision; or
iv. That the parties’ substantive rights have been substantially prejudiced by an error
in procedure by the local government.
2. The city shall appoint a referee to decide the appeal of a decision made under ORS
197.360 and 197.365. The referee shall not be an employee or official of the local
government. The City Administrator is authorized to hire, under contract on an as
needed basis, a referee to decide such appeals. If the city has designated a hearings
officer under ORS 227.165, the City Administrator may designate the hearings officer as
the referee for appeals of a decision made under ORS 197.360 and 197.365.
3. Within seven days of being appointed to decide the appeal, the referee shall notify the
applicant, the local government, the appellant if other than the applicant, any person or
organization entitled to notice under ORS 197.365(2) that provided written comments to
the local government and all providers of public facilities and services entitled to notice
under ORS 197.365(2) and advise them of the manner in which they may participate in
the appeal. A person or organization that provided written comments to the local
government but did not file an appeal under subsection (1) of this section may
participate only with respect to the issues raised in the written comments submitted by
that person or organization. The referee may use any procedure for decision-making
consistent with the interests of the parties to ensure a fair opportunity to present
information and argument. The referee shall provide the local government an opportunity
to explain its decision, but is not limited to reviewing the local government decision and
may consider information not presented to the local government.
4. Referee Decision.
a. The referee shall apply the substantive requirements of the local government’s land
use regulations and ORS 197.360. If the referee determines that the application does
not qualify as an expedited land division as described in ORS 197.360, the referee
shall remand the application for consideration as a land use decision or limited land
use decision. In all other cases, the referee shall seek to identify means by which the
application can satisfy the applicable requirements.
b. The referee may not reduce the density of the land division application. The referee
shall make a written decision approving or denying the application or approving it

with conditions designed to ensure that the application satisfies the land use
regulations, within 42 days of the filing of an appeal. The referee may not remand the
application to the local government for any reason other than as set forth in this
subsection.
5 Unless the governing body of the local government finds exigent circumstances, a
referee who fails to issue a written decision within 42 days of the filing of an appeal shall
receive no compensation for service as referee in the appeal.
6. Notwithstanding any other provision of law, the referee shall order the city to refund the
deposit for costs to an appellant who materially improves his or her position from the
decision of the local government. The referee shall assess the cost of the appeal in
excess of the deposit for costs, up to a maximum of $500, including the deposit paid
under subsection (1) of this section, against an appellant who does not materially
improve his or her position from the decision of the local government. The local
government shall pay the portion of the costs of the appeal not assessed against the
appellant. The costs of the appeal include the compensation paid the referee and costs
incurred by the local government, but not the costs of other parties.
D. Effective Date of Decision. Unless appealed within 14 days of mailing a notice of decision,
the Staff Advisor decision becomes final on the 15th day. Appeals shall be considered as set
forth in ALUO 18.108.030(C) and ORS 197.375. (Ord 2951, amended, 7/01/2008; Ord 2942, amended, 10/02/2007)

SECTION 18.108.040 Type I Procedure.
A. Actions Included. The following planning actions shall be subject to the Type I Procedure:
1. Site Design Review. The following developments that are subject to the Site Design
Review Standards outlined in Chapter 18.72 shall follow the Type I permit procedures.
a. Downtown Design Standards Zone. Any development which is less than 2,500
square feet or ten percent of the building’s square footage, whichever is less.
b. Detail Site Review. Any development in the Detail Site Review Zone, as defined in
the Site Review Standards adopted pursuant Chapter 18.72, which is less than
10,000 square feet in gross floor area.
c. Commercial, Industrial and Non-residential Uses.
i. All new structures, additions or expansions in C-1, E-1, HC and M-1 zones, not
within the Downtown Design Standards zone, that do not require new building
area in excess of 20% of an existing building’ s square footage or 10,000 square
feet of gross floor area, whichever is less.
ii. All new structures or additions less than 15,000 square feet of gross floor area in
the CM zoning district. (Ord 3036, added, 08/17/10)
iii Mixed-use buildings containing commercial and residential uses in residential
zoning districts within the Pedestrian Place Overlay Zone.
iiiiv.
Expansion of impervious surface area in excess of 10% of the area of the
site or 1,000 square feet, whichever is less
ivv. Expansion of parking lots, relocation of parking spaces on a site, or other
changes which alters or affects circulation affecting on adjacent property or a
public right-of-way.
vi. 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.

vii. 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 by the zoning
regulations of this Code.
viii. Any exterior change to a structure which requires a building permit or includes
the installation of Public Art, and 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.
ix. Mechanical equipment not otherwise exempt from site design review per Section
18.72.030(B).
x. Installation of wireless communication facilities in accordance with Section
18.72.180.B.
d. Residential.
i. Two or more residential units on a single lot.
ii. All new structures or additions less than 10,000 square feet of gross floor area,
other than single-family homes or accessory uses on individual lots
iii. Construction of attached single-family housing (e.g. town homes, condominiums,
row houses, etc.) in all zoning districts.
iv. 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).
v. Any exterior change to a structure which requires a building permit or includes
the installation of Public Art, and is individually listed on the National Register of
Historic Places.
vi. Mechanical equipment not otherwise exempt from site design review per Section
18.72.030(B).
x. Installation of wireless communication facilities in accordance with Section
18.72.180.B.
2. Miscellaneous Actions.
a. Amendments or modification to conditions of approval for Type I planning actions.
b. Amendment or modification to conditions of approval for Type II actions where the
modification involves only changes to tree removal and/or building envelopes.
planning actions.
c. Physical and Environmental Constraints Review permits as allowed in Chapter
18.62.
d. Tree removal permits as required by Section 18.61.042(D).
e. Limited Activities and Use permits as allowed in Chapter 18.63.
f. Water Resource Protection Zone Reductions of up to 25% as allowed in Chapter
18.63.
3. Conditional Use Permits. The following conditional use permits are subject to Type I
review procedures:
a. Conditional use permits involving existing structures or additions to existing
structures, and not involving more than three (3) residential dwelling units.
b. Installation of wireless communication facilities in accordance with Section
18.72.180.B.
bc. Temporary uses.
cd. Enlargement, expansion, etc. of nonconforming structures in accordance with
Section18.68.090(2).
de. Government signs per Section 18.96.150.
ef. The following uses in Residential zones:
i. Accessory residential units
ii. Daycare centers.
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iii. Public and public utility buildings, structures and uses less than 2,500 square feet
in building footprint and disturbs less than 7,500 square feet of land.
iv. Structures in excess of 35 feet in R-3 zone.
v. All new structures, additions or expansions that exceed MPFA in historic district
up to 25%, but the addition is no larger than 300 s.f. or 10% of the existing floor
area, whichever is less.
vi. Hostels.
vii. Public Parking Lots in the NM-C zone.
viii. Community Services in the NM-R15 zone.
f. The following uses in Commercial or Industrial zones:
i. Electrical substations
ii. Outdoor storage of commodities.
g. The following uses in the Health Care Services Zone:
i. Limited personal service providers in the home, such as beauticians and
masseurs.
ii. Professional offices for an accountant, architect, attorney, designer, engineer,
insurance agent or adjuster, investment or management counselor or surveyor.
iii. Any medically-related use, located on City-owned property that is not specifically
allowed by the Ashland Community Hospital Master Facility Plan.
h. Conditional uses in the Southern Oregon University District.
Variances for:
a. Sign placement.
b. Non-conforming signs, when bringing them into conformance as described in Section
18.96.130.D.
c. Up to 50% reduction of standard yard requirements.
d. Parking in setback areas.
e. Up to 10% reduction in the number of required parking spaces.
f. Up to 10% reduction in the required minimum lot area.
g. Up to 10% increase in the maximum lot coverage percentage.
h. Up to 20% reduction in lot width or lot depth requirements.
i. Up to 50% reduction for parking requirements in Ashland's Historic District as
described in Section 18.92.055.
j. Up to 10% variance on height, width, depth, length or other dimension not otherwise
listed in this section.
k. Site Design and Use Standards as provided in Section 18.72.090.
Partitions and Land Divisions.
a. Partitions which require no variances or only variances subject to Type I procedures.
b. Creation of a private way, as allowed in Section 18.80.030.B.
c. Final Plan Approval for Performance Standards Subdivisions.
Any other planning action designated as subject to the Type I Procedure.
Prior to the Staff Advisor providing notice of application and making a decision,
applicants or the Staff Advisor may request planning actions subject to a Type I
procedure be heard by the Commission or Hearings Board. In such case, the Staff
Advisor shall not make a decision and shall schedule a hearing before the Commission
or Hearings Board to be heard as provided in Section 18.108.050.

B. Notice of Application.
1. Within 10 days of the city’ s determination that an application is complete, but no less
than 20 days before the Staff Advisor makes a decision, written notice of the application
shall be mailed to all of the following:
a. Applicant.

b. Owners of the subject property.
c. Owners of properties located within 200 feet of the perimeter of the subject property.
d. Neighborhood group or community organization officially recognized by the city
council that includes the area of the subject property.
e. For final partitions, final subdivisions, and final Outline Plans, to interested parties of
record from the tentative decision.
f. For modification applications, to persons who requested notice of the original
application that is being modified.
2. The written notice shall include all of the following:
a. The street address or other easily understood geographical reference to the subject
property.
b. The applicable criteria for the decision, listed by commonly used citation.
c. The place, date, and time that comments are due.
d. A statement that copies of all evidence relied upon by the applicant are available for
review, and can be obtained at cost.
e. A statement that issues that may provide the basis for an appeal to the Land Use
Board of Appeals must be raised in writing and with sufficient specificity to enable the
decision maker to respond to the issue.
f. The name and phone number of a city contact person.
g. A brief summary of the local decision making process for the decision being made.
3. Posted Notice. A notice shall be posted on the subject property in such a manner as to
be clearly visible from a public right-of-way. Posting shall occur no later than the date of
mailing notice of application.
4. Notices shall allow a 14-day period for the submission of written comments, starting from
the date of mailing. All comments must be received by the city within that 14-day period.
C. Decision. Within 45 days of the city’ s determination that an application is complete, unless
the applicant agrees to a longer time period, the Staff Advisor shall approve, conditionally
approve, or deny a Type I application.
D. Notice of Decision.
1. Within 5 days after the Staff Advisor renders a decision, the city shall mail notice of the
decision to the following:
a. Applicant.
b. Owner and occupants of the subject property.
c. Neighborhood group or community organization officially recognized by the city that
includes the area of the subject property.
d. Any group or individual who submitted written comments during the comment period.
e. Those groups or individuals who requested notice of the decision.
f. Property owners and occupants of property located within 200 feet of the perimeter
of the subject property.
2. The notice shall include all of the following:
a. A description of the nature of the decision of the Staff Advisor.
b. An explanation of the nature of the application and the proposed use or uses which
could be authorized.
c. The street address or other easily understood geographical reference to the subject
property.
d. The name of a city representative to contact and the telephone number where
additional information may be obtained.

e. A statement that a copy of the application, all documents and evidence submitted by
or on behalf of the applicant and applicable criteria are available for inspection at no
cost and will be provided at reasonable cost.
f. A statement that any person who was mailed a written notice of the Staff Advisor’s
decision may request reconsideration or appeal as provided in ALUO
18.108.070(B)(2).
g. A statement that the Staff Advisor’ s decision will not become final until the period for
filing a local appeal has expired.
h. An explanation that a person who is mailed written notice of the Staff Advisor’s
decision cannot appeal directly to LUBA.
3. Unless the decision is reconsidered or appealed according to the procedures in ALUO
18.108.070(B)(2), the Staff Advisor’ s decision is effective on the 13th day after notice of
the decision is mailed. (Ord 2951, Amended, 07/01/2008)
SECTION 18.108.050 Type II Procedure.
A. Actions Included. The following planning actions shall be subject to the Type II Procedure:
1. All Conditional Use Permits not subject to a Type I procedure.
2. All variances not subject to the Type I procedure.
3. Outline Plan for subdivisions under the Performance Standard Options (AMC Chapter
18.88).
4. Preliminary Plat for subdivisions under the standard subdivision code (AMC Chapter
18.80).
5. Final Plan approval for all subdivision requests under the Performance Standard Options
not requiring Outline Plan approval.
6. Water Resource Protection Zone Reductions greater than 25% and up to 50% as
allowed in Chapter 18.63.
7. Hardship Variances as allowed in Chapter 18.63.
8. Any appeal of a Staff Advisor decision, including a Type I Planning Action or
Interpretation of the Ashland Land Use Code.
9. Any other planning action not designated as subject to the Type I or Type III Procedure.
B. Time Limits, Notice and Hearing Requirements. Applications subject to the Type II
Procedure shall be processed as follows:
1. The Staff Advisor, acting under the authority of ORS 227.165, may hold an initial
evidentiary hearing on Type II applications once they are deemed complete. The Staff
Advisor shall transmit copies of the record developed at the hearing to the Commission
for additional public hearing, deliberation and decision. The Staff Advisor is not
authorized to make decisions on Type II applications.
2. Complete applications shall be heard at a regularly scheduled Commission meeting
which is held at least 30 days after the submission of the complete application.
3. Notice of the hearing mailed as provided in Section 18.108.080.
4. Public hearing(s) shall be held before the Commission and/or Staff Advisor in accord
with the requirements of Section 18.108.100. (Ord 2951, amended, 7/01/2008)

SECTION 18.108.060 Type III Procedures.
A. The following planning actions shall be subject to the Type III Procedure:
1. Zone Changes or Amendments to the Zoning Map or other official maps, except for
legislative amendments.

2. Comprehensive Plan Map Changes or changes to other official maps, except for
legislative amendments.
3. Annexations.
4. Urban Growth Boundary Amendments
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
Section 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 Section
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.
C. Type III Procedure.
1. Applications subject to the Type III Procedure shall be process as follows:
a. Complete applications shall be heard at the first regularly scheduled Commission
meeting which is held at least 45 days after the submission of the application.
b. Notice of the hearing shall be mailed as provided in Section 18.108.080.
c. A public hearing shall be held before the Commission as provided in Section
18.108.100.
2. For planning actions described in section Section 18.108.060.A.1 and 2, the
Commission shall have the authority to take such action as is necessary to make the
amendments to maps and zones as a result of the decision without further action from
the Council unless the decision is appealed. The decision of the Commission may be
appealed to the Council as provided in Section 18.108.110.
3. For planning actions described in Section 18.108.060.A.3 and 24, the Commission shall
make a report of its findings and recommendations on the proposed action. Such report
shall be forwarded to the City Council within 45 days of the public hearing.
a. Upon receipt of the report, or within 60 days of the Commission hearing, the Council
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shall hold a public hearing as provided in Section 18.108.100. Public notice of such
hearing shall be sent as provided in Section 18.108.080.
b. The Council may approve, approve with conditions, or deny the application.
(Ord 2974, 11/04/2008; Ord 2951, amended, 7/01/2008; Ord 2895, amended, 04/15/2003)

SECTION 18.108.070 Effective Date of Decision and Appeals.
A. Ministerial actions are effective on the date of the decision of the Staff Advisor and are not
subject to appeal.
B. Actions subject to appeal:
1. Expedited Land Divisions. Unless appealed within 14 days of mailing a notice of
decision, the Staff Advisor decision becomes final on the 15th day. Appeals shall be
considered as set forth in ALUO 18.108.030(C) and ORS 197.375.
2. Type I Planning Actions.
a. Effective Date of Decision. The final decision of the City for planning actions resulting
from the Type I Planning Procedure shall be the Staff Advisor decision, effective on
the 13th day after notice of the decision is mailed unless reconsideration of the action
is approved by the Staff Advisor or appealed to the Commission as provided in
section Section 18.108.070(B)(2)(c).
b. Reconsideration. The Staff Advisor may reconsider Type I planning actions as set
forth below.
i. Any party entitled to notice of the planning action, or any City Agency may
request reconsideration of the action after the decision has been made by
providing evidence to the Staff Advisor that a factual error occurred through no
fault of the party asking for reconsideration, which in the opinion of the staff
advisor, might affect the decision. Reconsideration requests are limited to factual
errors and not the failure of an issue to be raised by letter or evidence during the
opportunity to provide public input on the application sufficient to afford the Staff
Advisor an opportunity to respond to the issue prior to making a decision.
ii. Reconsideration requests shall be received within five (5) days of mailing. The
Staff Advisor shall decide within three (3) days whether to reconsider the matter.
iii. If the Planning Staff Advisor is satisfied that an error occurred crucial to the
decision, the Staff Advisor shall withdraw the decision for purposes of
reconsideration. The Staff Advisor shall decide within ten (10) days to affirm,
modify, or reverse the original decision. The Staff Advisor shall send notice of
the reconsideration decision to affirm, modify, or reverse to any party entitled to
notice of the planning action.
iv. If the Staff Advisor is not satisfied that an error occurred crucial to the decision,
the Staff Advisor shall deny the reconsideration request. Notice of denial shall be
sent to those parties that requested reconsideration.
c. Appeal.
i. Within twelve (12) days of the date of the mailing of the Staff Advisor’s final
decision, including any approved reconsideration request, the decision may be
appealed to the Planning Commission by any party entitled to receive notice of
the planning action. The appeal shall be submitted to the Planning Commission
Secretary on a form approved by the City Administrator, be accompanied by a fee
established pursuant to City Council action, and be received by the city no later
than 4:30 p.m. on the 12th day after the notice of decision is mailed.

ii. If an appellant prevails at the hearing or upon subsequent appeal, the fee for the
initial hearing shall be refunded. The fee required in this section shall not apply to
appeals made by neighborhood or community organizations recognized by the
city and whose boundaries include the site.
iii. The appeal shall be considered at the next regular Planning Commission or
Hearings Board meeting. The appeal shall be a de novo hearing and shall be
considered the initial evidentiary hearing required under ALUO 18.108.050 and
ORS 197.763 as the basis for an appeal to the Land Use Board of Appeals. The
Planning Commission or Hearings Board decision on appeal shall be effective 13
days after the findings adopted by the Commission or Board are signed by the
Chair of the Commission or Board and mailed to the parties.
iv. The appeal requirements of this section must be fully met or the appeal will be
considered by the city as a jurisdictional defect and will not be heard or
considered.
d. Final Decision of City. The decision of the Commission shall be the final decision of
the City on appeals heard by the Commission on Type I Planning actions, effective
the day the findings adopted by the Commission are signed by the Chair and mailed
to the parties.
3. Type II Planning Actions.
a. Effective Date of Decision. The decision of the Commission is the final decision of
the City resulting from the Type II Planning Procedure, effective 13 days after the
findings adopted by the Commission are signed by the Chair of the Commission and
mailed to the parties, unless reconsideration of the action is authorized as provided
in Section (b) below or appealed to the Council as provided in section Section
18.108.110.A.
b. Reconsideration.
i. The Staff Advisor on his/her own motion, or any party entitled to notice of the
planning action may request reconsideration of the action after the Planning
Commission final decision has been made by providing evidence to the Staff
Advisor addressing one or more of the following: (1) new evidence material to
the decision exists which was unavailable, through no fault of the requesting
party, when the record of the proceeding was open; (2) a factual error occurred
through no fault of the requesting party which is relevant to an approval criterion
and material to the decision; (3) a procedural error occurred, through no fault of
the requesting party, that prejudiced the requesting party's substantial rights and
remanding the matter will correct the error. Reconsideration requests are limited
to errors identified above and not the failure of an issue to be raised by letter or
evidence during the opportunity to provide public input on the application
sufficient to afford the Staff Advisor an opportunity to respond to the issue prior
to making a decision.
ii. Reconsideration requests shall be received within seven (7) days of mailing.
The Staff Advisor shall promptly decide whether to reconsider the matter.
iii. If the Staff Advisor is satisfied that an error occurred as identified above and is
crucial to the decision, the Staff Advisor shall schedule reconsideration with
notice to participants of the matter before the Planning Commission.
Reconsideration shall be scheduled before the Planning Commission at the next
regularly scheduled meeting. Reconsideration shall be limited to the portion of
the decision affected by the alleged errors identified in paragraph 3.b.i above.
iv. The Planning Commission shall decide to affirm, modify, or reverse the original
decision. The Planning Commission Secretary shall send notice of the
reconsideration decision to any party entitled to notice of the planning action.

c. Final Decision of City. Unless the decision is remanded to the Planning Commission,
the decision of the City Council shall be the final decision of the City on appeals
heard by the Council, on Type II Planning actions, effective the day the findings
adopted by the Council are signed by the Mayor and mailed to the parties.
4. Type III Planning Actions. For planning actions described in section Section
18.108.060.A.1 thru 4, the decision of the Council shall be the final decision of the City,
effective the day the findings adopted by the Council are signed by the Mayor and
mailed to the parties.
5. Council Call Up. The City Council may call up any planning action for a decision upon
motion and majority vote, provided such vote takes place in the required appeal period.
Unless the planning action is appealed and a public hearing is required, the City Council
review of the Planning Action is limited to the record and public testimony is not allowed.
The City Council may affirm, modify or reverse the decision of the Planning Commission,
or may remand the decision to the Planning Commission for additional consideration if
sufficient time is permitted for making a final decision of the city. The City Council shall
make findings and conclusions and cause copies of a final order to be sent to all parties
of the planning action.
C. No building or zoning permit shall be issued for any action under this Title until the decision
is final, as defined in this section.
D. Notwithstanding any other provision of this Chapter, in the event a LUBA appeal or a Circuit
Court proceeding is filed concerning a final land use decision of the City, the timetable of
development is deemed tolled or suspended from the date of the final decision of the City
until final resolution of all appeals or final action on remand, whichever is later, not to
exceed 24 months. After resolution of all such appeals or remands, timetables shall be
adjusted in writing by the Staff Advisor to reflect this automatic tolling, regardless of the
approval authority. (Ord 3005, amended, 03/02/2010; Ord 2951, amended, 07/01/2008)

SECTION 18.108.080 Public Hearing Notice.
Public notice for hearings before the Staff Advisor, Hearings Board or Commission for planning
actions shall be given as follows:
A. Notices shall be mailed at least 10 days prior to the hearing to:
1. The applicant or authorized agent,
2. The subject property owner, and
3. All owners of record of property on the most recent property tax assessment roll within
200 feet of the subject property.
B. Mailed notices shall contain the following information, provided, however, that notices for
hearings before the Council shall not contain the statements specified in paragraphs 8 and
9:
1. Explanation of the nature of the application and the proposed use or uses which could
be authorized.
2. List of the applicable criteria from the ordinance and the plan that apply to the application
at issue.
3. The street address or other easily understood geographical reference to the subject
property.

4. The name of a local government representative to contact and the telephone number
where additional information may be obtained.
5. A statement that 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.
6. The date, time and location of the hearing or of the meeting, if no hearing is involved.
7. A statement that failure of an issue to be raised in a hearing, in person or by letter, or
failure to provide sufficient specificity to afford the decision maker an opportunity to
respond to the issue precludes an appeal to the Land Use Board of Appeals (LUBA)
based on that issue.
8. A statement that if additional documents or evidence is provided in support of the
application, any party shall be entitled to a continuance of the hearing.
9. A statement that 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.
C. Posted Notice. A notice, as described in this subsection, shall be posted on the subject
property by the city in such a manner as to be clearly visible from a public right-of-way at
least 10 days prior to the date of the hearing. Failure by the city to post a notice, or post in
clear view from a public right-of-way shall be considered an incomplete application. The city
shall certify, for the record of the hearing, that the posting was accomplished. The failure of
the posted notice to remain on the property shall not invalidate the proceedings. The posted
notice shall only contain the following information: planning action number, brief description
of the proposal, phone number and address for contact at Ashland Planning Department.
D. Additional Requirements for Type II and III Public Notice. In addition to the notice specified
in section Section 18.108.080.A, B and C, notice for Type II and III procedures shall be
published in a newspaper of general circulation in the City at least 10 days prior to the date
of the hearing before the Commission.
E. The failure of a property owner to receive notice as provided in this section shall not
invalidate such proceedings if the City can demonstrate by affidavit that such notice was
mailed. The failure to receive notice shall not invalidate the decision after the action is final if
a good faith attempt was made to notify all persons entitled to receive notice.
F. Whenever it is demonstrated to the Staff Advisor that:
1. The city did not mail the notice required in §18.108;
2. Such error adversely affected and prejudiced a person's substantial rights; and
3. Such person notified the Staff Advisor within 21 days of when the person knew of should
have known of the decision, the Staff Advisor shall schedule a hearing for the next
regular Commission or Hearings Board meeting allowing adequate time to comply with
the notice requirements of Section 18.108.080. The public hearing shall be conducted as
provided in §18.108.100.
If a hearing is conducted under this section, the decision of the Commission or
Hearings Board shall supersede the previous decision.
G. Whenever it is demonstrated to the Staff Advisor that:
1. The city did not comply with the notice requirements in §18.108.080.A through E;
2. Such error adversely affected and prejudiced a person's substantial rights; and
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3. Such person notified the Staff Advisor within 21 days of when the person knew or should
have known of the decision, the Staff Advisor shall schedule a hearing before the Board,
Commission or Council that heard or would have heard the matter involving the
defective notice.
a. The Staff Advisor shall notify by mail all persons who previously appeared in the
matter and all persons who were entitled to mailed notice but were not mailed such
notice.
b. The hearing shall be conducted as provided in §18.108.100 if it is a hearing before
the Board or Commission, except that the record of the previous hearing shall be
reviewed and considered by the Board or Commission. If it is an appeal before the
Council, the Council may hear such matters as are permitted in §18.108.110.
A decision made after the hearing shall supersede the previous decision.
H. Notwithstanding the period specified in subsections F.3 and G.3 of this section, the period
for a hearing or appeal shall not exceed three years after the date of the initial decision.
(Ord 2951, amended, 7/01/2008)

SECTION 18.108.100 Public Hearings Procedure.
A. At the commencement of a public hearing a statement shall be made to those in attendance
that:
1. Lists the applicable substantive criteria.
2. States that testimony and evidence must be directed toward the listed applicable
substantive criteria, or other criteria in the comprehensive plan or Land Use Ordinance
which the person believes to apply to the decision.
3. States that failure to raise an issue with sufficient specificity to afford the decision maker
and the parties an opportunity to respond to the issue precludes appeal to LUBA based
on that issue.
4. States that failure to participate in the public hearing, either orally or in writing, precludes
appeal to LUBA.
5. States the presentation and rebuttal time limits for the applicant, proponents, and
opponents.
6. Other general rules of conduct for the public hearing as deemed necessary by the Board
or Commission.
B. After the statement required by section Section 18.108.100.A is made, the Commission or
Council members shall declare any actual or potential conflicts of interest and any ex parte
contacts including the substance of those contacts and any conclusions the member
reached because of those contacts.
1. No member shall serve on any proceeding in which such member has an actual conflict
of interest; in which the member, or those persons or businesses described in ORS
227.035, has a direct or substantial financial interest; or in which the member is biased.
If a member refuses to disqualify him or herself, the Board, for hearings before the
Board; the Commission, for hearings before the Commission, or the Council for hearings
before the Council, shall have the power to remove such member for that proceeding.
2. All parties shall be advised that they have the right to rebut the substance of any ex
parte communications.
C. At such public hearing, after receipt of public testimony, the Board or Commission may
approve, approve with conditions or deny the request. The Board or Commission may also

continue the public hearing to the next meeting to allow for the submittal of additional
information for consideration in the decision. At the public hearing, the date, time, and
location for the continuance of the public hearing shall be stated. After such statement, no
additional public notice shall be required.
D. A majority of those members present at the public hearing must vote affirmatively in order to
adopt findings.

SECTION 18.108.110 Appeal to Council.
A. Appeals of Type II decisions shall be initiated by a notice of appeal filed with the City
Administrator. The standard Appeal Fee shall be required as part of the notice. All the
appeal requirements of Section 18.108.110, including the appeal fee, must be fully met or
the appeal will be considered by the city as jurisdictionally defective and will not be heard or
considered.
1. The appeal shall be filed prior to the effective date of the decision of the Commission.
2. The notice shall include the appellant's name, address, a reference to the decision
sought to be reviewed, a statement as to how the appellant qualifies as a party, the date
of the decision being appealed, and a clear and distinct identification of the specific
grounds for which the decision should be reversed or modified, based on identified
applicable criteria or procedural irregularity.
3. The notice of appeal, together with notice of the date, time and place to consider the
appeal by the Council shall be mailed to the parties at least 20 days prior to the meeting.
4. A. Except upon the election to re-open the record as set forth in subparagraph 4.B.
below, the review of a decision of the Planning Commission by the City Council shall
be confined to the record of the proceeding before the Planning Commission. The
record shall consist of the application and all materials submitted with it;
documentary evidence, exhibits and materials submitted during the hearing or at
other times when the record before the Planning Commission was open; recorded
testimony; (including DVDs when available), the executed decision of the Planning
Commission, including the findings and conclusions. In addition, for purposes of City
Council review, the notice of appeal and the written arguments submitted by the
parties to the appeal, and the oral arguments, if any, shall become part of the record
of the appeal proceeding.
B. The Council may reopen the record and consider new evidence on a limited basis, if
such a request to reopen the record is made to the City Administrator together with
the filing of the notice of appeal and the City Administrator determines prior to the
City Council appeal hearing that the requesting party has demonstrated:
a. That the Planning Commission committed a procedural error, through no fault of
the requesting party, that prejudiced the requesting party's substantial rights and
that reopening the record before the Council is the only means of correcting the
error; or
b. That a factual error occurred before the Planning Commission through no fault of
the requesting party which is relevant to an approval criterion and material to the
decision; or
c. That new evidence material to the decision on appeal exists which was
unavailable, through no fault of the requesting party, when the record of the
proceeding was open, and during the period when the requesting party could
have requested reconsideration. A requesting party may only qualify for this
exception if he or she demonstrates that the new evidence is relevant to an

C.

D.
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approval criterion and material to the decision. This exception shall be strictly
construed by the Council in order to ensure that only relevant evidence and
testimony
is
submitted
to
the
hearing
body.
Re-opening the record for purposes of this section means the submission of
additional written testimony and evidence, not oral testimony or presentation of
evidence before the City Council.
Oral argument on the appeal shall be permitted before the Council. Oral argument
shall be limited to ten (10) minutes for the applicant, ten (10) for the appellant, if
different, and three (3) minutes for any other Party who participated below. A party
shall not be permitted oral argument if written arguments have not been timely
submitted. Written arguments shall be submitted no less than ten (10) days prior to
the Council consideration of the appeal. Written and oral arguments on the appeal
shall be limited to those issues clearly and distinctly set forth in the Notice of Appeal;
similarly, oral argument shall be confined to the substance of the written argument.
Upon review, and except when limited reopening of the record is allowed, the City
Council shall not re-examine issues of fact and shall limit its review to determining
whether there is substantial evidence to support the findings of the Planning
Commission, or to determining if errors in law were committed by the Commission.
Review shall in any event be limited to those issues clearly and distinctly set forth in
the notice of appeal. No issue may be raised on appeal to the Council that was not
raised before the Planning Commission with sufficient specificity to enable the
Commission and the parties to respond.
The Council may affirm, reverse, modify or remand the decision and may approve or
deny the request, or grant approval with conditions. The Council shall make findings
and conclusions, and make a decision based on the record before it as justification
for its action. The Council shall cause copies of a final order to be sent to all parties
participating in the appeal. Upon recommendation of the Administrator, the Council
may elect to summarily remand the matter to the Planning Commission. If the City
Council elects to remand a decision to the Planning Commission, either summarily or
otherwise, the Planning Commission decision shall be the final decision of the City,
unless the Council calls the matter up pursuant to Section 18.108.070.B.5.
Appeals may only be filed by parties to the planning action. "Parties" shall be defined
as the following:
1. The applicant.
2. Persons who participated in the public hearing, either orally or in writing. Failure
to participate in the public hearing, either orally or in writing, precludes the right of
appeal to the Council.
3. Persons who were entitled to receive notice of the action but did not receive
notice due to error. (Ord 2951, amended, 7/01/2008)

SECTION 18.108.140 Fees.
Fees for applications under this Title shall be set by resolution of the Council.

SECTION 18.108.150 Council or Commission May Initiate Procedures.
The Commission or Council may initiate any Staff Permit, Type I, Type II, or Type III planning
action by motion duly adopted by the respective body designating the appropriate city
department to complete and file the application.

SECTION 18.108.160 Ordinance Interpretations.
A. When in the administration of the Land Use Ordinance there is doubt regarding its intent, the
suitability of uses not specified or the meaning of a word or phrase, the Staff Advisor may
interpret the provision in writing or refer the provision to the Commission for interpretation.
The Commission shall issue an interpretation in writing to resolve the doubt. Neither the
Staff Advisor's interpretation nor the Commission's shall have the effect of amending the
provisions of the Land Use Ordinance. Any interpretation of the Land Use Ordinance shall
be based on the following considerations:
1. The comprehensive plan;
2. The purpose and intent of the Land Use Ordinance as applied to the particular section in
question; and
3. The opinion of the City Attorney.
B. The interpretation of the Staff Advisor shall be forwarded to the Commission who shall have
the authority to modify the interpretation. The interpretation of the Commission shall be
forwarded to the Council who shall have the authority to modify the interpretation. Whenever
such an interpretation is of general public interest, copies of such interpretation shall be
made available for public distribution.

SECTION 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.

SECTION 18.108.180 Resubmittal of Applications.
In case an application is denied by the Commission, or denied by the Council on appeal, unless
that denial is specifically stated to be without prejudice, it shall not be eligible for resubmittal for
one year from the date of the denial, unless evidence is submitted that conditions, the
application, or the project design have changed to an extent that further consideration is
warranted. (Ord 2299, 1984; Ord 2583, 1990; Ord 2775, 1996)
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Zoning and Land Use Ordinance Review and Recommendations
Ashland’s existing zoning and City of Ashland Land Use Ordinance provisions were review with
regard to support or hindrance of the opportunity sites and design concepts for pedestrian places.
The opportunities and redevelopment concepts are illustrated in the design for each of the three
major intersection locations studied: North Mountain Avenue and East Main Street, Ashland Street
and Tolman Creek Road, and Ashland Street and Walker Avenue. Suggested amendments to the
Ashland Land Use Ordinance follow our analysis of each area and of development standards
common to all districts in the city. In completing our analysis, we kept in mind best practices
observed for areas which are transit-supportive and/or pedestrian oriented, as well as, the ‘building
blocks’ for pedestrian places identified through community workshops associated with this project.
Our review resulted in four general conclusions:
•

•
•

Transit-supportive densities for frequent bus service can be achieved under current zoning for
the five-minute walk areas for each place. Commercial development opportunities are also
allowed in order to achieve mixed use. Mixed use meets the objective of creating a place where
people live and people work. We recommend no changes to the underlying zoning within the
five-minute walk areas for the pedestrian places.
Some modifications to the development standards applicable to the pedestrian places and their
five-minute walk areas should be considered.
An overlay zone is probably the best implementation measure for achieving desired changes and
development character. Key features of that overlay zone has been outlined.
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Ashland’s Site Design and Use Standards Manual contain excellent standards for promoting
pedestrian-friendly development and transit-supportive uses, especially the standards for the
Croman Mill district. These standards can be adopted for use in an overlay zone.

Our recommendations for amendments is based on our understanding of a number of current best
development code practices for supporting pedestrian and transit-supportive development, including
but not limited to, transit-supportive and pedestrian oriented parking reduction standards from the
City of Portland’s Zoning Code. The recommendations are summarized below, followed by a review
of zoning applicable to each of the Pedestrian Place areas and a more detailed explanation of the
recommendations.

Create a Pedestrian Place Overlay Zone
We recommend creation of a Pedestrian Place overlay zone as described below. Key elements of
that overlay are outlined below.
Uses
All uses of the underlying zoning districts should be allowed, except that the Pedestrian Place
overlay zone should exclude permitted uses, special permitted uses, and conditional uses allowed by
the underlying zoning district if those uses are deemed counter to the desired types of uses. Our
recommendation is that the overlay zone should prohibit the following uses, which are generally not
supportive of the pedestrian place concept:
•
•
•
•
•
•
•
•
•
•
•
•
•

All uses, other than grocery stores, with over 10,000 square feet on any one floor.
All drive-up uses.
Crematoriums and mausoleums.
Commercial laundry, cleaning, and dyeing establishments.
Bowling alleys, auditoriums, skating rinks, and miniature golf courses.
Automobile fuel sales, and automobile and truck repair facilities.
Kennel and veterinary clinics where animals are housed outside.
Electrical substations.
New and used car sales, boat, trailer, and recreational vehicles sales and storage areas.
Outdoor storage of commodities associated with a permitted, special permitted or conditional
use.
Building material sales yards.
Freestanding wireless communication facilities (co-located facilities would be permitted).
Electrical, furniture, plumbing shop, printing, publishing, lithography, or upholstery.
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Light manufacturing, assembly, fabricating, or packaging of products from previously prepared
materials, such as cloth, plastic, wood (not including saw, planing, or lumber mills or molding
plants), paper, cotton, or precious or semi-precious metals or stone.
Manufacture of electric, electronic, or optical instruments and devices.
Bakeries without retail sales.
Public and quasi-public utility and service buildings and yards, structures.
Manufacture of pharmaceutical and similar items.
All special-permitted uses and conditional uses in the E-1 district.
Hospitals, rest, nursing, or convalescent homes.
Public, parochial, and private schools, including nursery schools, kindergartens, dancing, trade,
technical, or similar schools.
Recreational uses and facilities, including country clubs, golf courses, outdoor swimming clubs,
tennis clubs, driving range, race track, or amusement park, but not including intensive
commercial recreational uses as fully enclosed health and fitness clubs.
Public and quasi-public halls, lodges, and clubs.
Freestanding disc antenna for commercial use.

A Pedestrian Place overlay zone for the North Mountain Avenue and East Main Street area would
be applied to areas of R-3 zoned properties. The overlay should specify that the following uses are
permitted within a mixture of commercial and residential uses within one building, subject to a
maximum size limit of 2,500 square feet per business:
•
•
•

Professional, financial, business and medical offices, and personal service establishments such as
beauty and barber shops, launderette, and clothes and laundry pick-up stations.
Stores, shops, and offices supplying commodities or performing services.
Restaurants.

Require Mixed-Uses. Allow mixing of uses without being prescriptive with regard to uses required.
Excluding Uses. Exclude permitted uses, special permitted uses, and conditional uses allowed by the

underlying zone which would be counter-productive to the objectives of Pedestrian Place
development. Prohibit drive-up use permits from being transferred onto sites within designated
Pedestrian Places.
Development Standards
Setbacks. Allow a front building setback of five feet or greater only where that setback area is
occupied by a sidewalk café or plaza, or where the site has more than one street frontage and the
standard maximum building setback is met along the other street. Alternatively, the City should
determine if there are specific properties which should be mapped to have specific build-to lines in
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order to cause buildings on those lots to be near the street. A specific building line map should be
incorporated in the Land Use Ordinance in the Pedestrian Place overlay district. This map should
not be separate from the Ordinance.
Floor Area Ratio (FAR). Increase the maximum FAR to 1.0 or greater.
Building Heights. Set a minimum building height of two stories.
Landscaping. The overlay should not supersede the minimum landscaping coverage requirements of

underlying zones except in R and E zones where landscape area requirements are at 25 percent or
greater. In those zones, the requirement should be useable open space, which may be comprised of
outdoor seating areas, plazas, and other useable paved surfaces as well as landscaping.
Parking. Getting the parking right is a critical aspect of pedestrian places. Reduced parking increases

the amount of land available for buildings and will help meet the recommended FAR target. More
buildings means increased residential units and leasable amounts of employment and retail space.
For instance, at three parking spaces per thousand square feet you begin to use more land for
parking than for useable building space. For residential uses, each added parking space significantly
impacts the number of dwelling units that can be provided. At the most affordable levels of housing,
one parking space and the circulation space required (approximately 300 to 330 square feet) could
instead be an efficiency apartment.
Our recommendation is that the Land Use Ordinance or Site Design and Use Standards Manual
incorporate additional parking provisions modeled on the Croman Mill parking standards of the Site
Design Standards for designated pedestrian places and potentially elsewhere in the city, or
alternatively, that such provisions be included within the Pedestrian Place overlay zone standards.
These parking reduction provisions should allow a reduction in off-street parking standards for a
particular use or development by not more than 50 percent through allowing a development to
obtain parking space credits for:
•
•
•
•
•

Providing on street parking.
Implementing a Transportation Demand Management Plan.
Utilizing a mixed-use parking agreement credit.
Allowing parking space credits for every parking space a developer constructs in a designated
off-site shared parking area.
Although such a program is not currently in existence, the City could consider a program which
allows developers to pay a fee-in-lieu-of-parking with such fees to be used for constructing
shared parking areas. This would require the City to develop plans for such parking structures,
or more likely, shared parking lots. After plans for a shared parking structure or parking lot are
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completed, a development might only be allowed to build up to 50 percent of their required
parking on their own site with the remainder of the parking to be provided for in the shared
structure or lot. The City could also allow no parking in these areas once shared parking lots are
established and require the fee-in-lieu-of-parking instead of making participation optional.
These parking provisions listed above, most which are already used in Ashland, could be
supplemented by additional parking space reduction factors utilized by cities elsewhere in Oregon:
•

•

•

•

The availability of transit with a stop within 500 feet of the site, if the transit is provided with a
specific frequency (Portland requires 20-minute peak period transit service frequency for a total
elimination of required parking).
Providing transit improvements like a bus stop or bus shelter. (Tigard allows up to a 20 percent
reduction in minimum parking requirements, if a development provides a transit shelter, bus
pull-out, or bus stop).
Providing alternative transportation facilities, such as additional non-required bicycle parking (or
non-required covered bicycle parking) or motorcycle and scooter parking. (Portland allows five
bicycle parking spaces to substitute for one auto parking spaces, with a maximum reduction of
required auto spaces of 25 percent. Gresham allows two bicycle parking spaces to substitute for
one auto space. Portland allows four motorcycle parking spaces to substitute for one required
auto space with a maximum reduction of five required auto parking spaces, or five percent of
required parking—whichever is less. Portland considers scooters as motorcycles).
Providing plaza improvements or pedestrian or transit amenities in lieu of providing some or all
of the required parking. Portland’s Zoning Code provides for the following:
Sites where at least 20 parking spaces are required, and where at least one street lot line abuts a transit street may
substitute transit-supportive plazas for required parking, as follows. Existing parking areas may also be converted
to take advantage of these provisions:
a) Pedestrian and transit-supportive plazas may be substituted for up to 10 percent of the required parking
spaces on the site;
b) The plaza must be adjacent to and visible from the transit street. If there is a bus stop along the site’s
frontage, the plaza must be adjacent to the bus stop;
c) The plaza must be at least 300 square feet in area and be shaped so that a 10'x10' square will fit entirely
in the plaza; and
d) The plaza must include all of the following elements:
i.

A plaza that is open to the public. The owner must record a public access easement that allows public
access to the plaza;
ii. A bench or other sitting area with at least 5 linear feet of seating;
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iii. A shelter or other weather protection. The shelter must cover at least 20 square feet and the plaza must
be landscaped. This landscaping is in addition to any other landscaping or screening required for parking
areas by the Code.
Our suggestion is that the City discusses which of these options they are comfortable with, and
whether they want to make them available to all developments, or to put limits on parking
reductions. For example, the City may want developments which normally would require four or
fewer parking spaces to be able to be fully absolved of providing onsite parking spaces or paying a
fee-in-lieu-of-parking. In other development scenarios, the City may not want to allow larger parking
demand uses to reduce their onsite parking beyond a certain percentage unless offsite parking is
provided on-street or is provided in a shared parking lot.
Parking Lot Design. While the City is extending parking reduction standards to the pedestrian places

(and potentially other locations within the city), it is recommended that the City also adopt
regulations similar to the parking area design standards of Section VIII-B-2 of the Croman Mill
Design Standard and the Green Development Section VII-C of the same standards, especially the
green parking area and green street provisions. The standards based upon these Croman Mill
standards should either be adopted city-wide through Chapter 18.92 or for just pedestrian places
through incorporation in the Pedestrian Place overlay zone. It is noted that the Performance
Standard Bonuses of Section VIII-C-13 need not be adopted for the pedestrian place areas because
these bonuses should be unnecessary with regard to additional density or building heights.
Apply the Pedestrian Place Overlay Zoning District
Option 1. Apply the overlay district only to opportunity areas shown on Otak plans. However,
applying the overlay zone only to the selected opportunity sites may fall short of achieving the type
of development desired if owners of these limited properties are not interested in redevelopment
within a reasonable time.
Option 2. Apply the overlay district to the entire five-minute walk zones shown for the three

pedestrian places. We believe this approach would be way too broad. There would be little gained by
applying the overlay zone to areas which are currently zoned for primarily low density or medium
density residential uses or institutional uses.
Option 3 – Our Recommendation. Apply the overlay to areas within those five-minute walk areas

which are already designated Detailed Site Review Zones as designated on the City’s Site Design
Zones map. For the North Mountain Avenue/East Main Street pedestrian place, the overlay should
be applied to areas which are already zoned R-3. In all three pedestrian place areas, the City has
already made determinations by the application of the Detailed Site Review Zone or the R-3 district
that those properties are anticipated to have a fairly intensive level of development.
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Zoning Review for Walker Avenue and Ashland Street Pedestrian Place
C-1 Zone
All of the identified opportunity sites around this intersection are zoned C-1.
Uses
Currently Allowed Uses. The C-1 zone allows all desired uses for a pedestrian place, including mixed

use development with residential. Considerations for changing the uses in this district include
requiring that uses on each site or particular site be mixed, or excluding certain uses that are allowed
by the C-1 district which may not be supportive of pedestrian place objectives.
Require Mixed-Uses. Based on other cities’ experiences, requiring mixed uses on a site or within a

particular area can be politically difficult to implement. A given development may find too little
market demand for a required use, but ample demand for the other use(s) in the district. Forcing a
financially troubling decision upon a prospective developer to take on an undesirable use (at least at
that time) will not help stimulate redevelopment.
Recommendation: Allow mixing of uses without being prescriptive towards uses to be

required. Strictly requiring mixed use on a parcel-by-parcel basis may be difficult to
administer in a way that encourages redevelopment and achieves the goal of mixed use at a
neighborhood or district scale. On any given parcel, there may be unique site characteristics
or current market conditions overwhelmingly favorable to one use over another. Setting
clear mixed use goals and using a variety of incentives may be better tools for getting a
balance of places to live, work, and shop within the overlay areas.
Exclude Certain Uses. An overlay zone could specifically exclude some of the permitted uses, special

permitted uses, and conditional uses allowed by the C-1 underlying zone, which would be counterproductive to the objectives of Pedestrian Place development.
Recommendation: Prohibit larger-sized boxes and uses which usually are located in large

buildings and/or have large parking lots or surface storage areas, such as car sales, building
material sales, etc. The City’s Land Use Ordinance currently prohibits uses over 45,000
square feet. An overlay zone may want to be more restrictive than the prohibition within the
five-minute walk area surrounding the designated pedestrian places.
The City limits total drive-up uses within the city to twelve separate businesses, based upon the
number of drive-up uses at the time the ordinance was adopted. The drive-up use allowance is
transferable to another site, including onto sites which are zoned C-1 and currently onto sites which
are being planned as pedestrian places.
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Recommendation: An overlay zone could specifically prohibit drive-up use permits from

being transferred onto sites within designated pedestrian places or within the surrounding
five-minute walk areas.
Dimensional Standards
Building Heights. The primary dimensional standard in the C-1 zone is a 40-foot maximum building
height, except where a property abuts a residential district where lesser heights are allowed. These
standards are not a problem for the Pedestrian Place concepts. Additional building height beyond 40
feet is problematic since the uses accommodated by that additional height may make it difficult to
provide adequate parking without surface parking areas much larger than those envisioned in the
concept plans. Alternative parking strategies to surface parking could be tuck-under parking spaces
or a parking area under a building podium. These options raise construction costs for the desired
buildings and, therefore, work against other goals, such as providing affordable housing.
Recommendation: No change.

Development Standards
Landscaping Coverage. An overlay district could supersede the current minimum 15 percent
landscaping coverage requirement of the C-1 zone if the City wants each site to include more
landscaping. However, increasing the landscaped areas of a new development may be counter to the
higher intensity of development and mix of uses desired characterized by closely spaced buildings,
useable outdoor gathering spaces, and setbacks with storefront activities.
Recommendation: No change.

Other Zones within the 5-Minute Walking Area
Most of the rest of the five-minute walk area surrounding the Walker Avenue and Ashland Street
pedestrian place is zoned with the R-1 districts or is part of the Southern Oregon University (SOU)
campus. Uses, densities, dimensional, and development standards related to these districts are
summarized below.
R-1-7.5 Zone. Much of the five-minute walk area south of Siskiyou Boulevard is zoned R-1-7.5,

along with some area within the eastern portion of the five-minute walk area. The target density for
this district is 3.6 units per acre, which is at the low end of the typical density range supportive of
local bus service. Detached single-family residences and multi-family residences are among the
permitted uses. Dimensional standards are typical of this density. Since this zone is applied on the
opposite side of Siskiyou Boulevard and includes the SOU overlay zone, it is not ripe for major
redevelopment.
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R-1-5 Zone. Much of the five-minute walk area north of Ashland Street is zoned R-1-5. The target
density for this district is 4.5 units per acre, which is at the low end of the typical density range
supportive of local bus service. Detached single-family residences and multi-family residences are
among the permitted uses. Dimensional standards are typical of this density. Since this area is fully
developed and within the outer portion of the five-mute walk area, it is not ripe for major
redevelopment.
Recommendation: Since the target densities for both the R-1-7.5 and R-1-5 districts are at the

low end of the transit-supportive density scale, it is recommended that the City consider
seeking increased densities in these areas through allowing Accessory Residential Uses as
permitted uses within the five-minute walk areas surrounding pedestrian places.

Zoning Review for Tolman Creek Road/Ashland Street Pedestrian Place
C-1 Zones
All of the opportunity sites within the Tolman Creek Road/Ashland Street pedestrian area are zoned
C-1, except for the western-most portion of opportunity site C along Tolman Creek Road and a
small area of portion of opportunity site F just to the north. This area is zoned E-1 with a residential
overlay. Similar comments apply as above regarding how the C1 district supports or conflicts with
the pedestrian place objectives.
E-1 Zone, with Residential Overlay
The E-1 zoning district is a mixed commercial and employment district. This zone allows a great
variety of office, commercial, and manufacturing uses. Some of the allowed commercial and
industrial uses may be fairly land extensive or low in development intensity. Lower intensity uses
such as these may be counter productive to the pedestrian place objectives, if not modified by the
recommended pedestrian place overlay. Residential development can occur as part of a mixed use
development in the E-1 district only if the property is designated with the residential overlay, as is
the case for the E-1 zoned properties along Tolman Creek Road. The residential overlay allows
residential uses as a special use in the E-1 district at a maximum density of 15 units per acre, with
special additional density provisions for small units. Residential uses are allowed only if at least 65%
of the total gross floor area of a building’s ground floor, or at least 50% of the total lot area if there
are multiple buildings, are occupied by permitted or other special permitted uses, excluding
residential.
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Recommendation: The Pedestrian Place overlay district could also be applied to the E-1

zoned area within the five-minute walk area in order to implement use/size restrictions to
prohibit non-supportive uses, and to add design and potential parking reduction measures
which are supportive of pedestrian places.
Other Zones Within the 5-minute Walk Area
The YMCA site, and areas to the north and west, are zoned R-2, with most of them also including
the Performance Standards overlay, which has flexibility with regard to development standards.
Development standards for a particular development site are determined through the site plan
review process, similar to a planned development.
R-2 Zone. The uses, maximum and bonus densities, are consistent with transit-supportive goals. The

maximum density is 13.5 d.u./acre. R-2 Bonus Points for density allow up to 40 percent additional
density to approximately 19 d.u./acre. The bulk regulations would not appear to discourage
development at higher densities.
E-1 Zone, without the Residential Overlay
The 5-minute walk area includes other properties to the south and east of opportunity site C, which
are also zoned E-1, but without the residential overlay. As noted above, the E-1 zoning district
allows a great variety of office, commercial, and manufacturing uses. Maintaining application of this
zone in this area appears reasonable given the employment value of the uses which are already
established here.
Recommendation: Maintain the existing underlying zoning within the five-minute walking

area with no additional changes.
Parking
Since much of the development which is within this area is relatively large buildings with large
parking lots and other portions of this area are undeveloped, it is additionally important that limiting
the amount of parking be planned for and that parking areas be well designed. Recommendations
for parking standards for all pedestrian places are addressed separately, beginning on page 7.

Zoning Review for North Mountain Avenue and East Main Street Pedestrian Place
R-3 Zone
The densities are supportive of pedestrian-friendly and transit-oriented development. Most of the
North Mountain Avenue and East Main Street pedestrian place area, including opportunity sites A
through E, is zoned R-3. The R-3 district is a high density residential district with a target density of
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20 dwelling units per acre, with bonus density provisions to allow an additional 40 percent or a
maximum of 28 dwelling units per acre. Permitted uses in the R-3 district are all manner of
residential uses, as well as public schools. Limited commercial uses are allowed as conditional uses,
including professional offices or clinics for an accountant, architect, attorney, dentist, designer,
doctor or other practitioner of the healing arts, engineer, insurance agent or adjuster, investment or
management counselor, or surveyor; limited personal service establishments in the home, such as
beauticians, and masseurs; travelers accommodations which are also occupied by the owner of the
business; and hostels.
Recommendation: In order to provide for mixed-use development within these R-3 zoned

areas, the R-3 zoning district permitted or conditional uses will need to be amended to
include additional desired commercial uses. Alternatively, the City could apply the
recommended Pedestrian Place overlay zone discussed below to the R-3 district zoned
properties within the five-minute walk area and structure the overlay zone to allow certain
commercial uses in places where the underlying zone does not permit those uses.
Other Zones
Opportunity sites F and G are zoned E-1, which is a mixed commercial and employment district. As
noted above, this zone allows a great variety of office, commercial, and manufacturing uses. Zoning
is not recommended to be changed in any of these areas.
Recommendation: The City may wish to add the recommended Pedestrian Place overlay zone

to these and other similarly zoned areas within the five-minute walk area.

Review of Development Standards Common to All Districts
Special Setbacks
Section 18.68.050 requires large setbacks along arterial streets which are not supportive of the
desired qualities of this or any other pedestrian place. A minimum setback of 65 feet from the road’s
centerline is required along Ashland Street, a minimum 35-foot setback from centerline is required
on East Main Street, and minimum 20-foot setbacks from right-of-way boundaries are required
along all other arterials. The overlay district should supersede these requirements by specifying
maximum building setbacks from right-of-way boundaries or special build-to lines in order to cause
buildings to be located near the street. Our recommendation is building setbacks of five feet or
greater from a street property line be permitted only where the building setback area is occupied by a
customer-serving area like a sidewalk café or by a plaza, or where the site has more than one street
frontage and the standard maximum setback is met along the other street.
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Other Standards/Floor Area Ratio (FAR)
The Basic and Detailed Site Review Standards of the Site Design and Use Standards Manual were
reviewed. Most seem to be supportive of, or at least not detrimental to, Pedestrian Place objectives.
One potential exception is the maximum floor area ratio (FAR) standard. The maximum FAR
standard for buildings outside of the Historic District is 0.50:1 (Standard II-C-2a). The Detailed Site
Design Standards currently require a minimum FAR of 0.35:1. This is a low FAR for the type of
redevelopment illustrated in the Pedestrian Place concept plans which have FARs ranging from .60:1
to .70:1. The existing conditions at the Ashland Street/Walker Avenue location (the only one of the
selected sites that is currently built-out) appears to barely reach the 0.35:1 minimum and has a higher
parking ratio than is being recommended.
Recommendation: Increase the maximum allowable FAR to at least 1.0 in order to encourage

more intensive use of individual parcels through reduced onsite parking and decreased
setbacks from the street. This reduces the unproductive footprint of parking lots and large
setbacks in favorable of buildings and useable pedestrian space.
Complementary Recommendation: Some zoning codes specify higher minimum FARs,

minimum building heights, or a minimum lot coverage standard in order to promote
intensify development in transit or pedestrian areas. Of those types of practices, we
recommend setting a minimum building height of two stories. Choosing to implement
higher minimum FAR and minimum lot coverage standards may discourage innovative
building and site designs which otherwise could also result in desirable gathering spaces
supportive of pedestrian-oriented development. High minimum FAR and lot coverage
standards are also often difficult to satisfy on unusually shaped parcels but two- or threestory buildings can still meet the objective of more intensive use of the site.
Parking Standards
The concept plans included in the accompanying graphics package illustrate parking that is
significantly lower than the current minimum for off-street parking space standards of Section
18.92.20. The current minimums for detached and multi-family residential uses (based upon number
of bedrooms), general retail (1 space per 350 square feet), and for eating and drinking establishments
(1 space per 100 square feet or 1 space per 4 seats) do not appear to be supportive of the key aspects
for pedestrian place development, such as increased FAR, reduced building setbacks from the street
and achieving transit-supportive densities. The Ashland Land Use Ordinance already provides
options to reduce minimum parking space requirements. Some options can currently be utilized
within the proposed overlay zone areas. Other options provided by the Land Use Ordinance are
currently only allowed elsewhere in the city.
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Recommendation: Extend all of the options addressed below to pedestrian places. Continue

the maximum allowed number of parking spaces at 110 percent of the minimum required.
On-Street Parking. Land Use Ordinance Section 18.92.025 applies city-wide. This section allows a

reduction of required off-street parking based upon credits for on-street parking provided by the
development. A credit of one required off-street parking space for every two on-street general use
parking spaces is provided. A development can obtain up to four credits at that ratio. After four
credits are earned, a development can receive a one off-street parking space credit for each
additional on-street space provided. (Note: the Croman Mill area provisions of the Site Design and
Use Standards Manual allows a one on-street parking space for one on-site space ratio without the
initial one for two qualifier) This is a progressive tool for reducing onsite parking lot areas and
increasing FAR and density.
Bicycle Parking. Section 18.92.040 requirements are clear, appropriate, and generally supportive of

pedestrian place objectives. However, there currently is no provision for reducing auto parking
requirements if additional bike parking or bicyclist serving amenities are provided. There is no
scooter parking requirement. Adding this requirement should be considered.
Mixed Use Parking Credits. The Land Use Ordinance allows a credit for a reduction of up to 35
percent of required off-street parking for the total minimum parking required for multiple uses on
the same site when it can be demonstrated that the uses have different peak parking demand
periods.

Croman Mill Parking Standards of the Site Design and Use Standards Manual
The Croman Mill parking standards of the Site Design and Use Standards Manual provides for the
amount of required auto parking to be reduced by not more than 50 percent through application of
credits for:
•
•
•
•

Providing on-street parking (actually, a one on-street for one onsite parking space substitution),
as described above;
Implementation of a Transportation Demand Management Plan;
A mixed use credit, as described above; and
A shared parking space credit for every space a developer constructs in a designated offsite
shared parking area, or for payment of a fee-in-lieu-of parking with such fees to be used for
constructing a shared parking area. Further, after plans for a shared parking structure are
completed, a development will only be allowed to build up to 50 percent of their required
parking on their own site with the remainder of the parking to be provided for in the shared
structure through use of one or more of the bulleted items above.
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Recommendation: Consider extending similar standards and credits to pedestrian places.

Downtown Overlay Zone Parking
The Downtown overlay zone does not require off-street parking for all uses other than hotels,
motels, and hostels. This overlay zone applies only within the downtown area and, thus, does not
apply to any of the Pedestrian Places currently under study.
Recommendation: It is not recommended that this same approach be taken in the Pedestrian

Place areas. We recommended the reduced parking standards. The possibility of waiving the
requirements and allowing a development with no off-street residential parking could be
considered but several factors seem to work against that. First, these Pedestrian Places are on
collector and arterial streets which do not currently allow on-street parking. That is not
favorable for retail uses. Second, the local development community may not feel the market
will support them in offering residential units without some parking. Lastly, a high density
development without parking may not be acceptable to the surrounding neighborhood
because of concerns about over-utilization of the neighborhood supply of on-street parking
by residents of the new development.
Street Standards/Parking Area Design Standards
At present, typical City of Ashland street improvement standards would apply within the Pedestrian
Place.
Recommendation: In the interest of promoting green street style street improvements, the

City could designate certain streets within a pedestrian district as green streets and require
streets to meet certain special design standards; much like the Site Design and Use Standards
Manual does for streets within the Croman Mill District (Section VIII-C-3). The same could
be done for green parking lots (like Section VIII-C-4 of the Site Design Manual) and green
streets.
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