Note: Anyone wishing to speak at any Planning Commission meeting is encouraged to do so. If you wish to speak,
please fill out a Speaker Request Form and place it in the Speaker Request Box by staff. 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
June 9, 2020
AGENDA

I.

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

II.

ANNOUNCEMENTS

III.

AD-HOC COMMITTEE UPDATES

IV.

CONSENT AGENDA
A. Approval of Minutes
1. May 12, 2020 Regular Meeting
2. May 26, 2020 Special Meeting

V.

PUBLIC FORUM

VI.

TYPE II PUBLIC HEARINGS CONT’D
A. PLANNING ACTION: #PA-T2-2020-00017
SUBJECT PROPERTY: 210 Alicia Street
OWNER/APPLICANT: David Scott Construction, LLC
DESCRIPTION: A request for Outline Plan subdivision and Site Design Review approvals for a 12unit, 13-lot Cottage Housing Development for the property located at 210 Alicia Street. The
application also requests a Tree Removal Permit to remove two trees including one 36-inch
diameter multi-trunked Willow tree proposed to be removed as a hazard, and a 20-inch Plum tree
proposed to be removed to accommodate driveway installation. COMPREHENSIVE PLAN
DESIGNATION: Single-Family Residential; ZONING: R-1-5; ASSESSOR’S MAP: 39 1E 04DB; TAX
LOT #: 1700. (Please note: The record and public hearing is closed on this matter. The Planning
Commission's consideration of this item will be limited to their deliberation and decision. No
further submittals (evidence or argument) will be accepted into the record.)

VII.

TYPE II PUBLIC HEARINGS
A. PLANNING ACTION: #PA-T2-2020-00019
SUBJECT PROPERTY: Vacant Tax Lots #10104 & #10105 on First Street (North of Lithia
Way, Across from the Post Office)
OWNER/APPLICANT: Randy Jones for First Place Partners, LLC
DESCRIPTION: A request to consolidate two vacant lots and construct a new 10,547
square foot, three-story mixed use building as the third and final phase of the First Place
subdivision. The building’s ground floor will be primarily commercial space, while the
second floor will include three one-bedroom residential units and the third floor will have
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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).
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Hearing is closed.

one two-bedroom residential unit. The proposal includes modifications to the common
area landscaping and parking configuration to provide more efficient access from the
accessible parking to the entrances, and two requests for Exceptions to the Site
Development & Design Standards’ "Downtown Design Standards" to allow for a
staggered street setback and to allow vertical windows installed together in groups of
three that are more horizontal than vertical. COMPREHENSIVE PLAN
DESIGNATION: Commercial; ZONING: C-1; ASSESSOR’S MAP: 39 1E 09BA; TAX
LOTS: #10104 & #10105

VIII.

TYPE III PUBLIC HEARINGS CONT’D
A. PLANNING ACTION: #PA-T3-2019-00001
SUBJECT PROPERTY: 1511 Hwy 99 N
OWNER/AGENTS/APPLICANT: Linda Zare/Casita Developments, LLC & Kendrick
Enterprise, LLC/ Rogue Planning & Development Services, LLC
DESCRIPTION: A request for Annexation of a 16.87-acre parcel and Zone Change from County RR5 Rural Residential) to City R-2 (Low Density, Multi-Family Residential) for the properties located
at 1511 Highway 99 North. The annexation is to include adjacent railroad property and state
highway right-of-way. The application includes conceptual details for the future phased
development of 196 apartments (1- and 2-Bedrooms, ranging from 480-701 square feet) in 14 twostory buildings; Outline Plan subdivision and Site Design Review development approvals are not
requested here, and would be applied for subsequent to annexation. The application also requests
an Exception to Street Standards to deviate from city standard parkrow and sidewalk
improvements to respond to constraints of right-of-way width and existing encroachments.
COMPREHENSIVE PLAN DESIGNATION: Multi-Family Residential; ZONING: Existing – County RR5, Proposed – City R-2; ASSESSOR’S MAP: 38 1E 32; TAX LOT#’s: 1700 & 1702.

IX.

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 - Draft
May 12, 2020
I.
CALL TO ORDER:
Chair Roger Pearce called the meeting to order at 7:02 p.m.
Commissioners Present:
Michael Dawkins
Alan Harper
Kerry KenCairn
Haywood Norton
Roger Pearce
Lynn Thompson

Staff Present:
Bill Molnar, Community Development Director
Derek Severson, Senior Planner
Dana Smith, Executive Assistant

Absent Members:

Council Liaison:
Stefani Seffinger, absent

II.
ANNOUNCEMENTS
Community Development Director Bill Molnar announced the City Council would hold a public hearing on
amendments to the Land Use Ordinance regarding plaza space standards. The public hearing for the Open Space
Amendments originally scheduled for this meeting, would be continued to the meeting May 26, 2020. The
Commission retreat was postponed to the fall. Currently, there was a vacancy on the Commission.
III.

AD-HOC COMMITTEE UPDATES - None

IV.

CONSENT AGENDA
A. Approval of Minutes
1. April 28, 2020 Special Meeting

Chair Pearce deemed the minutes of April 28, 2020 approved.
V.

PUBLIC FORUM - None

Chair Pearce formally reopened the public hearing for PA-L-2020-00008, Open Space Ordinance
Amendments and continued it to the meeting May 26, 2020 at 7:00 p.m.
VI.

TYPE II PUBLIC HEARINGS
A. PLANNING ACTION: #PA-T2-2020-00017
SUBJECT PROPERTY: 210 Alicia Street
OWNER/APPLICANT: David Scott Construction, LLC
DESCRIPTION: A request for Outline Plan subdivision and Site Design Review approvals for a 12unit, 13-lot Cottage Housing Development for the property located at 210 Alicia Street. The
application also requests a Tree Removal Permit to remove two trees including one 36-inch
diameter multi-trunked Willow tree proposed to be removed as a hazard, and a 20-inch Plum tree
proposed to be removed to accommodate driveway installation. COMPREHENSIVE PLAN
DESIGNATION: Single-Family Residential; ZONING: R-1-5; ASSESSOR’S MAP: 39 1E 04DB; TAX
LOT #: 1700.
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Chair Pearce read the rules of the public hearing during an electronic meeting.
Ex Parte Contact
Commissioner KenCairn, Norton and Thompson declared one site visit and no ex parte contact. Commissioner
Harper had no ex parte contact and did not visit the site. Commissioner Dawkins attempted a site visit but was
halted by the owner. He did have a conversation with the individual at the property. He stated it would be difficult to
make a decision without a site visit. He had no issue or bias regarding the proposal and had not discussed the
substance of the application with the individual at the property. Chair Pearce drove past the site and had no ex parte
contact.
Staff Report
Senior Planner Derek Severson provided a presentation (see attached)
• Proposal
• Outline Plan - Carport Design
• Vicinity Map
• Outline Plan - Solar Compliance
• Cottage Housing – Survey
• Outline Plan - Utility Plan
• Photo – Existing Driveway Separation
• Outline Plan - Sewer Capacity
• Outline Plan – 13-lot P.S.O. Subdivision
• Outline Plan - Grading Plan
• Outline Plan – Parking
• Outline Plan - Erosion Control Plan
• Cottage Housing – Landscape Plan
• Residential Neighborhood Streets
• Outline Plan – Five 800 s.f. Small Cottages
• Sylvia Street perspective
• Outline Plan – Three 999 s.f. Cottages
• Alicia Avenue perspective
• Outline Plan – Two Duplexes (2 x 800 s.f.)
• Outline Plan - Fire Marshal’s comments
Staff supported the proposal with the conditions recommended in the packet.
Questions of Staff
Chair Pearce asked about the tree permits. Mr. Severson confirmed one of the tree permits was for a deciduous tree
at the driveway. The other permit was for a willow considered a hazard tree. Chair Pearce thought there should be a
specific finding regarding the waiver for the public street dedication. He asked about the minimum separation from
the property on Sylvia Street and north. Mr. Severson confirmed it was a nonconforming situation that could not be
remedied but was not being changed in the proposal. Commissioner Dawkins confirmed the nonconforming lot
would stand up with the Land Use Board of Appeals.
Commissioner Harper noted nonconforming items could not be intensified or made more burdensome and asked if it
violated policy. Mr. Severson responded the code spoke to a separation and did not apply to vehicle trips. Staff
looked at it as a nonconforming situation based on physical separation that was not being decreased.
Commissioner Thompson thought the point Commissioner Harper raised applied to minimum density and read the
code. Commissioner Harper asked for dimensions on the units. Mr. Severson thought they were approximately 32feet by 26-feet for the 800 square foot units.
Commissioner Thompson wanted confirmation on the width of the open space landscape buffer between the parking
and the garages. She thought 80% of the units had to abut open space. Six or seven cottages abutted the buffer
but not the open space. Mr. Severson explained all units abutted open space except lot 7.
Chair Pearce opened the public hearing and submitted all the application materials, written public testimony and the
applicant’s rebuttal into the record.
Applicant’s Presentation – See packet
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Written Public Testimony – See attached
Rebuttal by Applicant – See attached
Deliberations & Decision
Chair Pearce closed the public hearing. The Commission discussed leaving the record open. Kent Patrick-Riley had
experienced a glitch in the system when he tried the email PC-public-testimony@ashland.or.us at the beginning of
the comment period. Due to that, he asked that the public hearing be postponed. The system was fixed and running
within a couple of hours after the City was notified of the issue. Chair Pearce explained the issue was remedied and
Mr. Patrick-Riley was able to present his arguments. He apologized to Mr. Patrick-Riley but did not think the hearing
should be postponed or the record kept open based on the email issue.
Commissioner Norton referenced page 8 of the draft findings and read the second full paragraph. He thought it could
be interpreted as leaving the record open. It could be confusing for the public and should be clarified. That alone
was enough to continue the hearing. He added Commissioner Dawkins unable to access the site was another factor
as well.
Chair Pearce responded the draft findings were written ten days before. The shaded area was filler language the
Commission could use if there was a request for a continuance. Mr. Severson agreed it could be clearer. Chair
Pearce addressed Commissioner Dawkins not being allowed on the site. People did not have to allow the
Commission on their private property. If the Commission found insufficient information in the arborist report they
could continue the hearing. Not being able to conduct a site visit was not enough to postpone.
Mr. Molnar described the incidents that resulted in the owner not allowing access to the property. The owner wanted
to be notified first and present. Mr. Molnar had not anticipated anyone else going to the property at that time.
Commissioner Dawkins went to the property for a site visit unaware of the owner’s request. The owner called Mr.
Molnar afterwards.
The Commission discussed postponing the meeting further and decided to close the record. Chair Pearce closed the
administrative record.
The Commission addressed the public comments regarding insufficient parking and potential overflow on the street.
The applicants were not seeking on street parking credits and satisfied the cottage housing parking requirements.
At approximately one hour and 5 minutes into the meeting, the televised portion went off the air.
The Commission discussed sewer capacity. Mr. Severson explained the applicant had mentioned there was capacity
issues on portions of Oak Street. The Public Works Wastewater Division stated it was not a cause for concern.
Neighbors had thought incidents were reported to the City. Mr. Severson followed up and no issues had been
reported.
Emergency egress in case of fire. The Commission adhered to the fire marshal’s comments.
Garbage pickup. Commissioner Norton thought it met the standards.
The Commission was notified the meeting was interrupted due to a power outage at the RVTV building.
Chair Pearce continued the hearing to May 26, 2020 at 7:00 p.m. The hearing for PA-T3-2019-00001 1511 Hwy 99
North was moved to the meeting June 9, 2020 at 7:00 p.m.
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VII.

TYPE III PUBLIC HEARINGS
A. PLANNING ACTION: #PA-T3-2019-00001
SUBJECT PROPERTY: 1511 Hwy 99 N
OWNER/AGENTS/APPLICANT: Linda Zare/Casita Developments, LLC & Kendrick
Enterprise, LLC/ Rogue Planning & Development Services, LLC
DESCRIPTION: A request for Annexation of a 16.87-acre parcel and Zone Change from County
RR-5 Rural Residential) to City R-2 (Low Density, Multi-Family Residential) for the properties
located at 1511 Highway 99 North. The annexation is to include adjacent railroad property and
state highway right-of-way. The application includes conceptual details for the future phased
development of 196 apartments (1- and 2-Bedrooms, ranging from 480-701 square feet) in 14 twostory buildings; Outline Plan subdivision and Site Design Review development approvals are not
requested here, and would be applied for subsequent to annexation. The application also requests
an Exception to Street Standards to deviate from city standard parkrow and sidewalk
improvements to respond to constraints of right-of-way width and existing encroachments.
COMPREHENSIVE PLAN DESIGNATION: Multi-Family Residential; ZONING: Existing – County
RR-5, Proposed – City R-2; ASSESSOR’S MAP: 38 1E 32; TAX LOT#’s: 1700 & 1702.
Item continued to June 9, 2020 at 7:00 p.m.
VIII.

OTHER BUSINESS
A. Election of Officers.
Item moved to the meeting Mary 26, 2020 at 7:00 p.m.
IX.
ADJOURNMENT
The Commission waited for the power to return to the RVTV building for approximately twenty minutes. The meeting
adjourned at 8:27 p.m.
Submitted by,
Dana Smith, Executive Assistant
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Cottages at 210 Alicia Av.
Cottage Housing Proposal
Planning Commission Hearing
May 12, 2020

Cottages at 210 Alicia Av.
Proposal
 Site Design Review approval for a 12-unit Cottage Housing
development.
 Performance Standards Subdivision Outline Plan approval for a 13-lot
subdivision.
 Tree Removal Permit to remove two trees: a 36-inch willow and a 20inch Plum.
 Demolition of the existing home and two accessory buildings will be
reviewed by the Building Official at a later date.

Cottages at 210 Alicia Av.
Vicinity Map

675 Carol Street – Property to south designated “Open Space” in Comp Plan under PA 93-058/Ord. #2714 in
1993.

Cottages at 210 Alicia Av.
Cottage Housing - Survey

Cottages at 210 Alicia Av.
Existing Driveway Separation

Cottages at 210 Alicia Av.
Outline Plan – 13-lot P.S.O. Subdivision

Cottages at 210 Alicia Av.
Outline Plan – Parking
AMC 18.4.3.040 Parking Ratios
Cottage Housing
a. Units less than 800 sq. ft. – 1 space/unit.
(9 proposed)
b. Units greater than 800 sq. ft. and less
than 1,000 sq. ft. – 1.5 spaces/unit.
(3 proposed)
b. Units greater than 1,000 sq. ft. – 2.00
spaces/unit.
c. Retirement complexes for seniors 55
years or greater – 1 space per unit.
[(9 x 1) + (3 x 1.5) = 13.5] 14 proposed

18.3.9.060.A exempts Cottage Housing
from requirement to provide on-street
parking.

Cottages at 210 Alicia Av.
Cottage Housing – Landscape Plan

Cottages at 210 Alicia Av.
Outline Plan – Five 800 s.f. Small Cottages

Cottages at 210 Alicia Av.
Outline Plan – Three 999 s.f. Cottages

Cottages at 210 Alicia Av.
Outline Plan – Two Duplexes (2 x 800 s.f.)

Cottages at 210 Alicia Av.
Outline Plan – Carport Structure

Cottages at 210 Alicia Av.
Outline Plan – Solar Compliance

Cottages at 210 Alicia Av.
Outline Plan – Utility Plan

Cottages at 210 Alicia Av.
Outline Plan – Sewer Capacity
• Public Works/Engineering not aware of any issues in the neighborhood.
• Public Works/Engineering does not believe that this development will be putting enough
new flow into the system to negatively impact downstream capacity.
• Sewer Department’s Wastewater Collection Supervisor has indicated that they are fine
with the proposal as the development will be draining to the trunk-line east of Sylvia so it
will not impact Oak Street until a point north of Nevada Street in a section going to the
WWTP that does not have known issues at this time. Line are very flat in the Alicia/Sylvia
neighborhood and there should be no major problems as long as nobody flushes wipes.

Cottages at 210 Alicia Av.
Outline Plan – Grading Plan

Cottages at 210 Alicia Av.
Outline Plan – Erosion Control Plan

Cottages at 210 Alicia Av.
Residential Neighborhood Streets

Alicia Width: Approx. 20’ paved within 47-foot right-of-way
(no gutters, curbs, parkrows, sidewalks)

Cottages at 210 Alicia Av.
Sylvia Street perspective

Cottages at 210 Alicia Av.
Alicia Avenue perspective

Cottages at 210 Alicia Av.
Outline Plan – Fire Marshal’s comments
(From a Fire Department perspective)… I am seeing which would preclude this development
from occurring.
They would be required to provide adequate access as well as hydrant placements as well as
they may be subject to sprinklering the units that can not meet our requirements similar to the
other projects.
In the event of an evacuation order from this area they have two current means to access Oak
Street and at some point, I am sure with the infill in this city they will be able to access Carol and
Cinton streets.

Cottages at 210 Alicia Av.
Cottage Housing Proposal
Planning Commission Hearing
May 12, 2020

ROGUE PLANNING & DEVELOPMENT SERVICES, LLC

May 12, 2020

RE: 2020-00017
12-unit Cottage House Development at 210 Alicia Street
Dear Planning Commissioners and Planning Division Staff,
This letter is intended as a rebuttal to the public comments received for the Planning Commission May
12 Public Hearing.
The proposed development complies with the standards for development of a single-family residential
cottage house development in the single-family residential zone.
Zoning:
The subject property and the adjacent properties are zoned R-1-5. The adjacent property to the south
has a conservation easement, but the zoning district, R-1-5, remains the same.
Density:
The proposal complies with the density standards allowed for Cottage Housing Development in the
Single-Family Residential Zone. In the R-1-5 zone, the lot area is divided by 2500 to determine the
number of cottage housing units. In this case the lot area is 54,722 square feet / 2500 = 21. The maximum
number of cottages is 12. The proposal complies.
Access Management and Driveway Construction:
Adequate transportation can be provided to the nearest public street Alicia Street. Alicia Street, Sylvia
Street, Oak Lawn and Sleepy Hollow are all public streets that are designated as neighborhood streets.
Though not improved with curb, gutter and sidewalk there is adequate driving surface for vehicular
access to the property including adequate width for emergency vehicles to get to the site. Though there
are narrow driveways, in most instances when people park “on-street” they are actually parked on the
gravel shoulder.
The proposed driveway with 20-feet of driving width complies with the standards for access to a parking
lot that has more than seven parking spaces. The driveway is wide enough to allow for two-way vehicular
traffic. Additionally, the driveway is proposed as a fire apparatus access and a firetruck turn around that
complies with the standards has been proposed.
In the event of an emergency evacuation, the length of the driveway and the width of the driveway will
not prevent residents from exiting the property. There are four public right-of-way that lead into the
neighborhood and exit onto Oak Street.
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ROGUE PLANNING & DEVELOPMENT SERVICES, LLC

Traffic Impact Analysis:
The proposed 12-unit, single-family residential development in the single-family residential zone does
not require a Traffic Impact Analysis. According to the Public Works Department, the streets in the area
generate approximately 100 vehicle trips per day. These trips are generated by 20+ single family homes
that have two or more bedrooms. The impacts of the 12, smaller units will not have a substantial negative
impact on the traffic in the area.
Parking:
The proposed parking complies with the City Standards for number of spaces and parking lot layout and
design for 12 cottages that are less than 800 SF and two units greater than 800 SF.
Sanitary Sewer:
The proposal was reviewed by the City of Ashland Public Works Division Staff for pre-application
conference proposal and again following the application. In discussion with the Sanitary Sewer
Department, by the property owner, there is not a record of complaints regarding failure of the city’s
sanitary sewer main that the project proposes connection. If there were in fact documented concerns
that there is not adequate capascity, those should have been raised by the Sewer Department upon
inquiry by the property owner.
Excavation:
There has been excavation for the purposes of installation of a garden. The trenching referenced in one
of the letters is to install Mole Wire and the garden perimeter fence. Broken irrigation lines transect the
property. Those lines were repaired to allow for the piped irrigation water to be delivered to the end
user, the adjacent property to the east. There has not been excavation occurring for the garden
development in the area identified by the wetland’s biologist as possible wetland area or within the
buffer area.
Tree Removal:
Though the large Willow tree and the large plum tree look healthy to non-arborists like me, based on
the Arborist Assessment provided by Chris John, Canopy Tree Care, the Willow tree is hazardous. Mr.
John said the tree should be removed immediately. Since there is a land use review on the site, the
property owner has not proceeded with the emergency tree removal process. The Plum tree is nearing
the end of its lifespan, the tree would also be negatively impacted by the proposed driveway
construction.
Thank you,

Amy
Amy Gunter
Rogue Planning & Development Services, LLC
Amygunter.planning@gmail.com
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ASHLAND PLANNING COMMISSION
REGULAR MEETING
MINUTES - Draft
May 26, 2020
I.
CALL TO ORDER:
Chair Roger Pearce called the meeting to order at 7:02 p.m.
Commissioners Present:
Michael Dawkins
Alan Harper
Kerry KenCairn
Haywood Norton
Roger Pearce
Lynn Thompson

Staff Present:
Bill Molnar, Community Development Director
Maria Harris, Planning Manager
Derek Severson, Senior Planner
Dana Smith, Executive Assistant

Absent Members:

Council Liaison:
Stef Seffinger

II.
ANNOUNCEMENTS
Community Development Director Bill Molnar announced the City Council passed the first reading of the ordinance
that would eliminate private plaza space for large-scale buildings in the C-1-D Zone and the Downtown Design
Standards Overlay. The City Administration Department was discussing a greater roll out for city commission
meetings. Soon, it would allow live testimony via Zoom for the City Council and Planning Commission.
III.

PUBLIC FORUM - None

IV.
TYPE II PUBLIC HEARINGS CONT’D (The record and public hearing was closed on this matter. No
further submittals (evidence or argument) would be accepted into the record.)
A. PLANNING ACTION: #PA-T2-2020-00017
SUBJECT PROPERTY: 210 Alicia Street
OWNER/APPLICANT: David Scott Construction, LLC
DESCRIPTION: A request for Outline Plan subdivision and Site Design Review approvals for a 12-unit, 13lot Cottage Housing Development for the property located at 210 Alicia Street. The application also
requests a Tree Removal Permit to remove two trees including one 36-inch diameter multi-trunked Willow
tree proposed to be removed as a hazard, and a 20-inch Plum tree proposed to be removed to
accommodate driveway installation. COMPREHENSIVE PLAN DESIGNATION: Single-Family Residential;
ZONING: R-1-5; ASSESSOR’S MAP: 39 1E 04DB; TAX LOT #: 1700.
Chair Pearce explained at the meeting May 12, 2020, the Commission considered the proposal, closed the public
record and dealt with procedural issues. When they started deliberations, the power went out at the RVTV building.
The item was re-noticed for this meeting. There was some confusion with information on the re-notice that indicated
the meeting was continued to this meeting and the meeting on June 9, 2020. The Commission discussed continuing
the meeting to June 9, 2020. Chair Pearce officially opened the public hearing.
Commissioner Dawkins/Harper m/s to continue the hearing to June 9, 202 at 7:00 p.m. DISCUSSION: Chair
Pearce explained the record was still closed and no new evidence could be submitted. There were several emails
received since the record was closed. If they were procedural, the Commission might review them. They would not
be admitted into the record at this meeting. Voice Vote: ALL AYES. Motion passed.
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V.
LEGISLATIVE PUBLIC HEARING CONT’D
A. PLANNING ACTION: PA-L-2020-00008
APPLICANT: City of Ashland
DESCRIPTION: A public hearing on ordinance amendments to the Ashland Land Use Ordinance
to update and clarify the open space requirements and design standards for multifamily and
single-family housing developments, and to correct terminology related to open space and
other minor wording edits. The proposed amendments include two ordinances: 1) An ordinance
amending Chapters 18.2.5 Standards for Residential Zones, 18.3.9 Performance Standards
Option and PSO Overlay, 18.4.2 Building Placement, Orientation, and Design, 18.4.4
Landscaping, Lighting, and Screening, and 18.6 Definitions of the Ashland Land Use Ordinance
to amend the open space requirements and design standards, and 2) an ordinance amending
chapters 18.2.2 Base Zones and Allowed Uses, 18.2.3 Special Use Standards, 18.2.5 Standards
for Residential Zones, 18.3.2 Croman Mill District, 18.3.4 Normal Neighborhood District, 18.3.5
North Mountain Neighborhood District, 18.3.9 Performance Standards Option and PSO Overlay,
18.3.10 Physical and Environmental Constraints Overlay, 18.3.11 Water Resources Protection
Zones (Overlays), 18.3.14 Transit Triangle Overlay, 18.4.2 Building Placement, Orientation, and
Design, 18.4.2 Parking, Access, and Circulation, 18.4.4 Landscaping, Lighting, and Screening,
18.4.5. Tree Preservation and Protection, 18.4.6. Public Facilities, 18.5.2 Site Design Review,
18.5.3 Land Divisions and Property Line Adjustments, and 18.5.7 Tree Removal Permits of the
Ashland Land Use Ordinance for consistency in terminology related to open space and other
minor wording edits.
Chair Pearce confirmed no additional records had been submitted.
Commissioner KenCairn joined the meeting at 7:11 p.m.
Planning Manager Maria Harris explained the Commission made three changes to Ordinance One at the meeting
April 28, 2020. Portions that were struck out or underlined were highlighted as well.
The changes added references to the new section 18.4.4.020; clarifying density bonuses did not apply to cottage
housing developments in 18.3.9.050.A.2; and revising surfacing of common open space in 18.4.4.070.C.a.
Staff made four additional changes to 18.4.4.070 as well. They revised and inserted graphics for common and
private open space. They clarified identifying common open space for the use of residents; that pedestrian
connections and natural features could be in required buffer or perimeter yard areas; and that play areas and credit
for proximity to parks applied to the multi-family zones. A correction was made to table 18.4.4.070.A – Minimum
Area Required in Common or Private Open Space, third column Minimum Area Required for Common Open
Space, all three boxes should read “4 percent of total lot area with base developments of 10 units or more.”
Questions of Staff
Commissioner Thompson noted some words were missing on page 2 of 19, C. Minimum Density.2.d. On page 6 of
19 B. Density Bonus Point Calculations.2.a, she wanted to change “interact” to “utilize” in the third sentence.
She noted common open space now included unbuildable areas and thought the density bonus section should be
drafted more narrowly so the kind of open space that would qualify someone for a density bonus would have a
stricter standard. Ms. Harris clarified the provision was not new code. Chair Pearce agreed with Commissioner
Thompson on striking the language on being developed as an open space amenity. Removing rock out cropping’s
and adding language that open space could include preservation and enhancement of natural features if it met the
common open space definition would resolve the issue. The Commission agreed to modify the definition of natural
features in 1. Dimensional Standards.b on page 13 of 19 and retain the density bonus language.
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Commissioner Harper addressed the location of open space. He thought setbacks and side yards should be
excluded from page 13 of 19 1. Dimensional Standards.2 and explained why. Ms. Harris explained at the ground
level staff had seen people putting open spaces instead of a side yard with no buffer between common open space
and used a townhome as an example. They had also seen open space overlap the side yard that could be used for
other units. Commissioner KenCairn thought making the 20-foot space contiguous would solve the problem.
Commissioner Harper would allow them to be counted if the side yard and setbacks met the definitions and
dimensional requirements. Chair Pearce added front yards should be excluded from the language. Ms. Harris
thought it might be better to delete it completely. Chair Pearce suggested adding language that would state “except
for perimeter yards abutting streets”. Ms. Harris recommended leaving in the second highlighted part. Chair
Pearce clarified the language change as common open space not located in yards abutting a street except for
pedestrian connections and natural features.
Ms. Harris noted that only changes to Ordinance Two was adding highlights to bolded or underlined portions.
Commissioner Thompson/Dawkins m/s to forward the two ordinance amendment recommendations to the
City Council. Roll Call Vote: Commissioner Thompson, Dawkins, Norton, Pearce, Harper and KenCairn,
YES. Motion passed.
Mr. Molnar explained it would go before City Council at their meeting June 16, 2020.
VI.

OTHER BUSINESS
A. Election of Officers.

Commissioner Thompson/Harper m/s to nominate Commissioner Norton as Chair. Voice Vote: ALL AYES.
Motion passed.
Commissioner Pearce/Thompson m/s to nominate Commissioner Dawkins as Vice Chair. Voice Vote: ALL
AYES. Motion passed.
VII.
ADJOURNMENT
Meeting adjourned 7:50 p.m.
Submitted by,
Dana Smith, Executive Assistant
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TYPE II
PUBLIC HEARING
_________________________________
PA-T2-2020-00017
210 Alicia Street

Planning Department, 51 Winburn Way, Ashland, Oregon 97520
541-488-5305 Fax: 541-552-2050 www.ashland.or.us TTY: 1-800-735-2900

PLANNING ACTION:
PA-T2-2020-00017
SUBJECT PROPERTY: 210 Alicia Avenue
OWNER:
David Scott Construction, LLC
APPLICANT:
Rogue Planning & Development Services, LLC, as agent for owner
DESCRIPTION:
A request for Outline Plan subdivision and Site Design Review approvals for a 12-unit, 13lot Cottage Housing Development for the property located at 210 Alicia Street. The application also requests a Tree
Removal Permit to remove two trees including one 36-inch diameter multi-trunked Willow tree proposed to be removed
as a hazard, and a 20-inch Plum tree proposed to be removed to accommodate driveway installation.
COMPREHENSIVE PLAN DESIGNATION: Single-Family Residential; ZONING: R-1-5; ASSESSOR’S MAP:
39 1E 04DB; TAX LOT #: 1700.
ELECTRONIC ASHLAND PLANNING COMMISSION MEETING: Tuesday May 26, 2020 at 7:00 PM

MEETING CONTINUED: Due to technical difficulties, this meeting has been continued to an electronic Planning
Commission meeting to be held at 7:00 P.M. on Tuesday May 26, 2020. Both the hearing and the record were closed
on May 12th during the televised hearing, and the meeting was continued to June 9th to complete Commission
deliberations and reach a decision. There will be no further evidence taken by the Commission. You can watch the
meeting on local channel 9, on Charter Communications channels 180 & 181, or you can livestream the meeting via
the internet by going to rvtv.sou.edu and selecting “RVTV Prime”.

Notice is hereby given that a PUBLIC HEARING with respect to the ASHLAND LAND USE ORDINANCE on the above described request will be conducted electronically by the
ASHLAND PLANNING COMMISSION on the meeting date and time shown above. In keeping with the Governor’s Executive Order #20-16, this meeting will be held
electronically. You can watch the meeting on local channel 9, on Charter Communications channels 180 & 181, or you can stream the meeting via the internet by going to
http://www.rvtv.sou.edu and selecting ‘RVTV Prime’.
The ordinance criteria applicable to this application are attached to this notice. Oregon law states that failure to raise an objection concerning this application, or failure to
provide sufficient specificity to afford the decision makers an opportunity to respond to the issue, precludes your right of appeal to the Land Use Board of Appeals (LUBA) on
that issue. Failure to specify which ordinance criterion the objection is based on also precludes your right of appeal to LUBA on that criterion. Failure of the applicant to raise
constitutional or other issues relating to proposed conditions of approval with sufficient specificity to allow this Commission to respond to the issue precludes an action for
damages in circuit court.
A copy of the application, including all documents, evidence and applicable criteria relied upon by the applicant, and a copy of the staff report will be available on-line at
http://www.ashland.or.us/Page.asp?NavID=17902 seven days prior to the hearing. No new evidence or testimony be taken during the continued hearing.
In compliance with the American with Disabilities Act, if you need special assistance to participate in this meeting, please contact the City Administrator’s office at 541-4886002 (TTY phone number 1-800-735-2900). Notification 72 hours prior to the meeting will enable the City to make reasonable arrangements to ensure accessibility to the
meeting. (28 CFR 35.102.-35.104 ADA Title I).
If you have questions or comments concerning this application, please feel free to contact the project staff planner, Senior Planner Derek Severson at 541-488-5305 or via email to derek.severson@ashland.or.us .
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OUTLINE PLAN APPROVAL (AMC 18.3.9.040.A.3)
The Planning Commission shall approve the outline plan when it finds all of the following criteria have been met:
a.
b.
c.
d.
e.
f.
g.

The development meets all applicable ordinance requirements of the City.
Adequate key City facilities can be provided including water, sewer, paved access to and through the development, electricity, urban storm drainage, police
and fire protection, and adequate transportation; and that the development will not cause a City facility to operate beyond capacity.
The existing and natural features of the land; such as wetlands, floodplain corridors, ponds, large trees, rock outcroppings, etc., have been identified in the
plan of the development and significant features have been included in the open space, common areas, and unbuildable areas.
The development of the land will not prevent adjacent land from being developed for the uses shown in the Comprehensive Plan.
There are adequate provisions for the maintenance of open space and common areas, if required or provided, and that if developments are done in phases
that the early phases have the same or higher ratio of amenities as proposed in the entire project.
The proposed density meets the base and bonus density standards established under this chapter.
The development complies with the Street Standards.

SITE DESIGN AND USE STANDARDS (AMC 18.5.2.050)
The following criteria shall be used to approve or deny an application:
A.

Underlying Zone: The proposal complies with all of the applicable provisions of the underlying zone (part 18.2), including but not limited to: building and
yard setbacks, lot area and dimensions, density and floor area, lot coverage, building height, building orientation, architecture, and other applicable
standards.
B. Overlay Zones: The proposal complies with applicable overlay zone requirements (part 18.3).
C. Site Development and Design Standards: The proposal complies with the applicable Site Development and Design Standards of part 18.4, except as
provided by subsection E, below.
D. City Facilities: The proposal complies with the applicable standards in section 18.4.6 Public Facilities and that adequate capacity of City facilities for water,
sewer, electricity, urban storm drainage, paved access to and throughout the property and adequate transportation can and will be provided to the subject
property.
E. Exception to the Site Development and Design Standards: The approval authority may approve exceptions to the Site Development and Design
Standards of part 18.4 if the circumstances in either subsection 1 or 2, below, are found to exist.
1.

2.

There is a demonstrable difficulty meeting the specific requirements of the Site Development and Design Standards due to a unique or unusual aspect
of an existing structure or the proposed use of a site; and approval of the exception will not substantially negatively impact adjacent properties; and
approval of the exception is consistent with the stated purpose of the Site Development and Design; and the exception requested is the minimum
which would alleviate the difficulty.; or
There is no demonstrable difficulty in meeting the specific requirements, but granting the exception will result in a design that equally or better achieves
the stated purpose of the Site Development and Design Standards.

COTTAGE HOUSING DEVELOPMENT STANDARDS (AMC 18.2.3.090.C)

Cottage housing developments shall meet all of the following requirements.
1. Cottage Housing Density the permitted number of units and minimum lot areas shall be as follows:
Table 18.2.3.090.C.1 Cottage Housing Development Density

Zones

R-1-5,
NN-1-5
NM-R-1-5
R-1-7.5
NM-R-1-7.5

Maximum
Cottage
Density

1 cottage
dwelling unit per
2,500 square
feet of lot area
1 cottage
dwelling unit per
3,750 square
feet of lot area

Minimum
number of
cottages per
cottage
housing
development

Maximum
number of
cottages per
cottage
housing
development

Minimum lot size
(accommodates
minimum number
of cottages)

Maximum
Floor Area
Ratio
(FAR)

3

12

7,500 sq.ft.

0.35

3

12

11,250 sq.ft.

0.35
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2. Building and Site Design.
a. Maximum Floor Area Ratio: The combined gross floor area of all cottages and garages shall not exceed a 0.35 floor
area ratio (FAR). Structures such as parking carports, green houses, and common accessory structures are exempt
from the maximum floor area calculation.
b. Maximum Floor Area. The maximum gross habitable floor area for 75 percent or more of the cottages, within
developments of four units or greater, shall be 800 square feet or less per unit. At least two of the cottages within three
unit cottage housing developments shall have a gross habitable floor area of 800 square feet or less. The gross
habitable floor area for any individual cottage unit shall not exceed 1000 square feet.
c. Height. Building height of all structures shall not exceed 18 feet. The ridge of a pitched roof may extend up to 25 feet
above grade.
d. Lot Coverage. Lot coverage shall meet the requirements of the underlying zone outlined in Table 18.2.5.030.A.

3.

4.

e.

Building Separation. A cottage development may include two-unit attached, as well as detached, cottages. With the exception of attached units,
a minimum separation of six feet measured from the nearest point of the exterior walls is required between cottage housing units. Accessory
buildings (e.g., carport, garage, shed, multipurpose room) shall comply with building code requirements for separation from non-residential
structures.

f.

Fences. Notwithstanding the provisions of section 18.4.4.060, fence height is limited to four feet on interior areas adjacent to open space except
as allowed for deer fencing in subsection 18.4.4.060.B.6. Fences in the front and side yards abutting a public street, and on the perimeter of the
development shall meet the fence standards of section 18.4.4.060.

Access, Circulation, and Off-Street Parking Requirements. Notwithstanding the provisions of chapter 18.3.9 Performance Standards
Option and 18.4 Site Development and Site Design Standards, cottage housing developments are subject to the following requirements:
a.

Public Street Dedications. Except for those street connections identified on the Street Dedication Map, the Commission may reduce or waive
the requirement to dedicate and construct a public street as required in 18.4.6.040 upon finding that the cottage housing development meets
connectivity and block length standards by providing public access for pedestrians and bicyclists with an alley, shared street, or multi-use path
connecting the public street to adjoining properties.

b.

Driveways and parking areas. Driveway and parking areas shall meet the vehicle area design standards of section 18.4.3.
i.

Parking shall meet the minimum parking ratios per 18.4.3.040.

ii.

Parking shall be consolidated to minimize the number of parking areas, and shall be located on the cottage housing development property.

iii.

Off-street parking can be located within an accessory structure such as a multi-auto carport or garage, but such multi-auto structures shall
not be attached to individual cottages. Single-car garages and carports may be attached to individual cottages. Uncovered parking is also
permitted provided that off street parking is screened in accordance with the applicable landscape and screening standards of chapter
18.4.4.

Open Space. Open space shall meet all of the following standards.
a.

A minimum of 20 percent of the total lot area is required as open space.

b.

Open space(s) shall have no dimension that is less than 20 feet unless otherwise granted an exception by the hearing authority. Connections
between separated open spaces, not meeting this dimensional requirement, shall not contribute toward meeting the minimum open space
area.

c.

Shall consist of a central space, or series of interconnected spaces.

d.

Physically constrained areas such as wetlands or steep slopes cannot be counted towards the open space requirement.

e.

At least 50 percent of the cottage units shall abut an open space.

f.

The open space shall be distinguished from the private outdoor areas with a walkway, fencing, landscaping, berm, or similar method to provide
a visual boundary around the perimeter of the common area.
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g.

Parking areas and driveways do not qualify as open space.

Figure 18.2.3.090 Cottage Housing Conceptual Site Plans

5.

Private Outdoor Area. Each residential unit in a cottage housing development shall have a private outdoor area. Private outdoor areas
shall be separate from the open space to create a sense of separate ownership.
a.

Each cottage unit shall be provided with a minimum of 200 square feet of usable private outdoor area. Private outdoor areas may include
gardening areas, patios, or porches.

b.

No dimension of the private outdoor area shall be less than 8 feet.

6. Common Buildings, Existing Nonconforming Structures and Accessory Residential Units.
a.

Common Buildings. Up to 25 percent of the required common open space, but no greater than 1,500 square feet, may be utilized as a
community building for the sole use of the cottage housing residents. Common buildings shall not be attached to cottages.

b. Carports and garage structures. Consolidated carports or garage structures, provided per 18.2.3.090.C.3.b, are not subject to the area limitations
for common buildings.
c.

Nonconforming Dwelling Units. An existing single-family residential structure built prior to the effective date of this ordinance (date), which may
be nonconforming with respect to the standards of this chapter, shall be permitted to remain. Existing nonconforming dwelling units shall be
included in the maximum permitted cottage density. 1,000 square feet of the habitable floor area of such nonconforming dwellings shall be
included in the maximum floor area permitted per 18.2.3.090C.2.a. Existing garages, other existing non-habitable floor area, and the
nonconforming dwelling’s habitable floor area in excess of 1,000 square feet shall not be included in the maximum floor area ratio.

d.

Accessory Residential Units. New accessory residential units (ARUs) are not permitted in cottage housing developments, except that an
existing ARU that is accessory to an existing nonconforming single-family structure may be counted as a cottage unit if the property is
developed subject to the provisions of this chapter.

7. Storm Water and Low-Impact Development.
a.

Developments shall include open space and landscaped features as a component of the project’s storm water low impact development
techniques including natural filtration and on-site infiltration of storm water.

b.

Low impact development techniques for storm water management shall be used wherever possible. Such techniques may include the use of
porous solid surfaces in parking areas and walkways, directing roof drains and parking lot runoff to landscape beds, green or living roofs, and
rain barrels.

c.

Cottages shall be located to maximize the infiltration of storm water run-off. In this zone, cottages shall be grouped and parking areas shall be
located to preserve as much contiguous, permanently undeveloped open space and native vegetation as reasonably possible when considering
all standards in this chapter.

8. Restrictions.
a.

The size of a cottage dwelling may not be increased beyond the maximum floor area in subsection 18.2.3.090.C.2.a. A deed restriction shall be
placed on the property notifying future property owners of the size restriction.
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TREE REMOVAL PERMIT (AMC 18.5.7.040.B)
1.

Hazard Tree. A Hazard Tree Removal Permit shall be granted if the approval authority finds that the application meets all of the following criteria, or can
be made to conform through the imposition of conditions.
a. The applicant must demonstrate that the condition or location of the tree presents a clear public safety hazard (i.e., likely to fall and injure persons or
property) or a foreseeable danger of property damage to an existing structure or facility, and such hazard or danger cannot reasonably be alleviated
by treatment, relocation, or pruning. See definition of hazard tree in part 18.6.
b. The City may require the applicant to mitigate for the removal of each hazard tree pursuant to section 18.5.7.050. Such mitigation requirements shall
be a condition of approval of the permit.

2.

Tree That is Not a Hazard. A Tree Removal Permit for a tree that is not a hazard shall be granted if the approval authority finds that the application meets
all of the following criteria, or can be made to conform through the imposition of conditions.
a. The tree is proposed for removal in order to permit the application to be consistent with other applicable Land Use Ordinance requirements and
standards, including but not limited to applicable Site Development and Design Standards in part 18.4 and Physical and Environmental Constraints in
part 18.10.
b. Removal of the tree will not have a significant negative impact on erosion, soil stability, flow of surface waters, protection of adjacent trees, or existing
windbreaks.
c. Removal of the tree will not have a significant negative impact on the tree densities, sizes, canopies, and species diversity within 200 feet of the subject
property. The City shall grant an exception to this criterion when alternatives to the tree removal have been considered and no reasonable alternative
exists to allow the property to be used as permitted in the zone.
d. Nothing in this section shall require that the residential density to be reduced below the permitted density allowed by the zone. In making this
determination, the City may consider alternative site plans or placement of structures of alternate landscaping designs that would lessen the impact
on trees, so long as the alternatives continue to comply with the other provisions of this ordinance.
e. The City shall require the applicant to mitigate for the removal of each tree granted approval pursuant to section 18.5.7.050. Such mitigation
requirements shall be a condition of approval of the permit.
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ROGUE PLANNING & DEVELOPMENT SERVICES, LLC

May 12, 2020

RE: 2020-00017
12-unit Cottage House Development at 210 Alicia Street
Dear Planning Commissioners and Planning Division Staff,
This letter is intended as a rebuttal to the public comments received for the Planning Commission May
12 Public Hearing.
The proposed development complies with the standards for development of a single-family residential
cottage house development in the single-family residential zone.
Zoning:
The subject property and the adjacent properties are zoned R-1-5. The adjacent property to the south
has a conservation easement, but the zoning district, R-1-5, remains the same.
Density:
The proposal complies with the density standards allowed for Cottage Housing Development in the
Single-Family Residential Zone. In the R-1-5 zone, the lot area is divided by 2500 to determine the
number of cottage housing units. In this case the lot area is 54,722 square feet / 2500 = 21. The maximum
number of cottages is 12. The proposal complies.
Access Management and Driveway Construction:
Adequate transportation can be provided to the nearest public street Alicia Street. Alicia Street, Sylvia
Street, Oak Lawn and Sleepy Hollow are all public streets that are designated as neighborhood streets.
Though not improved with curb, gutter and sidewalk there is adequate driving surface for vehicular
access to the property including adequate width for emergency vehicles to get to the site. Though there
are narrow driveways, in most instances when people park “on-street” they are actually parked on the
gravel shoulder.
The proposed driveway with 20-feet of driving width complies with the standards for access to a parking
lot that has more than seven parking spaces. The driveway is wide enough to allow for two-way vehicular
traffic. Additionally, the driveway is proposed as a fire apparatus access and a firetruck turn around that
complies with the standards has been proposed.
In the event of an emergency evacuation, the length of the driveway and the width of the driveway will
not prevent residents from exiting the property. There are four public right-of-way that lead into the
neighborhood and exit onto Oak Street.
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ROGUE PLANNING & DEVELOPMENT SERVICES, LLC

Traffic Impact Analysis:
The proposed 12-unit, single-family residential development in the single-family residential zone does
not require a Traffic Impact Analysis. According to the Public Works Department, the streets in the area
generate approximately 100 vehicle trips per day. These trips are generated by 20+ single family homes
that have two or more bedrooms. The impacts of the 12, smaller units will not have a substantial negative
impact on the traffic in the area.
Parking:
The proposed parking complies with the City Standards for number of spaces and parking lot layout and
design for 12 cottages that are less than 800 SF and two units greater than 800 SF.
Sanitary Sewer:
The proposal was reviewed by the City of Ashland Public Works Division Staff for pre-application
conference proposal and again following the application. In discussion with the Sanitary Sewer
Department, by the property owner, there is not a record of complaints regarding failure of the city’s
sanitary sewer main that the project proposes connection. If there were in fact documented concerns
that there is not adequate capascity, those should have been raised by the Sewer Department upon
inquiry by the property owner.
Excavation:
There has been excavation for the purposes of installation of a garden. The trenching referenced in one
of the letters is to install Mole Wire and the garden perimeter fence. Broken irrigation lines transect the
property. Those lines were repaired to allow for the piped irrigation water to be delivered to the end
user, the adjacent property to the east. There has not been excavation occurring for the garden
development in the area identified by the wetland’s biologist as possible wetland area or within the
buffer area.
Tree Removal:
Though the large Willow tree and the large plum tree look healthy to non-arborists like me, based on
the Arborist Assessment provided by Chris John, Canopy Tree Care, the Willow tree is hazardous. Mr.
John said the tree should be removed immediately. Since there is a land use review on the site, the
property owner has not proceeded with the emergency tree removal process. The Plum tree is nearing
the end of its lifespan, the tree would also be negatively impacted by the proposed driveway
construction.
Thank you,

Amy
Amy Gunter
Rogue Planning & Development Services, LLC
Amygunter.planning@gmail.com
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PACKET MATERIALS
FROM THE
MAY 12, 2020
MEETING
_________________________________
PA-T2-2020-00017
210 Alicia Street

Cottages at 210 Alicia
A request for Outline Plan subdivision and Site Design
Review approvals for a 12-unit, 13-lot Cottage Housing Development for the
property located at 210 Alicia Street. The application also requests a Tree
Removal Permit to remove two trees including one 36-inch diameter multitrunked Willow tree proposed to be removed as a hazard, and a 20-inch
Plum tree proposed to be removed to accommodate driveway installation.
PA-T2-2020-00017 –

Proposal Details
Proposal

12 cottages ranging is size from 800 to 999 square feet are proposed to be constructed around the
perimeter of the property. The driveway from Alicia Avenue is proposed to serve 14 parking
spaces in a consolidated central parking area. Parking spaces would be in two carport structures
with solar panels, and the project is proposed to be a zero net energy development.

Site Description

The subject property is a 54,722 square foot, generally rectangular parcel zoned Single Family
Residential (R-1-5-P) which takes access from Alicia Avenue. There is currently a 1,183 square foot
manufactured home with a 340 square foot attached garage that was built around 2003, as well
as a small shed and small barn. These structures would be removed with redevelopment of the
property. The applicant has identified a small possible wetland on the property and is in the
process of having it assessed and delineated by a wetland biologist. The possible wetland and its
surrounding buffer have been incorporated into the project’s open space.

Landscaping & Trees

There are six trees on the property: a 20-inch Plum which is proposed to be removed due to its
location relative to necessary driveway improvements; a 14-inch unspecified deciduous tree; a 10inch Walnut; an eight-inch Willow; a ten-inch Willow; and a 36-inch multi-trunked Willow. The
multi-trunked 36-inch Willow is proposed to be removed as a hazard tree, and the project arborist
explains that it exhibits evidence of previous large limb failure, extensive rot and fungal growth,
multiple structural defects including cracks, and overall poor health. The arborist recommends
that the Willow is not suitable for an urban setting and would pose a hazard for people on the
property, all the more so with further development. He recommends that this Willow be removed
and replaced with a suitable tree. A total of 23 trees new trees are identified in the Landscape
Plan provided.
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Cottages at 210 Alicia
PA-T2-2020-00017 – A request for Outline Plan subdivision and Site
Design Review approvals for a 12-unit, 13-lot Cottage Housing Development
for the property located at 210 Alicia Street. The application also requests a
Tree Removal Permit to remove two trees including one 36-inch diameter
multi-trunked Willow tree proposed to be removed as a hazard, and a 20inch Plum tree proposed to be removed to accommodate driveway
installation.

Key Issues
Parking

Cottage housing units less than 800 square feet require one off-street parking space be provided
per unit, while cottage housing units greater than 800 square feet but less than 1,000 square feet
require 1.5 spaces. As proposed, nine of the units are 800 square feet and three are 999 square
feet. The applicant proposes to provide 14 off-street parking spaces for the 12 cottages proposed
here which satisfies the off-street parking requirement.

Streets & Traffic

Alicia Avenue is a residential neighborhood street, has a 47-foot right-of-way width, and is paved
to 20 feet. There are no sidewalks, curbs or gutters in place on either side of the street, and rightof-way beyond the pavement is surfaced in gravel and accommodates pedestrian circulation and
on-street parking. A residential development of this size does not require a Traffic Impact
Analysis, however the existing street is estimated to be well below the designed capacity for a
neighborhood street. No street dedications are identified in the Street Dedication Map, and
cottage housing developments typically do not require to dedicate or construct street
improvements if the proposal is found to meet connectivity and block length standards.

Demolition

The existing manufactured home, attached garage, small barn and shed will be demolished prior
to redevelopment of the property, and will require a Demolition/Relocation Review Permit
through the Building Division before any demolition work begins on site.

Staff Recommendation

Staff recommends that the application be approved with the conditions detailed in the draft
findings included in the Planning Commission’s May 2020 meeting packet.
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800 Square Foot, Attached Cottages

999 Square Foot, Detached Cottage

800 Square Foot, Detached Cottage

Cottages @ 210 Alicia Avenue
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Vicinity Map

BEFORE THE PLANNING COMMISSION
June 9, 2020
IN THE MATTER OF PLANNING ACTION #PA-T2-2020-00017, A REQUEST FOR )
OUTLINE PLAN SUBDIVISION AND SITE DESIGN REVIEW APPROVALS FOR A )
12-UNIT/13-LOT COTTAGE HOUSING DEVELOPMENT LOCATED AT 210 ALICIA )
AVENUE. THE APPLICANTION ALSO REQUESTS A TREE REMOVAL PERMIT )
TO REMOVE TWO TREES INCLUDING ONE 36-INCH DIAMETER MULTI)
TRUNKED WILLOW TREE PROPOSED TO BE REMOVED AS A HAZARD, AND A ) FINDINGS,
20-INCH PLUM TREE PROPOSED TO BE REMOVED TO ACCOMMODATE DRIVE- ) CONCLUSIONS &
WAY INSTALLATION.
) ORDERS
)
OWNER/APPLICANT: DAVID SCOTT CONSTRUCTION, LLC/
)
ROGUE PLANNING
)
& DEVELOPMENT SERVICES, LLC
)
)
-------------------------------------------------------------------------------------------------------------RECITALS:
1)
Tax lot #1700 of Map 39 1E 04DB is located at 210 Alicia Avenue and is zoned Single Family
Residential (R-1-5).
2)
The applicant is requesting Outline Plan subdivision and Site Design Review approvals for a 12unit, 13-lot Cottage Housing Development for the property located at 210 Alicia Street. The application
also requests a Tree Removal Permit to remove two trees including one 36-inch diameter multi-trunked
Willow tree proposed to be removed as a hazard, and a 20-inch Plum tree proposed to be removed to
accommodate driveway installation. The proposal is outlined in plans on file at the Department of
Community Development.
3)

The criteria for Outline Plan approval are described in AMC 18.3.9.040.A.3 as follows:
a.
b.
c.
d.
e.
f.

The development meets all applicable ordinance requirements of the City.
Adequate key City facilities can be provided including water, sewer, paved access to and through
the development, electricity, urban storm drainage, police and fire protection, and adequate
transportation; and that the development will not cause a City facility to operate beyond capacity.
The existing and natural features of the land; such as wetlands, floodplain corridors, ponds, large
trees, rock outcroppings, etc., have been identified in the plan of the development and significant
features have been included in the open space, common areas, and unbuildable areas.
The development of the land will not prevent adjacent land from being developed for the uses shown
in the Comprehensive Plan.
There are adequate provisions for the maintenance of open space and common areas, if required or
provided, and that if developments are done in phases that the early phases have the same or higher
ratio of amenities as proposed in the entire project.
The proposed density meets the base and bonus density standards established under this chapter.
PA-T2-2020-00017
June 9, 2020
Page 1

g.
4)

The development complies with the Street Standards.

The criteria for Site Design Review approval are detailed in AMC 18.5.2.050 as follows:
A.

B.
C.
D.

E.

Underlying Zone: The proposal complies with all of the applicable provisions of the underlying zone
(part 18.2), including but not limited to: building and yard setbacks, lot area and dimensions, density
and floor area, lot coverage, building height, building orientation, architecture, and other applicable
standards.
Overlay Zones: The proposal complies with applicable overlay zone requirements (part 18.3).
Site Development and Design Standards: The proposal complies with the applicable Site
Development and Design Standards of part 18.4, except as provided by subsection E, below.
City Facilities: The proposal complies with the applicable standards in section 18.4.6 Public
Facilities and that adequate capacity of City facilities for water, sewer, electricity, urban storm
drainage, paved access to and throughout the property and adequate transportation can and will be
provided to the subject property.
Exception to the Site Development and Design Standards. The approval authority may approve
exceptions to the Site Development and Design Standards of part 18.4 if the circumstances in either
subsection 1 or 2, below, are found to exist.
1.

2.

5)

There is a demonstrable difficulty meeting the specific requirements of the Site Development
and Design Standards due to a unique or unusual aspect of an existing structure or the
proposed use of a site; and approval of the exception will not substantially negatively impact
adjacent properties; and approval of the exception is consistent with the stated purpose of
the Site Development and Design; and the exception requested is the minimum which would
alleviate the difficulty.; or
There is no demonstrable difficulty in meeting the specific requirements, but granting the
exception will result in a design that equally or better achieves the stated purpose of the Site
Development and Design Standards.

The development standards for Cottage Housing Development are detailed in AMC 18.2.3.090 as
follows:
C.

Development Standards. Cottage housing developments shall meet all of the following
requirements.
1.

Cottage Housing Density. The permitted number of units and minimum lot areas shall be
as follows:

Table 18.2.3.090.C.1 Cottage Housing Development Density

PA-T2-2020-00017
June 9, 2020
Page 2

Minimum
number of
cottages per
cottage
housing
development

Maximum
Cottage
Density

Zones

R-1-5,
NN-1-5
NM-R-1-5

R-1-7.5
NM-R-1-7.5

2.

1 cottage
dwelling unit
per 2,500
square feet of
lot area
1 cottage
dwelling unit
per 3,750
square feet of
lot area

Maximum
Minimum lot
number of
size
cottages per (accommodates
cottage
minimum
housing
number of
development
cottages)

Maximum
Floor
Area
Ratio
(FAR)

3

12

7,500 sq.ft.

0.35

3

12

11,250 sq.ft.

0.35

Building and Site Design.
a.

Maximum Floor Area Ratio: The combined gross floor area of all cottages and
garages shall not exceed a 0.35 floor area ratio (FAR). Structures such as parking
carports, green houses, and common accessory structures are exempt from the
maximum floor area calculation.

b.

Maximum Floor Area. The maximum gross habitable floor area for 75 percent or
more of the cottages, within developments of four units or greater, shall be 800
square feet or less per unit. At least two of the cottages within three unit cottage
housing developments shall have a gross habitable floor area of 800 square feet or
less. The gross habitable floor area for any individual cottage unit shall not exceed
1000 square feet.

c.

Height. Building height of all structures shall not exceed 18 feet. The ridge of a
pitched roof may extend up to 25 feet above grade.

d.

Lot Coverage. Lot coverage shall meet the requirements of the underlying zone
outlined in Table 18.2.5.030.A.

e.

Building Separation. A cottage development may include two-unit attached, as
well as detached, cottages. With the exception of attached units, a minimum
separation of six feet measured from the nearest point of the exterior walls is
required between cottage housing units. Accessory buildings (e.g., carport, garage,
shed, multipurpose room) shall comply with building code requirements for
separation from non-residential structures.
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f.

3.

4.

Fences. Notwithstanding the provisions of section 18.4.4.060, fence height is
limited to four feet on interior areas adjacent to open space except as allowed for
deer fencing in subsection 18.4.4.060.B.6. Fences in the front and side yards
abutting a public street, and on the perimeter of the development shall meet the
fence standards of section 18.4.4.060.

Access, Circulation, and Off-Street Parking Requirements. Notwithstanding the
provisions of chapter 18.3.9 Performance Standards Option and 18.4 Site
Development and Site Design Standards, cottage housing developments are subject
to the following requirements:
a.

Public Street Dedications. Except for those street connections identified on the
Street Dedication Map, the Commission may reduce or waive the requirement to
dedicate and construct a public street as required in 18.4.6.040 upon finding that
the cottage housing development meets connectivity and block length standards by
providing public access for pedestrians and bicyclists with an alley, shared street,
or multi-use path connecting the public street to adjoining properties.

b.

Driveways and parking areas. Driveway and parking areas shall meet the vehicle
area design standards of section 18.4.3.
i.

Parking shall meet the minimum parking ratios per 18.4.3.040.

ii.

Parking shall be consolidated to minimize the number of parking areas, and
shall be located on the cottage housing development property.

iii.

Off-street parking can be located within an accessory structure such as a
multi-auto carport or garage, but such multi-auto structures shall not be
attached to individual cottages. Single-car garages and carports may be
attached to individual cottages. Uncovered parking is also permitted
provided that off street parking is screened in accordance with the
applicable landscape and screening standards of chapter 18.4.4.

Open Space. Open space shall meet all of the following standards.
a.

A minimum of 20 percent of the total lot area is required as open space.

b.

Open space(s) shall have no dimension that is less than 20 feet unless otherwise
granted an exception by the hearing authority. Connections between separated
open spaces, not meeting this dimensional requirement, shall not contribute toward
meeting the minimum open space area.

c.

Shall consist of a central space, or series of interconnected spaces.

d.

Physically constrained areas such as wetlands or steep slopes cannot be counted
towards the open space requirement.
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e.

At least 50 percent of the cottage units shall abut an open space.

f.

The open space shall be distinguished from the private outdoor areas with a
walkway, fencing, landscaping, berm, or similar method to provide a visual boundary
around the perimeter of the common area.

g.

Parking areas and driveways do not qualify as open space.

Figure 18.2.3.090 Cottage Housing Conceptual Site Plans
5.

6.

Private Outdoor Area. Each residential unit in a cottage housing development shall
have a private outdoor area. Private outdoor areas shall be separate from the open
space to create a sense of separate ownership.
a.

Each cottage unit shall be provided with a minimum of 200 square feet of usable
private outdoor area. Private outdoor areas may include gardening areas, patios, or
porches.

b.

No dimension of the private outdoor area shall be less than 8 feet.

Common Buildings, Existing Nonconforming Structures and Accessory Residential
Units.
a.

Common Buildings. Up to 25 percent of the required common open space, but no
greater than 1,500 square feet, may be utilized as a community building for the sole
use of the cottage housing residents. Common buildings shall not be attached to
cottages.

b.

Carports and garage structures. Consolidated carports or garage structures,
provided per 18.2.3.090.C.3.b, are not subject to the area limitations for common
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buildings.

7.

8.

c.

Nonconforming Dwelling Units. An existing single-family residential structure built
prior to the effective date of this ordinance (date), which may be nonconforming with
respect to the standards of this chapter, shall be permitted to remain. Existing
nonconforming dwelling units shall be included in the maximum permitted cottage
density. 1,000 square feet of the habitable floor area of such nonconforming
dwellings shall be included in the maximum floor area permitted per
18.2.3.090C.2.a. Existing garages, other existing non-habitable floor area, and the
nonconforming dwelling’s habitable floor area in excess of 1,000 square feet shall
not be included in the maximum floor area ratio.

d.

Accessory Residential Units. New accessory residential units (ARUs) are not
permitted in cottage housing developments, except that an existing ARU that is
accessory to an existing nonconforming single-family structure may be counted as
a cottage unit if the property is developed subject to the provisions of this chapter.

Storm Water and Low-Impact Development.
a.

Developments shall include open space and landscaped features as a component
of the project’s storm water low impact development techniques including natural
filtration and on-site infiltration of storm water.

b.

Low impact development techniques for storm water management shall be used
wherever possible. Such techniques may include the use of porous solid surfaces
in parking areas and walkways, directing roof drains and parking lot runoff to
landscape beds, green or living roofs, and rain barrels.

c.

Cottages shall be located to maximize the infiltration of storm water run-off. In this
zone, cottages shall be grouped and parking areas shall be located to preserve as
much contiguous, permanently undeveloped open space and native vegetation as
reasonably possible when considering all standards in this chapter.

Restrictions.
a.

6)

The size of a cottage dwelling may not be increased beyond the maximum floor area
in subsection 18.2.3.090.C.2.a. A deed restriction shall be placed on the property
notifying future property owners of the size restriction.

The criteria for a Tree Removal Permit are described in AMC 18.5.7.040.B as follows:
1.

Hazard Tree. A Hazard Tree Removal Permit shall be granted if the approval authority finds that
the application meets all of the following criteria, or can be made to conform through the imposition
of conditions.
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2.

a.

The applicant must demonstrate that the condition or location of the tree presents a clear
public safety hazard (i.e., likely to fall and injure persons or property) or a foreseeable
danger of property damage to an existing structure or facility, and such hazard or danger
cannot reasonably be alleviated by treatment, relocation, or pruning. See definition of
hazard tree in part 18.6.

b.

The City may require the applicant to mitigate for the removal of each hazard tree pursuant
to section 18.5.7.050. Such mitigation requirements shall be a condition of approval of the
permit.

Tree That is Not a Hazard. A Tree Removal Permit for a tree that is not a hazard shall be granted
if the approval authority finds that the application meets all of the following criteria, or can be made
to conform through the imposition of conditions.
a.

b.
c.

d.

e.

The tree is proposed for removal in order to permit the application to be consistent with other
applicable Land Use Ordinance requirements and standards, including but not limited to
applicable Site Development and Design Standards in part 18.4 and Physical and
Environmental Constraints in part 18.10.
Removal of the tree will not have a significant negative impact on erosion, soil stability, flow
of surface waters, protection of adjacent trees, or existing windbreaks.
Removal of the tree will not have a significant negative impact on the tree densities, sizes,
canopies, and species diversity within 200 feet of the subject property. The City shall grant
an exception to this criterion when alternatives to the tree removal have been considered
and no reasonable alternative exists to allow the property to be used as permitted in the
zone.
Nothing in this section shall require that the residential density to be reduced below the
permitted density allowed by the zone. In making this determination, the City may consider
alternative site plans or placement of structures of alternate landscaping designs that would
lessen the impact on trees, so long as the alternatives continue to comply with the other
provisions of this ordinance.
The City shall require the applicant to mitigate for the removal of each tree granted approval
pursuant to section 18.5.7.050. Such mitigation requirements shall be a condition of approval
of the permit.

7)
On April 15, 2020 Governor Kate Brown issued Executive Order #20-16 “Keep Government
Working: Ordering Necessary Measures to Ensure Safe Public Meetings and Continued Operations by
Local Government During Coronavirus (COVID-19) Outbreak.” The Governor’s Order required that
public bodies hold public meetings by telephone, video, or through some other electronic or virtual means,
whenever possible; that the public body make available a method by which the public can listen to or
virtually attend the public meeting or hearing at the time it occurs; that the public body does not have to
provide a physical space for the public to attend the meeting or hearing; that requirements that oral public
testimony be taken during hearings be suspended, and that public bodies instead provide a means for
PA-T2-2020-00017
June 9, 2020
Page 7

submitting written testimony by e-mail or other electronic methods that the public body can consider in a
timely manner
8)
The Planning Commission, following proper public notice, held an electronic public hearing on May
12, 2020. In keeping with Executive Order #20-16, this meeting was broadcast live on local television
channel 9 and on Charter Communications channels 180 & 181, and was live-streamed over the internet
on RVTV Prime at http://www.rvtv.sou.edu. A copy of the application, including all documents, evidence
and applicable criteria relied upon by the applicant, and a copy of the staff report were made available online at http://www.ashland.or.us/Page.asp?NavID=17902 seven days prior to the hearing. The applicant
was required to submit any presentation materials for consideration at the hearing by 3:30 p.m. on Friday,
May 8th, and these materials were made available on-line and e-mailed to Commissioners. Those wishing
to provide testimony were invited to submit written comments via e-mail to PC-publictestimony@ashland.or.us with the subject line “May 12 PC Hearing Testimony” by 3:30 p.m. on Monday,
May 11, 2020, and these comments were made available on-line and e-mailed to Commissioners. The
applicant was invited to provide written rebuttal to these public comments by 3:30 p.m. on Tuesday, May
12th and these arguments were posted on-line and e-mailed to Commissioners in advance of the electronic
public hearing. All written testimony received by the deadlines was made available for Commissioners
to review before the hearing and has been included in the meeting minutes. As provided in the Governor’s
Executive Order #20-16, no oral public testimony was taken during the hearing.
Prior to the closing of the hearing, participants requested that the hearing or record remain open pursuant to
ORS 197.763(6) to present additional evidence or argument via e-mail to PC-publictestimony@ashland.or.us with the subject line “May 12 Additional PC Hearing Testimony.” The Planning
Commission closed the hearing, but left the record open to the submittal of new evidence until 4:30 p.m. on
May 19, 2020; to the submittal of responses to the new submittals until 4:30 p.m. on May 26, 2020; and to
the submittal of written arguments, but no new evidence, by the applicant only until 4:30 p.m. on June 2,
2020.
The meeting was continued for Planning Commission deliberations until 7:00 p.m. on Tuesday, June 9, 2020
at which time the meeting was reconvened electronically and the Planning Commission, after consideration
of the materials received, approved the application subject to conditions pertaining to the appropriate
development of the site.
Now, therefore, the Planning Commission of the City of Ashland finds, concludes and recommends as
follows:
SECTION 1. EXHIBITS
For the purposes of reference to these Findings, the attached index of exhibits, data, and testimony
will be used.
Staff Exhibits lettered with an "S"
Proponent's Exhibits, lettered with a "P"
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Opponent's Exhibits, lettered with an "O"
Hearing Minutes, Notices, Miscellaneous Exhibits lettered with an "M"
SECTION 2. FINDINGS & CONCLUSIONS
2.1
The Planning Commission finds that it has received all information necessary to make a decision
based on the staff report, written public testimony and the exhibits received.
2.2
The Planning Commission finds that the proposal for Outline Plan approval, Site Design Review
approval, Cottage Housing, and Tree Removal Permit meets all applicable criteria for Outline Plan approval
described in AMC 18.3.9.040.A.3; for Site Design Review described in AMC 18.5.2.050; for a Cottage
Housing Development described in AMC 18.2.3.090; and for a Tree Removal Permit as described in AMC
18.5.7.040.B.
2.3
The Planning Commission concludes that the proposal satisfies all applicable criteria for Outline
Plan approval.
The first approval criterion for Outline Plan approval is that, “The development meets all applicable
ordinance requirements of the City.” The Commission finds that the proposal meets all applicable
ordinance requirements, is requesting no Variances or Exceptions, and that this criterion has been
satisfied.
The second approval criterion for Outline Plan approval is that, “Adequate key City facilities can be
provided including water, sewer, paved access to and through the development, electricity, urban
storm drainage, police and fire protection, and adequate transportation; and that the development will
not cause a City facility to operate beyond capacity.”
The Planning Commission notes that the application materials assert that adequate key City facilities can
be provided to serve the development, and that based on consultations with representatives of the various
City departments (i.e. water, sewer, streets and electric) the proposed small cottage housing units will not
cause a City facility to operate beyond capacity.
Water, Sewer, Electricity and Urban Storm Drainage
Water
The application explains, and Public Works has confirmed, that there is a six-inch water main in
Sylvia Street, a four-inch water main in Alicia Street, and a fire hydrant is in place directly across
from the driveway on Alicia Street. The applicant further asserts that there is adequate water
pressure available to provide water service to the proposed new units.
Sanitary Sewer
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The application explains, and Public Works has confirmed, that there is a six-inch sanitary sewer
line within the right-of-way for Alicia Street and Sylvia Street. The applicant further notes that in
discussions with the sanitary sewer department, there are no reported capacity issues in the
vicinity. The application concludes that the 12 proposed small, water-efficient units should not
cause the system to operate beyond its current capacity. Public Works staff have indicated they
see no issues for sanitary sewer capacity, and note that the development drains into a sewer trunk
line east of Sylvia Street, and on into the Oak Street line north of Nevada Street where there are
no known capacity issues.
Electricity
The application indicates that electrical infrastructure is available in the immediate vicinity, and
that the applicant has worked with the electrical department to design the provided electrical
service plan, and is seeking to address desired solar panel installation and net-metering while
addressing the neighborhood’s existing electrical infrastructure.
Urban Storm Drainage
The application notes, and Public Works has confirmed, that there is a ten-inch storm sewer line
within the Sylvia Street right-of-way. The applicant explains that the project is required to employ
low impact development standards under the City’s Cottage Housing Development Standards as
well as under the Rogue Valley Sewer Services (RVSS) Standards for Storm Water Management,
and the low impact development measures proposed including the use of pervious walkways and
rain-barrel catchment of roof drainage to reduce the amount of storm water generated. The
applicant proposes to capture, detain, treat and regenerate all storm drainage on the property
through the use of a StormTech system which will detain and treat storm water before releasing it
into the existing irrigation ditch adjacent to the parking lot. The applicant asserts that this should
result in no added impacts to the Sylvia Street storm drain facilities.
Police & Fire Protection
An existing fire hydrant is in place directly across Alicia Avenue from the driveway entrance. As
is typical, the Fire Marshal will review the final civil drawings and building permit submittals for
compliance with fire codes relative to water supply and fire apparatus access, and conditions have
been included below to require that the applicants address the requirements of the Fire Department
including but not limited to approved addressing, fire apparatus access, fire hydrant distance and
fire flow, as part of the Final Plan application submittal.
STAFF DISCUSSION: Adequate Transportation
Alicia Avenue is a residential neighborhood street, as are nearby Sylvia Street, Oak Lawn Avenue,
and Sleepy Hollow Drive which form the street system for the neighborhood off of Oak Street here.
The Alicia Avenue right-of-way is 47 feet in width, and is paved to a width of approximately 20
feet. There are no sidewalks, curbs or gutters in place on either side of the street, and right-of-way
beyond the pavement is largely surfaced in gravel and accommodates pedestrian circulation and
intermittent on-street parking. The street standards are discussed further in this section.
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The applicant notes that the driveway leading to the site’s proposed parking area is proposed to be
20-feet in width with a five-foot-wide sidewalk along it’s east side connecting from Alicia Avenue
to the internal pedestrian circulation connecting to each unit and continuing through to the proposed
open space. The application asserts that the scale of the proposed development does not trigger a
Traffic Impact Analysis or other transportation assessment. Staff would note that in considering a
similarly sized cottage housing development at 476 North Laurel Street recently, a 12-unit cottage
housing development was found to generate approximately 88 average daily trips (ADT) with eight
p.m. peak hour trips and six a.m. peak hour trips. The trigger point for a Traffic Impact Analysis is
50 peak hour trips. Staff have contacted the City Engineering Division to determine if trip counts
were available in the neighborhood, and it was noted that while no trip counts were available for
Alicia Avenue, Engineering staff would estimate that trips were around 100 ADT. A residential
neighborhood street is assumed to be able to accommodate up to 1,500 ADT. Staff believe a finding
can reasonably be made that the street has adequate transportation capacity to serve the 12 proposed
small homes.

The application includes preliminary Grading, Utility and Erosion Control Plans prepared by
Registered Professional Engineer Scott D. Pingle of KAS & Associates, Inc. which identify existing
facilities available in the adjacent rights-of-way along with proposed connections; meter and
transformer placement; and storm water control, detention and treatment systems. The Planning
Commission finds that the site’s utilities will be extended to and through the subject property from
public utility easements and street right-of-way adjacent to the site, and that based on the conceptual
plans and details from the various service providers, adequate key city facilities are available within
the adjacent rights-of-way and will be extended by the applicant to serve the proposed development.
Conditions have been included below to require that final electric service, utility and civil plans be
provided for the review and approval of the Staff Advisor and city departments in conjunction with
the Final Plan submittal, and that civil infrastructure be installed by the applicants, inspected and
approved prior to the signature of the final survey plat.
The third criterion for approval of an Outline Plan is that, “The existing and natural features of the
land; such as wetlands, floodplain corridors, ponds, large trees, rock outcroppings, etc., have been
identified in the plan of the development and significant features have been included in the open space,
common areas, and unbuildable areas.”
STAFF DISCUSSION: Significant Natural Features
Trees
The application identifies six trees on the subject property including: a 20-inch Plum which is
proposed to be removed due to its location relative to necessary driveway improvements; a 14-inch
unspecified deciduous tree; a 10-inch Walnut; an eight-inch Willow; a ten-inch Willow; and a 36inch multi-trunked Willow which is proposed to be removed as a hazard tree. The application also
notes that there is a 14-inch Pine on the adjacent property near the west property line.
The application includes an assessment of the trees by Christopher John, a certified arborist with
Canopy, LLC. John notes that the large Willow has three trunks (21½-inches, 24-inches and 30PA-T2-2020-00017
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inches) in close proximity to one another, and that all three exhibit evidence of previous large limb
failure, extensive rot and fungal growth, and multiple structural defects including cracks, and overall
poor health. His assessment is that this Willow is not suitable for an urban setting and would pose
a hazard for people on the property, all the more so with further development. He recommends that
this Willow be removed and replaced with a suitable tree.
With regard to the 20-inch Plum located near the northern entrance to the property, John explains
that the tree is quite large for its species, and as the species is prone to do it has been losing limbs.
He goes on to emphasize that Plums require maintenance that this tree has not received and as a
result it has a poor form and limb failure. He concludes that this combined with the location relative
to the driveway and parking lead him to recommend removal and replacement of the tree.
For the remaining trees to be preserved and protected, John recommends installation of tree
protection fencing as required in the City’s Tree Preservation & Protection Ordinance (AMC
18.4.5), avoiding compaction within the tree protection zones, root protection during work within
tree protection zones, and periodic watering during the months of June through September.
Potential Wetland
The application explains that a possible wetland (which is not noted on the city’s Local Wetlands
Inventory) has been identified on the subject property, further detailing that the applicant believes it
was formed because the “Million Ditch” irrigation canal passes through the property and continues
on to the property immediately to the east. The application explains that the potential wetland area
has been preliminarily assessed by a wetland biologist with Northwest Biological Consultants. A
Northwest Biological Consultants’ letter provided indicates the wetland is a small area affected by
irrigation water overflow from an open ditch and disconnected pipe which has since been repaired,
and notes that the presence of upland soils and weak indicators of soils, plants, and hydrology
suggest the presence of a small, marginal wetland. The letter goes on to note that with the pipe
repaired and the artificial water source eliminated, new data will be collected this spring to determine
whether removal of the artificial water source has eliminated the source of artificial hydrology for
the potential wetland. The wetland biologist indicates that they believe this will be the case and that
as such, the area will be determined not to be a jurisdictional wetland upon review by the Oregon
Department of State Lands (DSL). The arborist concludes that pending that review by DSL, no
ground disturbing activities are to take place.
If found to be a jurisdictional wetland, this possible wetland and an area extending 20 foot beyond
its upland edge would be protected in a Water Resource Protection Zone (WRPZ) as provided in
AMC 18.3.11. While there is not a clear identification in the materials of the potential wetland’s
extent with its protection zone, there is an area identified for protection with silt fencing within the
proposed open space on the applicant’s Erosion Control Plan (Sheet B2). This area is in the general
vicinity of cattails and reeds observed growing on-site.
In staff’s assessment, the Planning Commission could reasonably make a finding that the applicant
has identified and assessed the site’s natural features including a possible wetland and six trees and
proposed to preserve and protect all but two of the trees. One, a large Willow, has been found by a
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certified arborist to pose a hazard due to overall poor health including large limb failures, extensive
rot, fungal growth and multiple structural defects. The other, a large Plum, has not been properly
cared for resulting in poor form, and limb failure and it is proposed for removal as well. The
remaining trees are to be preserved and protected. Similarly, the applicant has enlisted the services
of a wetland biologist to assess a possible wetland on the property – the site’s irrigation system has
been repaired, further assessment and formal delineation of the wetland is underway, the site plan
incorporates an open space configuration to preserve and protect the possible wetland, and no further
ground disturbance is to occur pending DSL concurrence with the applicant’s delineation. If
determined to be jurisdictional through a formal delineation, the full extent of the wetland and
associated buffer zone will need to be clearly detailed in the Final Plan materials and protected from
disturbance within the development’s open space. Conditions have been recommended below to
require that for the wetland, a delineation be prepared, submitted for review and concurrence
obtained from DSL, and the results incorporated into the Final Plan drawings including protection
of the WRPZ. For the trees, conditions have been recommended to include tree protection fencing
installation and verification before site work, and incorporation of the arborist’s recommendations
into a revised Tree Protection Plan for inclusion with the Final Plan submittal.
The fourth criterion for approval of an Outline Plan is that, “The development of the land will not prevent
adjacent land from being developed for the uses shown in the Comprehensive Plan.” The Planning
Commission finds that the development will not prevent adjacent land from being developed with the uses
envisioned by the Comprehensive Plan. Adjacent properties to the north, south and west are largely
developed with single family residences as envisioned in the Comprehensive Plan. The property
immediately to the east is separated from the subject property by slopes ranging from 15 percent to more
than 35 percent, and as such any future development would need to take access from Clinton Street.
The fifth approval criterion is that, “There are adequate provisions for the maintenance of open space
and common areas, if required or provided, and that if developments are done in phases that the early
phases have the same or higher ratio of amenities as proposed in the entire project.” The Planning
Commission finds that at the time the Final Plan application is submitted, “Covenants, Conditions and
Restrictions (CC&R’s)” documents will be drafted by the project’s land use attorney and surveyor for
review and approval by the City. These documents will address the project’s common area in order
provide adequate assurances relative to open space maintenance. The Commission further finds that if
the project is to be completed in phases, the open space shall be completed no later than the sixth unit’s
occupancy, and all private landscaping improvements are to be completed prior to each unit’s individual
occupancy. Conditions requiring draft CC&R’s and phasing details be included with the final plan
submittal have been included below. Based on the foregoing, the Commission concludes that the proposal
complies with the fifth approval criterion.
The sixth criterion is that, “The proposed density meets the base and bonus density standards established
under this chapter.” AMC Table 18.2.3.090.C.1 Cottage Housing Development Density addresses the
permissible number of cottages for a cottage housing development in the R-1-5 zoning district providing
that one cottage per 2,500 square feet of lot area is allowed, with a maximum number of 12 cottages. The
Planning Commission finds that the 54,722 square foot property here will accommodate 12 cottages
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(54,722/2,500 = 21.89) and 12 are proposed which complies with the allowed Cottage Housing
Development Density. Based on the foregoing, the Commission concludes that the proposal complies
with the sixth approval criterion.
The final Outline Plan approval criterion is that, “The development complies with the Street Standards.”
The subject property fronts on Alicia Avenue for a width of approximately 35 feet at the intersection with
Sylvia Street. Alicia Avenue is a residential neighborhood street, as are nearby Sylvia Street, Oak Lawn
Avenue, and Sleepy Hollow Drive which form the neighborhood’s street system off of Oak Street here.
The Alicia Avenue right-of-way is 47 feet in width, and is paved to a width of approximately 20 feet.
There are no sidewalks, curbs or gutters in place on either side of the street, and right-of-way beyond the
pavement is largely surfaced in gravel and used both for pedestrian travel and scattered on-street parking.
For residential neighborhood streets, City street standards envision five-foot sidewalks, seven-foot
parkrow planting strips, a six-inch curb and seven-foot parking bays on each side, with an 11- to 14-foot
queuing travel lane. The city standard cross-section includes a 25- to 28-foot curb-to-curb paved width in
a 50- to 55-foot right-of-way.
STAFF DISCUSSION: Street Standards
The applicant explains that the existing street frontage is only 34-feet 4-inches in width, and the
proposed driveway is to take up 30-feet of that width. With the limited frontage taken up virtually
in its entirely with required driveway improvements, there is no additional width for sidewalk
installation. As such, staff have recommended a condition below to instead require that the applicant
sign-in favor of a Local Improvement District (LID) for the future improvement of Alicia Avenue,
and of Oak Lawn Avenues which provides a connection out to Oak Street and its sidewalk system.
The Cottage Housing Development Standards (AMC 18.2.3.090.C.3.a) generally provide that except
for street connections identified on the Transportation System Plan’s Street Dedication Map (Figure 101), the Planning Commission may reduce or waive requirement to dedicate and construct a public street
according to the Street Design Standards in AMC 18.4.6.040 upon a finding that the Cottage Housing
Development meets connectivity and block length standards by providing public access for pedestrians
and bicyclists with an alley, shared street, or multi-use path connecting the public street to adjoining
properties. The existing street system within the immediate neighborhood meets the block length
standards – existing block lengths are 165-175 feet where the block length standards call for a maximum
length of 300-400 feet – and in staff’s view, the Commission could reasonably find that the existing
street system, while not fully improved to City street design standards, functions comparably to a shared
street and provides adequate connectivity through the neighborhood and out to Oak Street. City park
land is located along the Bear Creek corridor to the northeast, and a path from the subject property’s
driveway through the site, across a neighboring private property, to the park property would be
approximately 450 feet and traverse severely constrained slopes. The park property is less than 500
feet from the driveway entrance traveling due north on Sylvia Street, and as such staff do not believe
that an east-west public access easement dedication is merited.
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The Planning Commission concludes that as detailed above and with the conditions discussed, the
proposal complies with the requirements for Outline Plan subdivision approval under the Performance
Standards Options chapter.
2.4
The Planning Commission concludes that the proposal satisfies all applicable criteria for Site
Design Review approval.
The first approval criterion addresses the requirements of the underlying zone, requiring that, “The
proposal complies with all of the applicable provisions of the underlying zone (part 18.2), including but
not limited to: building and yard setbacks, lot area and dimensions, density and floor area, lot coverage,
building height, building orientation, architecture, and other applicable standards.” The Planning
Commission finds that the building and yard setbacks and other applicable standards have been evaluated
to ensure consistency with the applicable provisions of part 18.2, and all regulations of the underlying R1-5 zoning will be satisfied.
The second approval criterion deals with overlay zones, and requires that, “The proposal complies with
applicable overlay zone requirements (part 18.3).” The Planning Commission finds that the property is
within the Performance Standards Option (PSO) overlay zone, which requires that all developments other
than partitions or individual dwelling units be processed under Chapter 18.3.9., and that the proposal
involves a 12-unit cottage housing development and 13-lot subdivision for which the applicant has
requested Outline Plan approval under the PSO-Overlay chapter 18.3.9.
The Planning Commission further finds that the subject property is located within the Wildfire Lands
Overlay, and as such a Fire Prevention and Control Plan addressing the General Fuel Modification Area
requirements in AMC 18.3.10.100.A.2 will need to be provided for the review of the Fire Marshal prior
to bringing combustible materials onto the property. New landscaping proposed will need to comply with
these standards and shall not include plants listed on the Prohibited Flammable Plant List per Resolution
2018-028. Conditions to this effect have been included below.
The Commission finds that while no wetlands are identified on the subject property in the Local Wetlands
Inventory, the applicant has identified a possible wetland on the property, a wetland biologist has been
retained to assess the possible wetland, the possible wetland and a 20-foot buffer has been incorporated
into the proposed open space, the applicant has proposed to limit ground disturbance until a delineation
has been reviewed by the Oregon Department of State Lands and the applicant has planned all site
improvements outside of the possible wetland and its buffer zone. The applicant further proposes to
include a conservation area with restrictions stipulates that the uses and activities within the Water
Resource Protection Zone shall be consistent with the provisions of AMC 18.3.11.
Based on the foregoing, the Planning Commission finds that this criterion is satisfied.
The third criterion addresses the Site Development and Design Standards, requiring that “The proposal
complies with the applicable Site Development and Design Standards of part 18.4, except as provided by
subsection E, below.” The Planning Commission finds that the proposal complies with the applicable
Site Development and Design and that the various plans have been prepared based on these standards and
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the recently adopted Cottage Housing ordinance. With regard to the parking requirements in AMC 18.4.3,
cottage housing units less than 800 square feet require one off-street parking space be provided per unit,
while units greater than 800 square feet and less than 1,000 square feet require 1½ spaces. Here, nine of
the 12 units are 800 square feet while three are 999 square feet, and a total of 14 spaces are required [(9 x
1) + (3 x 1.5) = 13.5]. The applicant proposes to provide 14 off-street parking spaces to satisfy the
requirements for the 12 units proposed units here. Carports are considered by code to be garages, and
separate bicycle parking facilities are not required where a garage is available. The Planning Commission
finds that all required off-street parking has been provided on site, and concludes that the third criterion
has been satisfied.
The fourth approval criterion addresses city facilities, specifically requiring that, “The proposal complies
with the applicable standards in section 18.4.6 Public Facilities and that adequate capacity of City
facilities for water, sewer, electricity, urban storm drainage, paved access to and throughout the property
and adequate transportation can and will be provided to the subject property.” The Planning Commission
finds that adequate capacity of city facilities, paved access to and throughout the property, and adequate
transportation can and will be provided to the subject property, and that these items are addressed in detail
in the Outline Plan discussion in section 2.3 above. The Commission concludes that this criterion has
been satisfied.
The final criterion for Site Design Review approval addresses “Exception to the Site Development and
Design Standards.” The Planning Commission finds that the applicant has not requested any Exceptions
to the Site Development and Design Standards, and as such this criterion does not apply.
The Planning Commission concludes that as detailed above and with the conditions discussed, the
proposal complies with the requirements for Site Design Review approval.
2.5
The Planning Commission finds that the proposal satisfies all applicable standards specific to
Cottage Housing Development.
The Planning Commission finds the proposal complies with the allowed development density, floor area
ratio, height and lot coverage standards, with 12 cottages proposed for a 54,722 square foot parcel and a
combined floor area ratio of 0.18. 75 percent of the proposed cottages are 800 square feet in gross
habitable floor area, all of the cottages are proposed with roof peaks less than 25 feet from grade, exhibits
have been provided to demonstrate that cottages within the development will not cast a shadow upon the
roof of another cottage, and cottages along the north property line are noted as being design to comply
with Solar Setback Standard A. Lot coverage is proposed at 42 percent and is within the allowed standards
for the R-1-5 zoning district.
The Commission further finds that building separations are equal or greater than the six-foot minimum
for cottages. With the exception of the attached units all cottages are separated by at least nine feet.
The Commission finds that any fencing will comply with the limitations of the fence code and will not
exceed four feet on interior areas adjacent to open space except as allowed for deer fencing, and a condition
has been included below to requires that the CC&R’s detail the fencing limitations.
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The Planning Commission finds that the existing driveways separation between the subject property and
732 Sylvia Street to the north is non-conforming, and will not be made more non-conforming with the
proposed development here.
The Commission finds that the driveway and parking area proposed meet the vehicle area design standards
in AMC 18.4.3. All spaces are to be standard nine-foot by 18-foot spaces with a 24-foot back-up area
provided. The Commission further finds that the proposal meets the off-street parking requirements of
AMC 18.4.3.040, providing 14 spaces for the 12 cottages in a single, consolidated parking area. Parking
is to be provided in carports on each side of the drive aisle, and the carports will include solar panels as
part of the applicant’s effort to achieve zero net energy for the project. The driveway is proposed to be
improved to 20-feet in width which complies with the minimum driveway width for access to a parking
area for 14-parking spaces. The driveway has been designed to accommodate a fire truck turn-around, and
will be designated as such on-site, as required by the Ashland Fire Department.
The property has frontage along Alicia Avenue. There are no street connections identified in the vicinity
on the City’s Street Dedication Map, and adjacent development, natural features and topography pose
difficulties for future street extension. The applicant has proposed a walkway along the east side of the
driveway extending from the street into and around the development for the use of residents and guests of
the proposed cottage housing development.
The Planning Commission finds that 14,701 square feet, or 26.86 percent of the site, is proposed in open
space, where a minimum of 20 percent is required. The proposed common area open spaces consist of
turf areas with pathways for easy access to and from the covered parking spaces to the cottage units. To
the east of the parking area, a large landscape common area with decomposed granite paths at the edges
of the estimated wetland buffer zone is proposed. This common area is connected to the formal walkways
and a 20-foot turf strip to a community garden area that is along the west property line. A total area of
14,701 square feet of the lot area is dedicated to open spaces, which include 12,028 square feet of open
space plus the possible wetland and its buffer which total 2,673 square feet in area.
The Commission finds that the open spaces have no dimensions of less than 20 feet, and are connected
with five-foot walkways. The open space is generally centrally located, and all units abut common open
spaces that are 20-feet in width or greater. The cottages are arranged around the edges of the property
with the primary common open space generally centered on the site. Eight of the units abut this open
space. Additionally, along the north and south sides of the parking area, a 20-foot landscaped area with
common walkway is proposed, and Lot #6 abuts the community garden open space. Of the 12 units
proposed, seven directly abut the larger open spaces and all abut an at least 20-foot wide common open
space.
The Commission further finds that the common open space is separated from the private outdoor areas.
Private outdoor areas are proposed adjacent to the units with pathways that connect the entrances of the
units to and through the open space with a walkway leading to the parking areas and public street beyond.
Each cottage unit has a private, useable outdoor area of at least 200 square feet which includes garden
areas, and porches or patios. These private areas do not have any dimensions less than eight feet. Low
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fencing and landscaping will provide visual boundaries around the perimeter of the common areas and
between the private yards.
The Commission finds that the development proposes on-site infiltration through an on-site catchment
system that is a part of the project’s low impact development storm water measures detailed in the civil
and landscape drawings. Landscape garden bed filtration systems, permeable walkways and rain barrels
are to be provided to allow for natural filtration and on-site filtration, and site drainage has been engineered
to be filtered per regional (RVSS) standards with a StormTech system which, based on percolation rate of
the soils and the storm water event studies, will retain and regenerate all storm water on-site.
Based on the foregoing, The Planning Commission concludes that, as detailed above and with the
conditions discussed, the proposal is consistent with the Cottage Housing Development Standards.
2.6
The Planning Commission notes that there are six trees on the subject property including: a 20inch Plum which is proposed to be removed due to its location relative to necessary driveway
improvements; a 14-inch unidentified deciduous tree; a 10-inch Walnut; an eight-inch Willow; a ten-inch
Willow; and a 36-inch multi-trunked Willow which is proposed to be removed as a hazard tree. The
application also notes that there is a 14-inch Pine on the adjacent property near the west property line.
The Commission also notes that the application includes an assessment of the trees by Christopher John,
a certified arborist with Canopy, LLC. The project arborist notes that the large Willow has three trunks
(21½-inches, 24-inches and 30-inches) in close proximity to one another, and that all three exhibit
evidence of previous large limb failure, extensive rot and fungal growth, and multiple structural defects
including cracks, and overall poor health. His assessment is that this Willow is not suitable for an urban
setting and poses a hazard for people on the property, all the more so with further development of the site.
He recommends that this Willow be removed as a hazard and replaced with a suitable tree. This tree is
located within the buffer zone of the possible wetland identified, however hazard tree removal is exempt
from regulation under the Water Resources Protection Zones (WRPZ) Ordinance in AMC 18.3.11.
The Commission further notes that with regard to the 20-inch Plum located near the northern entrance to
the property, the arborist indicates that the tree is quite large for its species, and as the species is prone to
do it has been losing limbs. He goes on to emphasize that Plums require maintenance that this tree has
not received and as a result it has a poor form and has experienced limb failure. He concludes that this
combined with the location relative to the driveway and parking lead him to recommend removal and
replacement of the tree. The applicant notes that removal of this tree allows the site to develop in a manner
consistent with applicable Site Design standards, and that the removal will not have any impact on erosion,
soil stability, flow of surface waters, protection of adjacent trees, windbreaks, or tree densities. The
Commission finds that 23 new trees are identified in the Landscape Plan provided (Sheet L-101), which
more than satisfies the one-for-one mitigation requirement.
The Commission further notes that the Ashland Tree Commission was unable to convene its regular
monthly meeting for May of 2020 due to the City Administrator’s state of emergency declaration for
the Coronavirus (COVID-19) outbreak, which suspended advisory commission meetings. As such
there is no Tree Commission recommendation. As provided in AMC 2.25.040, the failure of the Tree
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Commission to make a recommendation on any individual planning action shall not invalidate that
action.
The Commission finds that the remaining trees which are to be preserved are proposed to be protected
with six-foot tall chain link fencing as recommended by the arborist and required in the City’s Tree
Preservation & Protection Ordinance (AMC 18.4.5). In addition, the arborist has recommended that
the applicant avoid soil compaction within the tree protection zones, provide for root protection during
any work within tree protection zones, and periodically water preserved trees from during the warmer
months (June through September). Conditions have been included to require tree protection fencing
installation and verification before site work, and to incorporate the arborist’s recommendations into
a revised Tree Protection Plan for inclusion with the Final Plan submittal.
The Planning Commission concludes that as detailed above and with the conditions discussed, the
proposal complies with the requirements for Tree Protection and for Tree Removal Permits to remove
two trees.
SECTION 3. DECISION
3.1
Based on the record of the Public Hearing on this matter, the Planning Commission concludes that
the proposal for Outline Plan subdivision and Site Design Review approvals for a 12-unit/13-lot Cottage
Housing development, and Tree Removal Permit to remove two trees is supported by evidence contained
within the whole record.
The project is intended to as a zero net energy development with solar panels installed on the two carport
buildings, and will include 12 modestly sized units developed around a generous central open space which
includes an area reserved to protect a possible wetland, and in the Commission’s assessment is the type
of development envisioned with the adoption of the Cottage Housing ordinance. The Commission
believes that the development merits approval with the conditions detailed below.
Therefore, based on our overall conclusions, and upon the proposal being subject to each of the following
conditions, we approve Planning Action #PA-T2-2020-00017. Further, if any one or more of the conditions
below are found to be invalid, for any reason whatsoever, then Planning Action #2020-00017 is denied. The
following are the conditions and they are attached to the approval:
1.

2.

3.

That all proposals of the applicant shall be conditions of approval unless otherwise modified herein,
including that no ground-disturbing activities are to take place within the potential wetland area or its
associated buffer until it has been determined whether the potential wetland is jurisdictional and
concurrence has been obtained from the Oregon Department of State Lands (DSL).
That any new addresses shall be assigned by City of Ashland Engineering Department. Street and
subdivision names shall be subject to City of Ashland Engineering Department review for compliance with
applicable naming policies.
That permits shall be obtained from the Ashland Public Works Department prior to any work in the public
right of way, including but not limited to permits for new driveway approaches or any necessary
encroachments.
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4.

5.

6.

7.

That a Tree Verification Permit shall be applied for and approved by the Ashland Planning
Division prior to any site work including excavation, staging or storage of materials, or excavation
permit issuance. The Tree Verification Permit is to inspect the identification of the two trees to be
removed and the installation of tree protection fencing for trees to be protected on adjacent
properties. Standard tree protection consists of chain link fencing six feet tall and installed in
accordance with the requirements of AMC 18.4.5.030.B. No construction shall occur within the
tree protection zone including dumping or storage of materials such as building supplies, soil,
waste, equipment, or parked vehicles.
That the applicant shall obtain approval of Demolition/Relocation Review Permits through the
City of Ashland Building Division prior to demolition of existing structures on the subject property
if found to be necessary by the Building Official.
That a Fire Prevention and Control Plan addressing the General Fuel Modification Area
requirements in AMC 18.3.10.100.A.2 of the Ashland Land Use Ordinance shall be provided prior
to bringing combustible materials onto the property, and any new landscaping proposed shall
comply with these standards and shall not include plants listed on the Prohibited Flammable Plant
List per Resolution 2018-028.
That the Final Plan submittal shall include:
a.

b.

c.

d.
e.
f.

g.

h.

That draft CC&Rs for the Homeowner's Association shall be provided for review and
approval of the Staff Advisor with the Final Plan application. The CC&R’s shall describe
responsibility for the maintenance of all common use-improvements including driveways,
parking areas, carports, landscaping/open space, and storm water facilities. The cottage
housing fencing limitations, floor area limitations and the prohibition on ARU’s shall be
clearly addressed in the CC&R’s.
The approved Tree Protection Plan and accompanying standards for compliance shall be
noted in the CC&Rs. The CC&Rs must state that deviations from the plan shall be
considered a violation of the Planning Application approval and therefore subject to
penalties described in the Ashland Municipal Code.
A wetland delineation with concurrence from the Oregon Department of State Lands
(DSL). If the delineation identifies a jurisdictional wetland, the wetland and its protection
zone shall be clearly identified in the Final Plan drawings.
A phasing plan for the completion of the development.
Final site lighting details.
Final lot coverage calculations demonstrating how lot coverage is to comply with the
applicable coverage allowances of the zoning district. Lot coverage includes all building
footprints, driveways, parking areas and other circulation areas, and any other areas other
than natural landscaping.
All easements including but not limited to public and private utilities, irrigation, mutual
access and circulation, and fire apparatus access shall be indicated on the Final Plan
submittal for review by the Planning, Engineering, Building and Fire Departments.
Final electric service, utility and civil engineering plans including. All civil infrastructure
shall be installed by the applicants, inspected and approved prior to the submittal of the
final survey plat for review and signature.
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i.

ii.

iii.

i.
j.

k.

The utility plan shall include the location of connections to all public facilities
including the locations of water lines and meter sizes, fire hydrants, sanitary sewer
mains and services, manholes and clean-outs, and storm drainage pipes and catch
basins, along with any backflow prevention measures required by the Water
Department because there is a non-potable water source (irrigation) on the property.
Any required private or public utility easements shall be delineated on the civil
plans.
The final electric design and distribution plan shall include load calculations and
locations of all primary and secondary services including transformers, cabinets
and all other necessary equipment with the Final Plan application. This plan must
be reviewed and approved by the Electric Department prior to the signature of the
final survey plat. Transformers and cabinets shall be located in areas least visible
from streets and outside of vision clearance areas, while considering the access
needs of the Electric Department. Electric services shall be installed underground
to serve all lots within the applicable phase prior to submittal of the final survey
plat for review and signature. At the discretion of the Staff Advisor, a bond may
be posted for the full amount of underground service installation (with necessary
permits and connection fees paid) as an alternative to installation of service prior to
signature of the final survey plat. In either case, the electric service plan shall be
reviewed and approved by the Ashland Electric Department and Ashland
Engineering Division prior to installation.
The storm drainage plan shall detail the location and final engineering for all storm
drainage improvements associated with the project, and shall be submitted for
review and approval by the Departments of Public Works, Planning and Building
Divisions. The storm drainage plan shall demonstrate that post-development peak
flows are less than or equal to the pre-development peak flow for the site as a whole,
and that storm water quality mitigation has been addressed through the final design.

A final grading and erosion control plan.
A final Tree Protection Plan addressing the trees on the property to be preserved and trees
on adjacent properties within 15 feet of the property line. The plan shall identify the
location and placement of fencing around the drip lines of trees identified for preservation
as required in AMC 18.4.5.030.B.1. The amount of fill and grading within the drip line
shall be minimized. Cuts within the drip line shall be noted on the tree protection plan, and
shall be executed by handsaw and kept to a minimum. No fill shall be placed around the
trunk/crown root. The recommendations of the project arborist in terms of soil compaction,
root protection and periodic water shall be incorporated into this plan.
A final size- and species-specific landscaping plan including irrigation details satisfying
the Water Conserving Landscaping Guideline in AMC 18.4.4.030.I. New landscaping
shall comply with the General Fuel Modification Area requirements and shall not include
plants listed on the Prohibited Flammable Plant List adopted by Resolution #2018-028. All
landscaping shall be installed according to the approved plan, and tied into the existing
irrigation system, inspected and approved prior to the issuance of a certificate of
occupancy.
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l.

8.

A final survey plat shall be submitted for the review and approval of the Staff Advisor within 12
months and approved by the City of Ashland within 18 months of this approval. Prior to submittal
of the final subdivision survey plat for review and signature:
a.

b.

c.

d.

e.

f.

g.
h.

9.

That the requirements of the Ashland Fire Department relating to fire hydrant distance,
spacing and clearance; fire flow; fire apparatus access, approach, turn-around, and
firefighter access pathway; approved addressing; fire sprinkler and extinguishers as
applicable; limits on fencing and gates which would impair access; and wildfire hazard
area requirements shall be satisfactorily addressed in the Final Plan submittals. Fire
Department requirements shall be included in the civil drawings, and a Fire Prevention and
Control Plan addressing the General Fuel Modification Area requirements of AMC
18.3.10.100.A.2. shall be included with the Final Plan submittal.

The final survey plat shall include a deed restriction notifying future property owners that
the size of a cottage dwelling may not be increased beyond the maximum floor area in
subsection 18.2.3.090.C.2.a. This size limitation shall also be addressed in the
development CC&R’s.
All easements including but not limited to public and private utilities, mutual access, and
fire apparatus access shall be indicated on the final survey plat as required by the Ashland
Engineering Division.
The driveway approach shall be installed under permit from the Public Works Department
and in accordance with the approved plan, inspected and approved prior to the submittal of
the final survey plat for signature.
Subdivision infrastructure improvements including but not limited to utility installations
shall be completed according to approved plans prior to submittal of the final survey plat
for review and signature.
The driveway shall be paved to 20-foot width, a vertical clearance of 13-feet, 6-inches and
be able to withstand 44,000 lbs. The flag drive shall be constructed so as to prevent surface
drainage from flowing over the private property lines and/or the public way.
Electric services shall be installed underground to serve all lots, inspected and approved.
The electric service plan shall be reviewed and approved by the Ashland Electric, Building,
Planning and Engineering Divisions prior to installation.
Sanitary sewer laterals and water services including connection with meters at the street
shall be installed to serve all lots, inspected and approved.
The property owner shall sign in favor of Local Improvement Districts (LIDs) for the future
street improvements, including but not limited to paving, sidewalks, parkrow with irrigated
street trees, curb, gutter, storm drainage and undergrounding of utilities, for Alicia and Oak
Lawn Avenues. This LID agreement shall be signed and recorded concurrently with the
final survey plat. Nothing in this condition is intended to prohibit an owner/developer,
their successors or assigns from exercising their rights to freedom of speech and expression
by orally objecting or participating in the LID hearing or to take advantage of any
protection afforded any party by City ordinances and resolutions.

That the building permit submittals shall include:
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a.

b.
c.

d.

Final permit drawings addressing all requirements of the Building Division, including but
not limited to that the attached units or any units where exterior walls are less than three
feet from a property line shall address fire separation requirements, and fire-rated
assemblies for attached units shall include a sound transmission class rating of 45 for airborne sound.
Identification of all easements, including public and private utility easements, mutual
access easements and fire apparatus access easements.
Solar setback calculations demonstrating that the northern units comply with Solar Setback
Standard A in the formula [(Height – 6)/(0.445 + Slope) = Required Solar Setback] and
elevations or cross section drawings clearly identifying the highest shadow producing
point(s) and the height(s) from natural grade. Other cottage housing units shall provide
demonstration of compliance with the Cottage Housing Development Standards requiring
that the not cast a shadow on the roof area of another cottage.
That storm water from all new impervious surfaces and runoff associated with peak
rainfalls must be collected on site and channeled to the City storm water collection system
through the curb or gutter at a public street, a public storm pipe, an approved public
drainage way, or through an approved alternative in accordance with Ashland Building
Division policy BD-PP-0029. On-site collection systems shall be detailed on the building
permit submittals.
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210 Alicia Street

The Cottages at Alicia
David Scott Construction

Received 4.20.2020

March 6, 2020
Twelve Unit, Thirteen Lot, Performance Standards Subdivision for the
development of a Cottage Housing community.
Subject Property
Address:
Map & Tax Lot:
Comprehensive
Plan Designation:
Zoning:
Adjacent Zones:
Overlays:

210 Alicia Street
39 1E 04 BD; Tax Lot 1700
Single Family Residential
R-1-5
R-1-5
Physical and Environmental Constraints
Water Resource Protection Zone (potential wetland)
Wildfire Overlay Development

Property Owner:

David Scott Construction
876 Clay Street
Ashland, OR 97520

Site Layout and Design:

RLA Design LLC
176 Harrison Street
Ashland, OR 97520

Engineering Services:

KAS and Associates
304 S Holly Street
Medford, OR 97501

Applicant:

Rogue Planning & Development Services, LLC
Amy Gunter
33 N Central Avenue; Suite 213
Medford, OR 97501

Received 4.20.2020

Request:
The request is for approval of a twelve-unit, thirteen-lot, Performance Standards
Subdivision for the development of a cottage housing subdivision on a partially
vacant property.
Property Description:
The subject property is on the south side of Alicia Street where Alicia Street turns
into Sylvia Street. The property is to the east of Oak Street and south of the Oak
Court Subdivision.
The property is zoned single family residential, R-1-5. All
surrounding properties are zoned Single Family Residential,
and R-1-5, Performance Standards Overlay. The adjacent
properties are generally improved with single family
residences of various sizes and out-buildings.
The property has 40-feet of frontage on Alicia Street, extends
approximately 200-feet to the south, where the property
widens to 280-feet of width, east / west. The property area
is 1.26 acres (54,722 square feet) in area.
There is a 1,183 square foot, single-story, residence
with a 340 square foot attached garage. The
manufactured home was constructed in 2003 per the
building permit data on the property.
There is a small shed and a small barn structure on the
site. These structures will be removed from the
property.
The east property line is to the west of the break in the
slope where the steep slopes downhill towards
Riverwalk and the Mace Property, a new City of Ashland park that will extend the Riverwalk Park to the
north are present.
There are six-trees that are more than six-inches DBH on the subject property. There is one larger stature
Pine tree on the adjacent property to the west. There is a 20-inch deciduous near the west property
line. Another 14-inch deciduous tree is present further west. A 14-inch pine tree is near the west
property line on the adjacent property to the west. On the west side of the property there is a 10-inch
walnut, and three willows, eight-inch, ten-inch and a 36-inch DBH willow tree.
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A possible wetland has been preliminarily assessed by a wetland biologist, Northwest Biological
Consulting. The “wetland” area has formed primarily due to the conditions of the Million Irrigation ditch
which passes through the property and continues downhill to the end users pond on the adjacent
property to the east. See the attached letter which discusses the wetland studies which have been
conducted and the next steps for the wetlands delineation.
The lot is accessed from the south side of Alicia Street via a gravel driveway.
Alicia Street and Sylvia Street are classified as neighborhood streets according to the Transportation
System Plan. The streets are improved with asphalt pavement, but lack curb, gutter, sidewalks and street
trees.
There is a 6-inch water main in Sylvia and a 4-inch water main in Alicia Street. There is a fire hydrant
across Alicia Street from the driveway entrance. There is a 6-inch sanitary sewer main in Sylvia Street.
There is a 10-inch storm sewer line in Sylvia Street. Avista gas, and Ashland Fiber Network are also
available to serve the property. Electric service is underground from primary services on Oak Street. The
infrastructure is proposed to be extended underground to the site.
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Proposal:
The request is for approval of a twelve-unit, thirteen-lot, cottage housing subdivision and a simultaneous
Outline Plan for a Performance Standards Subdivision in accordance with Ashland Municipal Code (AMC)
18.2.3.090 and 18.3.9.
Design Considerations:
The proposed development utilizes the Performance Standards Option which allows for the
development of Cottage Housing developments. The proposal is for 12, two-bedroom cottage units.
There are three cottage designs within the subdivision. Lots #1, #6 and #12 are proposed as 999 square
foot, two-bedroom, two bath structures. There are four, duplex units. They are proposed as twobedroom, one bath, 800 square foot units. The other five units are proposed as detached, two-bedroom,
two bath 800 square foot units. Each unit is proposed to have a recessed, covered entry. The units are
proposed with an open floor plan. The larger units are intended to have interior design to allow for ADA
accessibility. All units are proposed to include many of the Lifelong Housing Certification features and
will works towards Lifelong Housing Certification in the final house design.
Conceptual elevations for cottage residences have been provided with the proposal. The units are
proposed to be single story with a low pitched, shed roofs. The units feature elements of mid-century
modern, and pacific northwest inspired architecture.
The proposed development has been designed as an extremely energy efficient, zero net energy with
remote metering. The covered carports are proposed to have over 150 photovoltaic panels to provide
all the energy the units need plus the ability to provide back to the grid. The electrical engineering is
considering the installation of a car charging station.
The site layout and structures comply with the purpose and intent of the Cottage Housing ordinance,
and furthers the goals of the Comprehensive Plan of the City that seeks to provide additional, small,
energy efficient, community oriented housing within the compact urban form that is bound by the City
of Ashland Urban Growth Boundary.
The common open space areas will be distinguished from the cottage unit private areas with fencing
that is not more than four-feet in solid panel fencing.
For the purposes of solar setbacks, the property has an approximately four -percent slope downhill to
the north. The proposed structures are single story with vaulted ceilings are limited in height and
demonstrate compliance with the required solar setback standards that prevent shading of an adjacent
cottage roof line. The north units comply with solar setbacks along the north property line. None of the
structures will exceed the maximum building height of 18-feet nor the maximum peak height of 25-feet.
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Tree Removal and Tree Preservation:
There are six-trees that are more than six-inches DBH on the subject property. There is one larger stature
Pine tree on the adjacent property to the west. There is a 20-inch deciduous near the west property
line. Another 14-inch deciduous tree is present further west. A 14-inch pine tree is near the west
property line on the adjacent property to the west. On the west side of the property there is a 10-inch
walnut, and three willows, eight-inch, ten-inch and a 36-inch DBH willow tree.
The 36-inch willow tree has been evaluated by an arborist who has determined that the tree is in a
hazardous condition and must be removed. The tree is within the possible wetland buffer zone. The
removal of hazardous trees is exempt from the regulated activities within the Water Resource Protection
Zone. The 20-inch deciduous tree near the west property line is proposed for removal due to the
installation of the driveway.
Tree protection fencing in the form of six-foot tall chain link fences, set in accordance with the proposed
protection plan provided with the application will provide adequate protection to the sites remaining
trees.

Open Space Development:
Due to the conditions of the Million Irrigation ditch which passes through the property and continues
downhill to the end users pond on the adjacent property to the east, a possible wetland type of area has
formed. A wetlands biologist has been retained who has done some preliminary fieldwork and indicated
the edge of the dripline of the large willow tree, two smaller willows and a small walnut tree is the
approximate edge of the future 20-foot buffer of any potential wetland. Further studies are being
conducted this winter/spring and a hydrology report and final wetlands delineation will be made. As
noted, the proposed layout provides adequate spacing (wetland buffer area) from the areas of
disturbance for the proposed cottage house, open space and parking area construction.
The cottages are arranged in a horseshoe around the edges of the property. The main common open
space generally centered on the site There are eight units that abut the common open space.
Additionally, along the north and south sides of the parking area a 20-foot landscape area with common
walkway is proposed. Lot #6 abut the community garden open space. Of the 12 units proposed, seven
directly abut large, open spaces and all units abut an at least 20-foot wide common open space.
The proposal accounts for a total of more than the required common open space areas by providing
14,701 square feet of open space. There is a dispersed common area for garden plots north or Lot #6.
All common areas and the units abutting are connected with five-foot wide walkways. The large common
open space area does not have any dimension of less than 20-feet, common open spaces of 20-feet are
present along the north and south side of the carport structures as well.

Received 4.20.2020

The site plan demonstrates that each unit also has 200 square feet of private open space areas, no
dimensions of the useable, private open space are less than eight feet in area.

Parking, Access, Circulation:
The proposed development requires 14 parking spaces. One space for each unit that is 800-square feet
and 3.5 spaces for the units for a total of 14 parking spaces. The parking area is consolidated in the center
of the parcel.
The proposed parking will be covered with carport structures. The structures are proposed to have solar
panels.
The proposal does not involve the creation or improvement to a public street and the Cottage Housing
section of the code allows for four or more units accessed via a shared driveway. The driveway and the
parking area are proposed to be improved to the applicable standards for a parking area as per AMC
18.4.3.

Public right of way improvements:
The proposal to provide the driveway with an asphalt connection to the existing edge of street, a fivefoot wide sidewalk is proposed along the east side of the access driveway is proposed to terminate into
the existing street asphalt. There are not sidewalks, parkrows, curb or gutter proposed in the public rightof-way as the existing streets have no improvements, and the frontage width of the property is 34’-4”
with 30-feet of hardscape proposed.
On the following pages are the written findings addressing the applicable criteria from the Ashland
Municipal Code, the code is in Times New Roman font. The applicant’s findings are in Calibri font.
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Findings of Fact addressing the criteria from the Ashland Land Use Ordinance
18.2.2.030 Allowed Uses
A. Uses Allowed in Base Zones. Allowed uses include those that are permitted, permitted subject to
special use standards, and allowed subject to approval of a conditional use permit.
A Cottage Housing development is a Special Permitted Use in the R-1-5 zone.

18.2.3.090 – Cottage Housing
Finding:
The subject property proposed for development of the twelve-unit, thirteen lot cottage housing
development. The layout is compatible with the adjacent neighborhood development pattern. Large
setbacks that provide more than 15-foot setback along the north property line, there are six foot, or
greater setbacks on the east and west sides and a ten-foot, rear yard setback from the south property
line. The proposed units are aesthetically pleasing, are proposed to exceed building code energy
efficiency standards and to provide age-in-place housing.
The common open spaces exceed the area and dimensions and provide large, common outdoor spaces.
The open spaces, common areas and utilities will have access, maintenance and other necessary
protections through the establishment of the Homeowner’s Associate and the Covenants, Conditions
and Regulations. A local land use attorney has begun drafting the easements and the HOA and CC&R
documents. The proposed cottage housing development adds a necessary housing inventory to the city
of Ashland limited supply of small, single family residential units that provide ownership opportunities.
According to the standards, the development of cottage housing also requires a Site Design Review
under chapter 18.5.2.

B. Exceptions and Variances. Requests to depart from the requirements of this chapter are subject to
the approval criteria under subsection 18.5.2.050.E, Exception to the Site Development and Design
Standards.
Finding:
No exceptions or variances are requested.

C. Development Standards. Cottage housing developments shall meet all of the following requirements:
1. Cottage Housing Density. The permitted number of units and minimum lot areas shall be as follows:
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Zone: R-1-5; 1 cottage dwelling unit per 2,500 square feet of lot area; Minimum number of units: 3;
Maximum number of units: 12; Minimum lot size: 7,500; Maximum FAR: .35
Finding:
The 54,722 square foot property is zoned single family residential. The density of the property cannot
exceed 12 cottage units. The proposal complies with the standards.
Cottage Housing Details:
Lot area:
Density:
Floor Area Ratio (.35 FAR):
Proposed:

54,722 square feet
12: maximum number of units
54722 X .35 = 19,152 square feet
10,197 square feet

Common Area (20%):
Proposed:

10,944.40 square feet
14,701 square feet

Private outdoor area:

200 square feet with no dimension of less than 8’
2,400 square feet total

Lot Coverage (50%):
Proposed:

27,361 square feet
22,905 square feet

2. Building and Site Design.
a. Maximum Floor Area Ratio. The combined gross floor area of all cottages is not to exceed a 0.35 floor
area ratio (FAR).
Finding:
The combined gross floor area of all the cottages does not exceed .35 floor area ratio (FAR). The
maximum floor area ratio (FAR) is 19,152 square feet. The proposed FAR is 10,197 square feet
square feet in area.

b. Maximum Floor Area. The maximum gross habitable floor area for 75 percent or more of the cottages,
within developments of four units or greater, shall be 800 square feet or less per unit. At least two of the
cottages within three-unit cottage housing developments shall have a gross habitable floor area of 800
square feet or less. The gross habitable floor area for any individual cottage unit shall not exceed 1,000
square feet.
Finding:
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Three of the proposed cottages have 999 square feet. Nine cottages are 800 square feet square feet in
area. This is 75 percent of the total number of units. The proposed gross habitable floor area complies
with the standards.

c. Height. Building height of all structures shall not exceed 18 feet. The ridge of a pitched roof may
extend up to 25 feet above grade.
Finding:
The proposed 999 square foot buildings are an average of 14-feet, 7-inches in average height. The ridge
of the roof is 21-feet, 11-inches. The detached, 800 square foot structures are proposed to be an average
height of 12-feet and a peak of less than 18-feet. The proposed structures comply with the solar setback
standards within the development and will not cast a shadow upon the roof of another cottage within
the development. The proposed structures on the north property line also are proposed to comply with
the solar setback standard A along the north property line in accordance with AMC 18.4.8.

d. Lot Coverage. Lot coverage shall meet the requirements of the underlying zone outlined in Table
18.2.5.030.A.
Finding:
The proposed lot coverage following the site development is 22,905 square feet in area. This complies
with the maximum lot coverage allowed in the zone of 27,361 square feet.

e. Building Separation.
Finding:
The proposed separation between the buildings exceeds the minimum separation of six feet. Excepting
the four attached units, the other cottages are more than nine feet separated.

f. Fences.
Finding:
The fences that will separate the private yard areas from the open spaces and common areas will not
exceed the four feet on interior areas adjacent to open space except as allowed for deer fencing.
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3. Access, Circulation, and Off-Street Parking Requirements. Notwithstanding the provisions of chapter
18.3.9, Performance Standards Option and PSO Overlay, and part 18.4, Site Development and Design
Standards, cottage housing developments are subject to the following requirements:
a. Public Street Dedications. Except for those street connections identified on the Street
Dedication Map, the Commission may reduce or waive the requirement to dedicate and construct
a public street as required in section 18.4.6.040 upon finding that the cottage housing development
meets connectivity and block length standards by providing public access for pedestrians and
bicyclists with an alley, shared street, or multi-use path connecting the public street to adjoining
properties.
Finding:
The property has frontage along Alicia Street. There is not an east / west street connection
proposed on the city of Ashland Street Dedication Maps on or adjacent to the subject property
due to the presence of adjacent development and topographical and natural feature constraints
that would prevent cross connections via public streets. A sidewalk along the east side of the
driveway extends from the public street, to and around and development is proposed. The
pathway does not provide a connection to the adjacent properties of the subject property
because the adjacent properties are privately owned and developed in a manner that prevent
connectivity. The pathway is not proposed as a public walkway system but is available for the use
of the residents and guests of the proposed cottage housing development.

b. Driveways and Parking Areas. Driveway and parking areas shall meet the vehicle area design
standards of chapter 18.4.3.
Finding:
The existing driveways are existing, non-conforming setback from the property to the northeast.
The non-conforming driveway will not be made more non-conforming through the proposed
development. The driveway is proposed to be improved to 20-feet in width. This width complies
with the minimum driveway width for access to a parking area for 14-parking spaces. The
driveway is proposed to accommodate a fire truck turn around. The turnaround area will be
signed or marked pavement as required by the Ashland Fire Department.
i. Parking shall meet the minimum parking ratios per section 18.4.3.040.
Finding:
There are nine cottages that are 800 square feet in area, each requires one parking space.
There are three cottages that are 999 square feet in area. These units require 1.5 parking
spaces each. There is 13.5 parking spaces required, 14 are provided. This complies with
the standards.
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ii. Parking shall be consolidated to minimize the number of parking areas, and shall be
located on the cottage housing development property.
Finding:
The parking area required for the cottage housing development is consolidated into one,
parking area. The parking area is proposed to be located in the center of the property and
be covered.

iii. Off-street parking can be located within an accessory structure such as a multi-auto
carport or garage, but such multi-auto structures shall not be attached to individual cottages.
Single-car garages and carports may be attached to individual cottages. Uncovered parking
is also permitted provided that off-street parking is screened in accordance with the
applicable landscape and screening standards of chapter 18.4.4.
Finding:
A multi-vehicle carport structure is proposed for the 14-parking spaces. The carports are
not attached to the cottages.

4. Open Space. Open space shall meet all of the following standards:
a. A minimum of 20 percent of the total lot area is required as open space.
Finding:
The proposed common open spaces areas provided exceed the required 10,944 square feet in
area. The common area open spaces consist of turf areas with pathways for easy access to and
from the covered parking spaces to the cottage units. This turf area and the walkways for ease
provides ample area for residents to interact on a daily basis. The trash enclosure and the bicycle
parking structure are accessed from the open space area and the parking area.
To the west of the parking area, a large landscape common area with decomposed granite
paths at the edges of the estimated wetland buffer zone is proposed. This common area is
connected to the formal walkways and the 20-foot turf strip to the community garden area that
is along the east property line. There is a total area of 14,701 square feet of the lot area
preserved as open spaces. The common open space area is 12,028 square feet and the
estimated wetland and wetland buffer is 2,673 square feet in area.
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b. Open space(s) shall have no dimension that is less than 20 feet unless otherwise granted an
exception by the hearing authority. Connections between separated open spaces, not meeting this
dimensional requirement, shall not contribute toward meeting the minimum open space area.
Finding:
The open spaces have no dimensions of less than 20-feet. They are connected via five-foot
walkways. The common area open spaces consist of turf areas with pathways for easy access to
and from the covered parking spaces to the cottage units. This turf area and the walkways for
ease provides ample area for residents to interact on a daily basis. The trash enclosure and the
bicycle parking structure are accessed from the open space area and the parking area.
To the west of the parking area, a large landscape common area with decomposed granite
paths at the edges of the estimated wetland buffer zone is proposed. This common area is
connected to the formal walkways and the 20-foot turf strip to the community garden area that
is along the east property line. There is a total area of 14,701 square feet of the lot area
preserved as open spaces. The common open space area is 12,028 square feet. The common
open space protects the estimated wetland and wetland buffer which is approximatly 2,673
square feet in area.

c. Shall consist of a central space, or series of interconnected spaces.
Finding:
The open space location is centrally located. All units abut common open spaces that are 20-feet
in width or greater.

d. Physically constrained areas such as wetlands or steep slopes cannot be counted towards the
open space requirement.
Finding:
The open space area required is 10,292 square feet. There is a total area of 14,701 square feet
of the lot area preserved as open spaces. The common open space area that is not physically
constrained, is 12,028 square feet. The common open space protects the estimated wetland
area, and the 20-foot wetland buffer, which is approximatly 2,673 square feet in area.

e. At least 50 percent of the cottage units shall abut an open space.
Finding:
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The cottages are arranged in a horseshoe around the edges of the property. The main common
open space generally centered on the site There are eight units that abut the common open
space. Additionally, along the north and south sides of the parking area a 20-foot landscape area
with common walkway is proposed. Lot #6 abut the community garden open space. Of the 12
units proposed, seven directly abut large, open spaces and all units abut an at least 20-foot wide
common open space.

f. The open space shall be distinguished from the private outdoor areas with a walkway, fencing,
landscaping, berm, or similar method to provide a visual boundary around the perimeter of the
common area.
Finding:
The open space is separate from the private outdoor areas. Private outdoor areas are proposed
adjacent to the units with pathways that connect the entrances of the units to and through the
open space with a walkway leading to the parking areas and public street beyond. Low fencing
and landscaping will provide visual boundaries around the perimeter of the common areas and
between the private yards.

g. Parking areas and driveways do not qualify as open space.
Finding:
The parking areas and driveway are not included in the open space area calculations.

5. Private Outdoor Area. Each residential unit in a cottage housing development shall have a private
outdoor area. Private outdoor areas shall be separate from the open space to create a sense of separate
ownership.
a. Each cottage unit shall be provided with a minimum of 200 square feet of usable private
outdoor area. Private outdoor areas may include gardening areas, patios, or porches.
Finding:
Each cottage unit has a 200-square foot (or more) area of useable private outdoor area. These
areas will include garden areas, and porches or patios.

b. No dimension of the private outdoor area shall be less than eight feet.
Finding:
All 200-square foot private outdoor areas do not have any dimension of less than eight feet.
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6. Common Buildings, Existing Nonconforming Structures and Accessory Residential Units.
a. Common Buildings. Up to 25 percent of the required common open space, but no greater than
1,500 square feet, may be utilized as a community building for the sole use of the cottage housing
residents. Common buildings shall not be attached to cottages.
Finding:
Not applicable.

b. Carports and Garage Structures. Consolidated carports or garage structures, provided per
subsection 18.2.3.090.C.3.b, are not subject to the area limitations for common buildings.
Finding:
Two carports that will have solar panels that allow this project to provide a consolidated solar
generating station to achieve zero net energy and according to the solar installer, this will be one
of the most efficient, residential solar generating facilities in the Rogue Valley.

7. Storm Water and Low-Impact Development.
a. Developments shall include open space and landscaped features as a component of the project’s
storm water low-impact development techniques including natural filtration and on-site infiltration
of storm water.
Finding:
On-site infiltration has been proposed through an on-site catchment system that is a part of the
projects storm water, low-impact development techniques that will be provided for thorough the
Civil Engineering and Landscape design. Landscape planters and rain barrels where allowed will
be provided to allow for natural filtration and on-site filtration. As designed by the Civil Engineer,
the drainage is proposed to be filtered per the RVSS standards through a storm tech system and
percolation rate of the soils and the storm water event studies, it has been designed that all storm
water be retained and regenerated on-site.
b. Low-impact development techniques for storm water management shall be used wherever
possible. Such techniques may include the use of porous solid surfaces in parking areas and
walkways, directing roof drains and parking lot runoff to landscape beds, green or living roofs,
and rain barrels.
Finding:
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Landscape garden bed filtration systems, rain barrels and permeable surfaces for the walkways
will be developed for the units where possible for low impact development compliance. As
designed by the Civil Engineer, the drainage is proposed to be filtered per the RVSS standards
and be captured, treated, detained and regenerated the property. This is the preferred method
of storm water development and low tech technique to allow for infiltration.

c. Cottages shall be located to maximize the infiltration of storm water runoff. In this zone,
cottages shall be grouped and parking areas shall be located to preserve as much contiguous,
permanently undeveloped open space and native vegetation as reasonably possible when
considering all standards in this chapter.
Finding:
The cottages are grouped in a manner that preserves a substantial amount of connected open
space. There are four connected units, the remaining units are spaced a larger distance that
required, but the parking is consolidated thus demonstrating compliance with the standards.
More than 2,600 square feet in area is preserved under the guidance of the wetlands professional
as potential wetland and wetland buffer preserving a larger area of undeveloped open space and
native vegetation.

18.3.9.030 Performance Standards Overlay:
The subject property is within of the PSO Overlay.
The character of the proposed development preserves a large hillside that overlooks the Bear Creek
Valley with the development of small cottage units preserving a large area of potential wetland and
buffer area within a large, common open space. The new units are energy efficient, architecturally
creative, and use low impact development innovations in their design and construction. The layout takes
advantage of the natural features of the landscape to their greatest advantage by providing a large area
of multi-functional open space. As allowed by the code, the project has been designed to take advantage
of the Performance Standards concept.
The property owner, David Scott Construction will be financing the project using private lending. The
property is in David Scott Construction LLC ownership. A Homeowner’s Association will be created to
maintain the common areas. The HOA and CC & R’s will have necessary access easement, utility
easements, and maintenance agreements provided prior to recording of the plat. The development is
proposed as a tax lot layout. Blanket easement for utilities, access, maintenance, utilities, etc. is
proposed instead of individual easements. Following the approval of this application, the property owner
will begin working with the project designer, engineer and contractors to create final utility installation
engineered plans (4 – 6 months). Following utility installation, building permits for construction of the
residence will be obtained (within one year). The surveyor will provide the post monument surveys
(within 1 ½ - 2 years).
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18.3.9.040. A.3. Outline Plan Approval Criteria
The Planning Commission shall approve the outline plan when it finds all of the following criteria have
been met.
a. The development meets all applicable ordinance requirements of the City.
Finding:
The applicant finds that all applicable ordinance requirements of the City have been met. As detailed in
the written summary above, the findings on the subsequent pages and the attached site plans, exhibits
and attached documents, full compliance with city standards for a cottage house development is met.

b. Adequate key City facilities can be provided including water, sewer, paved access to and through the
development, electricity, urban storm drainage, police and fire protection, and adequate transportation;
and that the development will not cause a City facility to operate beyond capacity.
Finding:
Adequate key City facilities can be provided to serve the development. In consultation with
representatives of the various City of Ashland Departments (i.e. Water, Sewer, Streets and Electric
Division) the proposed small cottage housing units will not cause a City facility to operate beyond
capacity.
The six-inch sewer line within Alicia Street and Sylvia Street right-of-way. In discussions with the sanitary
sewer department, there are no reported capascity issues in the immediate vicinities. Based on the
Wastewater Master Plan, eight-inch sewer lines in public rights-of-way are required in the future of new
facilities. The majority of Ashland does not have eight-inch lines. The sewer lines in Oak Street are
identified in the system as having present flows that are in excess of the capascity. At the wastewater
treatment plant there are choke points and potential overflow points. Regardless, the proposed twelve,
water efficient, small units should not cause the system in the vicinity to operate beyond its current
capacities.
There is a six-inch water main within Sylvia Street and a four-inch main in Alicia Street. A hydrant is
present across Alicia Street from the driveway. There is adequate water pressure to provide water
service to new units.
There is a 10-inch storm drainage line within Sylvia Street. The project is required to employ both low
impact development standards from the Cottage Housing Standards as well as the RVSS Standards for
Storm Water Managements. The low impact development measures proposed such as the use of
pervious walkways, rain-barrel catchment of roof drainage, the amount of storm water generated from
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the property is reduced. The proposal is to capture, detain, treat and regenerate all storm drainage on
the property through the use of storm tech systems. This will allow for no impacts to the Sylvia Street
storm drain facilities.
Electric infrastructure is available in the vicinity. At this time, discussions regarding the capacity concerns
of the property owner and the city’s system are being undertaken. With the solar panel installation,
reverse metering and 1960/1970s electrical infrastructure, considerations need to be made. The
property owner is the project contractor and has been in discussions with the Ashland Electric
Department. An electric distribution plan has been provided.
The driveway leading to the parking area is proposed to be 20-feet in width with a five-foot-wide
sidewalk along the east side of the driveway. This is adequate area including back up and turn around
for 14-parking spaces. The sidewalk adjacent the driveway is connected to the internal pedestrian
pathway which accesses each unit and continues through the open space.

c. The existing and natural features of the land; such as wetlands, floodplain corridors, ponds, large trees,
rock outcroppings, etc., have been identified in the plan of the development and significant features have
been included in the open space, common areas, and unbuildable areas.
Finding:
The proposal the preserves the natural features of the site. Large trees, potential wetlands are open
spaces are proposed for preservation in the common open spaces.

d. The development of the land will not prevent adjacent land from being developed for the uses shown
in the Comprehensive Plan.
Finding:
The properties to the north, south and west are developed with single family residences as envisioned
in the Comprehensive Plan. The property due east is privately owned and physically constrained. The
next adjacent property is city of Ashland park land. The development of the subject property will not
prevent the adjacent properties from being developed as envisioned in the Comprehensive Plan.

e. There are adequate provisions for the maintenance of open space and common areas, if required or
provided, and that if developments are done in phases that the early phases have the same or higher ratio
of amenities as proposed in the entire project.
Finding:
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The proposal is for the development of tax lots with the common areas dedicated as common area. The
common areas will have access easement, utility and maintenance agreements and easements. The
common area landscaping and driveway maintenance will be provided for in the Homeowners
Association and CC & R’s of the subdivision. These documents will be prepared by a land development
attorney and Oregon Licensed Surveyor familiar with small lot subdivision development. The CC & R’s
will be provided for review by the City of Ashland in conjunction with the preliminary survey plat.

f. The proposed density meets the base and bonus density standards established under this chapter.
Finding:
The proposed density of the property is the maximum number of cottages house units allowed in the
zone per the Cottage Housing Standards of the Ashland Municipal Code AMC 18.2.3.090.

g. The development complies with the Street Standards.
Finding:
The proposed development is accessed via a private driveway that extends from the south corner of
Sylvia Street and Alicia Street. These streets are not improved to city standards will only an asphalt travel
lane and no curb, gutter, sidewalk or parkrow. Though the driveway separation is not met with the
existing driveway curb cuts, the proposal does not alter the driveway nor place them closer together
than allowed by code.
Cottage housing developments are not required to provide a public street dedication when pedestrian
connectivity through the site to adjacent properties is provided and adequate vehicular access is
provided. The street standards also do not require interconnected streets when physical features such
as topographical constraints or other natural features such as mature trees, drainage swales, wetlands,
and floodplains can alter the required connection to adjacent properties (18.4.6.E.1). It can be found
that the that the site’s constraints, (wetlands, and the adjacent properties wetlands and steep slopes,
the city’s access management standards, and the performance standards criteria encourage using the
natural features of the landscape to their greatest advantage and protects the environment from
degradation. The private drive will be aesthetically pleasing and provides for more efficient land use,
retaining the neighborhood character.

18.5.2.080 - Site Design Review Criteria:
A. Underlying Zone. The proposal complies with all of the applicable provisions of the underlying zone
(part 18.2), including but not limited to: building and yard setbacks, lot area and dimensions, density and
floor area, lot coverage, building height, building orientation, architecture, and other applicable standards.
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Finding:
The subject property proposed for development of the twelve-unit, thirteen lot cottage housing
development. The layout, is compatible with the adjacent neighborhood development pattern, provides
more open space than typical single family lots would provide. The open space is protected with HOA
and CC & R regulations. The proposed cottage housing development adds a necessary housing inventory
to the city of Ashland limited supply of small, single family residential units that provide ownership
opportunities. The proposed development complies with the cottage housing standards and standards
for the underlying zones lot coverage, setback, and density as provided in the cottage housing standards.

B. Overlay Zones. The proposal complies with applicable overlay zone requirements (part 18.3).
Finding:
The proposal demonstrates compliance with the Performance standards overlay.
The property has an area of potential wetland on-site. It is not on the State or Local Wetlands Inventory.
A wetlands biologist has been retained (see attached letter), the area of potential wetland and the
potential 20-foot buffer area has been provided on the site plan with large circles around the trees near
the east property line. The proposed development and all site improvements are outside of any future
protected wetland and/or wetland buffer zone.
The Water Resource Protection Zone chapter seeks for an on-site assessment, the assessment was
completed, and the identified “resource” is below the thresholds for state jurisdiction (less than one half
acre and not part of a system). We believe it can be found that the standards of 18.3.11 have been met
through the protection of the potential wetland area with buffer of substantial area of open space and
not providing any development within the wetland or the buffer zone. A Conservation Area will be
provided with a development restriction, which stipulates that the use or activity within the Water
Resource Protection Zone shall be consistent with the provisions of this chapter.
The proposed landscape and irrigation planting plan demonstrate compliance with the Wildfire Overlay
zone standards.
C. Site Development and Design Standards. The proposal complies with the applicable Site Development
and Design Standards of part 18.4, except as provided by subsection E, below.
Finding:
The proposal demonstrates compliance with the applicable Site Development Standards from 18.4 that
are required with cottage housing development.
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D. City Facilities. The proposal complies with the applicable standards in section 18.4.6 Public Facilities,
and that adequate capacity of City facilities for water, sewer, electricity, urban storm drainage, paved
access to and throughout the property, and adequate transportation can and will be provided to the subject
property.
Finding:
See findings on preceding pages addressing adequate public facilities. As for transportation, there is a
paved street, sidewalk from street along driveway onto the site, and connected walkways through the
property. The proposed development does not require a Traffic Impact Analysis or other Transportation
assessment.

E. Exception to the Site Development and Design Standards. The approval authority may approve
exceptions to the Site Development and Design Standards of part 18.4 if the circumstances in either
subsection 1, 2, or 3, below, are found to exist.
Finding:
None requested.

18.5.3.020 Land Divisions:
A. Applicability. The requirements for partitions and subdivisions apply, as follows.
1. Subdivisions are the creation of four or more lots from one parent lot, parcel, or tract, within one
calendar year.
The request is for a twelve unit, thirteen lot, Performance Standards Option, Cottage Housing
Development with access via a private drive as permitted in AMC 18.2.3.090, 18.3.9 and 18.5.3.020.A.2.

2. Partitions are the creation of three or fewer lots from one parent lot, parcel, or tract, each having
frontage on a public street, within one calendar year. (Note: Partitions of three lots with access
via a private drive are allowed under chapter 18.3.9 Performance Standards Option.)
The request is for a Performance Standards Option subdivision with access via a private drive.

18.5.3.E. Future Re-Division Plan. When subdividing or partitioning tracts into large lots (i.e., greater
than two times or 200 percent the minimum lot size allowed by the underlying land use district), the lots
shall be of such size, shape, and orientation as to facilitate future re-division and extension of
streets and utilities. The approval authority may require a development plan indicating how further
division of oversized lots and extension of planned public facilities to adjacent parcels can occur in
the future. If the Planning Commission determines that an area or tract of land has been or is in the
process of being divided into four or more lots, the Commission can require full compliance with all
subdivision regulations.
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Not applicable.

18.5.3.050 Preliminary Partition Plat Criteria
A. The future use for urban purposes of the remainder of the tract will not be impeded.
Finding:
The proposal utilizes the entire property and there are no ‘remnant’ portions of the tract.

B. The development of the remainder of any adjoining land or access thereto will not be impeded.
Finding:
The properties to the south and west are developed with single family residences as envisioned in the
Comprehensive Plan. The proposal does not impact the development of the adjacent properties.

C. The partition plan conforms to applicable City-adopted neighborhood or district plans, if any, and
any previous land use approvals for the subject area.
Finding:
To the applicant’s knowledge there are no neighborhood or district plans. There are no previous land
use approvals that imposed stipulations on the subject property.

D. The tract of land has not been partitioned for 12 months.
Finding:
The property has not been partitioned for 12 months.

E. Proposed lots conform to the requirements of the underlying zone, per part 18.2, any applicable overlay
zone requirements, per part 18.3, and any applicable development standards, per part 18.4 (e.g., parking
and access, tree preservation, solar access and orientation).
Finding:
The proposal complies with the standards of the underlying zone, the development standards for
Cottage Housing Development from 18.2.3.090, and the development standards from 18.3. The proposal
complies with all applicable development standards found in 18.4.
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F. Accesses to individual lots conform to the standards in section 18.4.3.080 Vehicle Area Design. See
also, 18.5.3.060 Additional Preliminary Flag Lot Partition Plat Criteria.
Finding:
The private access driveway is proposed to be 20-feet wide with a five-foot wide sidewalk along the east
side and a seven foot landscape buffer along the west side, and a fire truck turn around area. The
driveway accesses the 14-vehicle parking area. The layout complies with the vehicle area design. The
driveway will have a 13.5-foot vertical clearance and the driveway grade is less than 15 percent.
No parking is proposed in the front yard or between the building and the street.
The existing driveway does not comply with driveway separation standards. This is an existing condition
that will not be made more non-conforming through the proposal. The traffic generated from the
proposed development will exit in a forward manner which will improve the visibility when existing the
site.
The site is not accessed by an alley or other shared access.

G. The proposed streets, utilities, and surface water drainage facilities conform to the street design
standards and other requirements in part 18.4, and allow for transitions to existing and potential future
development on adjacent lands. The preliminary plat shall identify all proposed public improvements and
dedications.
Finding:
No transitions for future development on adjacent lands is proposed. The cottage housing ordinance
does not require compliance with the street design standards.

H. Unpaved Streets.
Finding:
Both Alicia and Sylvia Street are paved.

I. Where an alley exists adjacent to the partition, access may be required to be provided from the alley and
prohibited from the street.
Finding:
There is not an alley adjacent to the property.
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J. Required State and Federal permits, as applicable, have been obtained or can reasonably be obtained
prior to development.
Finding:
There are no State or Federal permits necessary for the development of the property. The State of
Oregon will be consulted through the wetland delineation on the site as directed by the project wetlands
biologist.

K. A partition plat containing one or more flag lots shall additionally meet the criteria in section
18.5.3.060.
Driveways greater than 50-feet in length are required to demonstrate compliance with the width and
design requirements of section 18.5.3.060 (AMC 18.4.3.080.D.1). A “flag lot” is not proposed, but
development is proposed as part of a performance standards option development, therefore not all of
the criteria for flag lot partitions is addressed.

TREE REMOVAL
18.5.7.030. B. Tree Removal Permit.
There are six-trees that are more than six-inches DBH on the subject property. There is one larger stature
Pine tree on the adjacent property to the west. There is a 20-inch deciduous near the west property
line. Another 14-inch deciduous tree is present further west. A 14-inch pine tree is near the west
property line on the adjacent property to the west. On the west side of the property there is a 10-inch
walnut, and three willows, eight-inch, ten-inch and a 36-inch DBH willow tree.
The 36-inch willow tree has been evaluated by an arborist who has determined that the tree is in a
hazardous condition and must be removed. The tree is within the possible wetland buffer zone. The
removal of hazardous trees is exempt from the regulated activities within the Water Resource Protection
Zone. The 20-inch deciduous tree near the west property line is proposed for removal due to the
installation of the driveway.
Tree protection fencing in the form of six-foot tall chain link fences, set in accordance with the proposed
protection plan provided with the application will provide adequate protection to the sites remaining
trees.
Tree protection fencing in the form of six-foot tall chain link fences, set in accordance with the proposed
protection plan provided with the application will provide adequate protection to the sites remaining
trees. The project arborist will provide guidance.
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1. Hazard Tree. A Hazard Tree Removal Permit shall be granted if the approval authority finds that the
application meets all of the following criteria, or can be made to conform through the imposition of
conditions.
a. The applicant must demonstrate that the condition or location of the tree presents a clear public
safety hazard (i.e., likely to fall and injure persons or property) or a foreseeable danger of property
damage to an existing structure or facility, and such hazard or danger cannot reasonably be
alleviated by treatment, relocation, or pruning. See definition of hazard tree in part 18.6.
Finding:
The project arborist has determined the 30inch will tree to be a hazard. See attached report.
b. The City may require the applicant to mitigate for the removal of each hazard tree pursuant to
section 18.5.7.050. Such mitigation requirements shall be a condition of approval of the permit.
Finding:
Mitigation trees will be planted with the landscape plan installation and open space
development.

2. Tree that is Not a Hazard.
a. The tree is proposed for removal in order to permit the application to be consistent with other
applicable Land Use Ordinance requirements and standards, including but not limited to applicable
Site Development and Design Standards in part 18.4 and Physical and Environmental Constraints
in part 18.3.10.
Finding:
Tree #1 is a deciduous tree along the west property line. It is located in the path of the driveway
access to the parking area for the cottage house development. The removal of the tree allow for
the site to development consistent with the standards for Site Design Review and provisions of
parking areas.
b. Removal of the tree will not have a significant negative impact on erosion, soil stability, flow
of surface waters, protection of adjacent trees, or existing windbreaks.
Finding:
The removal of the tree will not have any impact on erosion, soil stability, flow of surface waters
or protection of adjacent trees. This tree is not part of a windbreak.
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c. Removal of the tree will not have a significant negative impact on the tree densities, sizes, canopies,
and species diversity within 200 feet of the subject property. The City shall grant an exception to this
criterion when alternatives to the tree removal have been considered and no reasonable alternative exists
to allow the property to be used as permitted in the zone.
Finding:
The removal of a single deciduous tree, none of which are rare or specimen / heritage trees, will not
have any impacts on the tree densities. The adjacent neighborhood has a significant number, density,
tree canopy and species diversity.

d. Nothing in this section shall require that the residential density to be reduced below the permitted
density allowed by the zone. In making this determination, the City may consider alternative site plans or
placement of structures of alternate landscaping designs that would lessen the impact on trees, so long as
the alternatives continue to comply with the other provisions of this ordinance.
Finding:
The residential density is not impacted by the removal of the tree.

e. The City shall require the applicant to mitigate for the removal of each tree granted approval pursuant
to section 18.5.7.050. Such mitigation requirements shall be a condition of approval of the permit.
See below.
18.5.7.050 Mitigation Required
One or more of the following shall satisfy the mitigation requirement.
A. Replanting On-Site. The applicant shall plant either a minimum 1 ½-inch caliper healthy and wellbranched deciduous tree or a five to six-foot tall evergreen tree for each tree removed.
Finding:
Many, healthy deciduous trees will be planted on site following the construction of the twelve,
single family cottages. The trees are placed throughout the property. The landscape plan includes
conifer trees as well.

Attachments:
NORTHWEST BIOLOGICAL SURVEY LETTER
CANOPY TREE CARE REPORT
TITLE REPORT
TOPOGRAPHICAL SURVEY
PROJECT SITE PLAN
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SMALL COTTAGE ELEVATIONS AND FLOOR PLAN
LARGE COTTAGE ELEVATIONS AND FLOOR PLAN
DUPLEX COTTAGE ELEVATION AND FLOOR PLANS
CARPORT ELEVATIONS
SOLAR SETBACK EVAULATIONS
GRADING & DRAINAGE PLAN
UTILITY PLAN
EROSION CONTROL PLAN
LANDSCAPE PLANS
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1. The Whole Parcel noted on this sheet is considered covered as General Fuel
Modification Area and is intended to follow Ashland LDC Subsection 18.3.10.100.B
2. All standing dead and dying vegetation shall be removed from the property and
disposed of appropriately at the time of initial site development. Once done there
will be no native existing materials remaining.
3. All new plantings, including trees, shrubs and ground cover throughout the site
are devoid of any plant materials listed on the Prohibited Flammable Plant List.
4. There are no planned structures, including fencing, that are considered to be of
flammable material within 5' of any planned building. Any site fencing will be of vinyl
or metal construction.
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PLANT LIST
Quantity

Common Name

Botanical Name

CMD
JGr

MV

OFG
OCS
BG

2
4
2
4
2
1
4
2
2

Prunus serrulata 'Royal Burgundy'
Cherry, Royal Burgundy
Pistacia chinensis
Chinese Pistache
Crape Myrtle, Dynamite (Tree Form) Lagerstroemia indica 'Whit II'
Acer palmatum
Maple, Japanese Green
Acer circinatum
Maple, Vine
Quercus frainetto 'Schmidt'
Oak, Forest Green
Quercus 'Crimson Spire'
Oak, Crimson Spire
Cercis occidentalis
Redbud, Western
Albizia julibrissin
Silk-Tree, Mimosa

2"
2"
15g
15g
4-5'
2"
2"
15g
15g

Shrubs
AbK

H
HDD
PLH

PGS

RC

SR

75
21
22
34
28
24
9
12
79
34

Abelia, Kaleidoscope
Heather, Darley Dale
Holly, Japanese Helleri
Laurel, Otto Luyken
Pieris, Little Heath
Potentilla, Gold Star
Rhododendron, Chionoides
Rhododendron, PJM
Sage, Russian
Spirea, Anthony Waterer

Abelia 'Kaleicoscope
Erica purpurascens 'Darleyensis' White
Ilex crenata 'Helleri'
Prunus laurocerasus 'Otto Luyken'
Pieris japonica 'Little Heath'
Poetntilla fruticosa 'Gold Star'
Rhododendron 'Chionoides'
Rhododendron 'PJM'
Perovskia atriplicifolia
Spiraea x 'Anthony Waterer'

2g
1g
1g
2g
2g
2g
5g
5g
2g
2g

Isotoma fluviatillis
Cotoneaster dammeri 'Streibs Findling"
Miscanthus sinensis 'Little Kitten'
Pennisetum alopecuroides 'Hameln'
Deschampsia caespitosa
Juncus effusus

4" pot
1g
1g
1g
plug
plug

GLK
GHD

Ru

71
11
47
62
104
105

Blue Star Creeper
Cotoneaster, Streibs Findling
Grass, Little Kitten
Grass, Hameln Dwarf
Grass, Tufted Hair
Rush, Soft

SCALE IS 1" = 20' WHEN PRINTED AT 24" X 36" SIZE
SCALE IS INACCURATE WHEN PRINTED AT ANY OTHER SIZE

Rootball to be equal to
1/2" above grade
Backfill per specificatons
Dig hole 2 times the size of root ball

SHRUB PLANTING DETAIL

Tree ties 3 1/2'
from ground

2x2 -8'l. stakes
2 per tree
Chain Lok or equal
staple to stake
Central Landscape Supply
36" tree gaurd
Backfill per specificatons
Dig hole 2 times the
size of root ball

DECIDUOUS TREE PLANTING DETAIL

Ground Cover / Grasses
BSC

PLANTING

Size

Trees
CRB

6JQOCU#/CFCTC
14')10
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1. Plant material to be provided in accordance with species, sizes and quantities indicated.
Substitutions to be made with the approval of landscape architect.
2. No planting to proceed until irrigation system is fully functioning in the area to be planted.
3. All plant holes to be dug 2 times the volume of their root ball size. Backfill shall consist of
1/3 certified organic mulch, 2/3 top soil, micorrhizae supplement and 16-16-16 certified
organic fertilizer as follows.
1gal
1oz
3-5gal 2oz
larger 4oz
4. Plant upright and face to give best appearance or relationship to plants, structures and
predominant viewing angle. Trees are to be planted so as to be straight up and down
without the assistance of staking. Staking is solely for support against outside forces.
5. Loosen and remove twine binding and burlap from around top of each root ball.
Scarify root balls of plants exhibiting a root bound condition, being careful not to damage
the root balls integrity. Stake and guy trees immediately after this work.
6. Place and compact backfill soil mixture carefully to avoid injury to roots, and fill all voids.
7. When hole is 2/3 filled with soil, completely fill and allow water to soak away at least two
times or more, as necessary to completely water individual plants.
8. Guarantee plant materials and related workmanship of installation, beginning after written
acceptance of work, for one year.
A. Replace plant material not surviving or in poor condition during guarantee period.
B. Perform all replacement work in accordance with original specifications at no
additional cost to Owner.
C. Damage or loss of plant materials due to vandalism, freezing or acts of neglect by
others, is exempt from Contractor's replacement responsibility.
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Central Point, Or 97502
541-664-7055
madaradesign@yahoo.com
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1. General preparation of site to include:
A. Removal of top layer of native vegetative materials until contacting soil and dispose
of off site.
B. Removal, from site, of all existing surface rock in planting beds.
2. All shrub beds to be finish raked to a smooth condition prior to mulching.
3. All planting beds within 5' of any structure to have a 3" layer of 1/2 to 1/4 crushed clean
gravel place as a mulch cover. The remaining planting beds are to have certified organic
compost mulch to be placed to a depth of 3"
4. Plan is diagrammatic and measurements should be confirmed on-site. Any changes are
the responsibility of the contractor to co-ordinate with the owners representative.
5. Turf Grass to be hydro-seeded 3way rye grass blend. Hydro-seed as recommended by
manufacture avoiding any non-organic agents of additives.
6. All interior fencing to follow prescribed conditions as noted in Fire Prevention and to be a
maximum of 3.5' tall. All fencing along perimeter of parcel to follow heights as prescribed
by City of Ashland Land Use codes.
7. INCLUDE 365 DAYS OF MAINTENANCE from the day of acceptance. Including but not
limited to:
A. Maintain turf and planting area in a healthy, weed free condition through a minimum of
weekly visits.
B. Replace any material showing signs of stress.
C. Mow turf as seasonally needed to recommended height.
D. Monitor irrigation for correct timing.
E. Provide owner with complete list of instructions for continued care at the end of the
maintenance period.

1. Before final bidding Excavate 4 test holes on site to determine quality of native top soil for
possible use in planting beds throughout the site. Remove top 4" layer of native vegetation and
dispose of offsite. Excavate to a depth required by site work as specified in Civil Drawings.
Test soil by certified methods to determine qualities. Consult with Landscape Architect after
testing as to results and determination of viability of use on site. If soil is acceptable harvest
required amount, as determined from drawings provided and as described in #2 below, and
store covered on-site for use in planting and turf areas. If unacceptable plan to remove and
use imported approved top soil.
2. All planting areas to be excavated to a depth of 18" as determined by surrounding concrete
and hardscapes.
3. Fill planters with either reserved soil or approved top soil from imported source. Loose top
soil will compact at a rate of 25%. That is 18" of settled fill will require 24" of loose placed
top soil. Fill with sufficient material to achieve final grade as appropriate to the space being
addressed. Place 12" of fill and mechanically compact with available equipment before
placing final 12".
4. Planting spaces to begin with final grade 3" below surrounding hardscape and mound up
to 3" above in the middle of planting beds.
5. Placement of any soil to be done in coordination with suitable weather condition so as to
prevent damage to soil structure.
6. Once subgrade is established the Landscape Contractor is to add mature certified organic
compost at a rate of 3 cu yds per 1,000 sq ft. and then rip to blend with top soil to a depth
of 8".
7. SEE CIVIL ENGINEERS DRAWINGS FOR ADDITIONAL GRADES
8. Final grade to consist of a smooth even grade, no undulation greater than
plus or minus 1" within any 10 lineal feet of distance.
9. All finish grading to promote positive drainage away from structures and to be done in such
a way as to eliminate puddling or collection of water.
10.Landscape contractor responsible for addressing any drainage problems encountered
during the course of construction, with Owners Representative.

Landscape Architecture,
Design & Consultation

ALICIA
STREET

COORDINATION WITH THE EXCAVATING CONTRACTOR,
GENERAL CONTRACTOR AND CIVIL PLANS IS IMPERATIVE.

Madara Design Inc

Back and Side Yard Landscaping
to be under the direction of the
individual lot owner following
appropriate codes and restrictions.
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IRRIGATION DETAILS
1. An automatic irrigation system to be provided for all plant materials areas
following the specifications outlined on these plans and in accordance with
industry standards. System is intended to perform at 15 gpm and 50 psi.
Confirm on-site before proceeding.
2. All materials are to be new and in original condition.
3. Place manual drain valves as needed at low points in mainline to insure
complete drainage during winter shut down.
4. Mainline should be located in area with least conflict with surrounding
utilities. Mainline location on plan for ease of interpretation
5. Control wires, 14ga minimum, to be located below all piping in any ditch
Any wire splices are to be located in a minimum of a 10" round valve box
Power control wires to be red, common to be white
Tape bundled wire together every 5' before placing in ditch.
6. All drip zones to use PVC laterals to locate a point of connection in each
individual planting bed.
7. Shrub areas to be irrigated by drip irrigation
A. All surface drip tubing to be Rain Bird XFD Inline Drip Tubing to buried a
range of 3-5" and held down every 5' with J-stakes. Use the pattern
described in the Typical Drip Tubing Layout. See Typical
B. All Drip zones to include a 150 mesh filter and 30psi pressure regulator
C. Street trees and raised planters each on individual zones. Irrigate with
Rain Bird XFD Inline Drip tubing with .6GPH and 12" spacing. Loop in tree
wells and lay the length in raised planters.
8. Lawn areas to be irrigated by popup sprinklers. Hunter Pro-Spray series heads
Use nozzles as noted.
9. All sprinkler heads to be placed 4" from adjacent hardscape and 12" from
structures. Adjust radius and arc to prevent overspray on adjoining walks and
paving.
10. Layout of pipe on plan is diagrammatic and for purposes of clarity. Actual
layout determined on-site and will often include multiple pipes in one trench.
Wires are to be lowest in trenches followed by mainline piping and finally
latera piping.
11. All lateral pipe shall be PVC Cl200 and 1" minimum.
12. Sleeving to be provided under all hardscapes by general contractor for
irrigation purposes.
13. Irrigation system to be guaranteed against defective material or workmanship
for one year from the date of final acceptance. Damage or loss due to
vandalism, freezing or acts of neglect by others, is exempt from Contractor's
replacement responsibility after completion and acceptance of installation.
14. Provide owner with an accurate as-built locating all valves, wire splices,
main line and any sleeving. Include a digital photographic record showing
surrounding reference features of sleeves, valve before valve box placement,
double check valve, and clock location.
15. Provide owner with complete set of written instructions for operation of sprinkler
system including spring start up, clock operation, and winterization.
16. Walk owner through the entire system describing the operating instructions.

- Wilkins 350XL 1" Double Check Valve
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TYPE II
PUBLIC HEARING
_________________________________
PA-T2-2020-00019
Vacant Lots #10104 & #10105
on First Street

Planning Department, 51 Winburn Way, Ashland, Oregon 97520
541-488-5305 Fax: 541-552-2050 www.ashland.or.us TTY: 1-800-735-2900

PLANNING ACTION: PA-T2-2020-00019
SUBJECT PROPERTY: Vacant Tax Lots #10104 & #10105 on First Street (North of Lithia Way, Across from the Post Office)
OWNER/APPLICANT: Randy Jones for First Place Partners, LLC
DESCRIPTION: A request to consolidate two vacant lots and construct a new 10,547 square foot, three-story mixed use
building as the third and final phase of the First Place subdivision. The building’s ground floor will be primarily commercial
space, while the second floor will include three one-bedroom residential units and the third floor will have one two-bedroom
residential unit. The proposal includes modifications to the common area landscaping and parking configuration to provide
more efficient access from the accessible parking to the entrances, and two requests for Exceptions to the Site Development
& Design Standards’ "Downtown Design Standards" to allow for a staggered street setback and to allow vertical windows
installed together in groups of three that are more horizontal than vertical.
COMPREHENSIVE PLAN
DESIGNATION: Commercial; ZONING: C-1; ASSESSOR’S MAP: 39 1E 09BA; TAX LOTS: #10104 & #10105
ASHLAND PLANNING COMMISSION MEETING: Tuesday June 9, 2020 at 7:00 PM, Ashland Civic Center,
1175 East Main Street

Notice is hereby given that a PUBLIC HEARING on the following request with respect to the ASHLAND LAND USE ORDINANCE will be held before the ASHLAND PLANNING
COMMISSION on meeting date shown above. The meeting will be at the ASHLAND CIVIC CENTER, 1175 East Main Street, Ashland, Oregon.
The ordinance criteria applicable to this application are attached to this notice. Oregon law states that failure to raise an objection concerning this application, either in
person or by letter, or failure to provide sufficient specificity to afford the decision maker an opportunity to respond to the issue, precludes your right of appeal to the Land
Use Board of Appeals (LUBA) on that issue. Failure to specify which ordinance criterion the objection is based on also precludes your right of appeal to LUBA on that criterion.
Failure of the applicant to raise constitutional or other issues relating to proposed conditions of approval with sufficient specificity to allow this Commission to respond to the
issue precludes an action for damages in circuit court.
A copy of the application, all documents and evidence relied upon by the applicant and applicable criteria are available for inspection at no cost and will be provided at
reasonable cost, if requested. A copy of the Staff Report will be available for inspection seven days prior to the hearing and will be provided at reasonable cost, if requested.
All materials are available at the Ashland Planning Department, Community Development and Engineering Services, 51 Winburn Way, Ashland, Oregon 97520.
During the Public Hearing, the Chair shall allow testimony from the applicant and those in attendance concerning this request. The Chair shall have the right to limit the length
of testimony and require that comments be restricted to the applicable criteria. Unless there is a continuance, if a participant so requests before the conclusion of the hearing,
the record shall remain open for at least seven days after the hearing.
In compliance with the American with Disabilities Act, if you need special assistance to participate in this meeting, please contact the City Administrator’s office at 541-4886002 (TTY phone number 1-800-735-2900). Notification 72 hours prior to the meeting will enable the City to make reasonable arrangements to ensure accessibility to the
meeting. (28 CFR 35.102.-35.104 ADA Title I).
If you have questions or comments concerning this request, please feel free to contact Derek Severson in the Ashland Planning Division, 541-488-5305.
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SITE DESIGN AND USE STANDARDS
18.5.2.050
The following criteria shall be used to approve or deny an application:
A.

Underlying Zone: The proposal complies with all of the applicable provisions of the underlying zone (part 18.2), including but not limited to: building and
yard setbacks, lot area and dimensions, density and floor area, lot coverage, building height, building orientation, architecture, and other applicable
standards.
B. Overlay Zones: The proposal complies with applicable overlay zone requirements (part 18.3).
C. Site Development and Design Standards: The proposal complies with the applicable Site Development and Design Standards of part 18.4, except as
provided by subsection E, below.
D. City Facilities: The proposal complies with the applicable standards in section 18.4.6 Public Facilities and that adequate capacity of City facilities for water,
sewer, electricity, urban storm drainage, paved access to and throughout the property and adequate transportation can and will be provided to the subject
property.
E. Exception to the Site Development and Design Standards: The approval authority may approve exceptions to the Site Development and Design Standards
of part 18.4 if the circumstances in either subsection 1 or 2, below, are found to exist.
1.

2.

There is a demonstrable difficulty meeting the specific requirements of the Site Development and Design Standards due to a unique or unusual aspect
of an existing structure or the proposed use of a site; and approval of the exception will not substantially negatively impact adjacent properties; and
approval of the exception is consistent with the stated purpose of the Site Development and Design; and the exception requested is the minimum
which would alleviate the difficulty.; or
There is no demonstrable difficulty in meeting the specific requirements, but granting the exception will result in a design that equally or better achieves
the stated purpose of the Site Development and Design Standards.
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Plaza North
PA-T2-2020-00019 requests to construct a new 10,547 square foot, three-story mixed use
building on the vacant lots across First Street from the Post Office. The building’s ground floor will
be commercial space, while the upper two floors will have a total of four residential units. The
proposal includes modifications to the common area landscaping and parking to move accessible
parking nearer to the building and provide a walkway from this parking to the First Street
entrance.

Proposal Details
Proposal

With the request, the First Place subdivision’s last two remaining vacant lots (Lots #4 and #5)
across from the Post Office would be consolidated, and a new three-story mixed-use building
constructed. The application includes two requests for Exceptions to the Site Development &
Design Standards’ Downtown Design Standards to allow for a staggered street setback to response
to the angled front property line along First Street, and to allow vertical windows to be grouped
in two’s and three’s on the upper floor so that, when considered together, they appear more
horizontal than vertical.

Site Description

The two lots here are Lots #4 and #5 of the First Place subdivision, which was originally approved
in 2007. Phase I of the subdivision was the applicant’s “Plaza West”, an 18,577 square foot mixed
use building which now contains Pony Espresso Coffeehouse and Washington Federal Bank and 10
residential units, which was approved in 2012. Phase II of the subdivision, the applicant’s “Plaza
East”, was approved in 2019 and is now under construction. When complete, it will include
ground floor commercial and 34 units of housing for artist’s with the Oregon Shakespeare Festival.
The currently proposed “Plaza North” will be the third and final phase of the subdivision.

Landscaping & Trees
Subdivision common areas, landscaping, parking, utilities and sidewalks were installed with the
subdivision infrastructure and subsequent first phase. The proposal here will protect the existing
street trees which were planted along First Street with the original subdivision work, and will
plant new landscaping in the parking lot median behind the building, in the common open space
area north of the building, and in planters along First Street.
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Plaza North
PA-T2-2020-00019 requests to construct a new 10,547 square foot, three-story mixed use
building on the vacant lots across First Street from the Post Office. The building’s ground floor will
be commercial space, while the upper two floors will have a total of four residential units. The
proposal includes modifications to the common area landscaping and parking to move accessible
parking nearer to the building and provide a walkway from this parking to the First Street
entrance.

Key Issues
Parking

The First Place subdivision includes 55 spaces of surface parking and an additional 27 spaces of
parking in private garage space accessed from the shared parking area behind the buildings. The
82 available parking spaces have been allocated between the proposed residential units and
commercial spaces in each building, and parking calculations have been provided to demonstrate
that the parking as proposed meets the City’s off-street parking requirements.

Exceptions

The Downtown Design Standards require buildings to maintain a zero setback from the sidewalk.
The building here steps back from the sidewalk in response to the angled front property line,
creating six vertical bays which step back from the sidewalk to respond to the angle of First Street.
The applicant suggests this eases the transition toward the Railroad District, is more in keeping
with the historic character and creates a more engaging streetscape.
The standards also seek upper floor window orientation that is primarily vertical. The applicant
proposes vertical windows in groups of two or three within a single bay, which when viewed
together seem more horizontal. The applicant asserts that this responds to the building’s vertical
divisions, compliments its architecture, and maintains the rhythm of openings sought in the
standards. The application further suggests that the intent of the standard was to insure that
individual windows were more vertical, and includes photos to illustrate similar groupings of
vertical windows on historic buildings in the downtown.

Staff Recommendation
Staff recommends that the application be approved with the conditions detailed in
the draft findings included in the Planning Commission’s June 9, 2020 meeting packet.
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Plaza North @ First Place

From the Post Office

From B Street

From Driveway

From Open Space

Vicinity Map

As currently proposed…

Previously Approved, Now Expired Design

BEFORE THE PLANNING COMMISSION
July 14, 2020
IN THE MATTER OF PA-T2-2020-00019, A REQUEST FOR SITE DESIGN REVIEW)
APPROVAL TO CONSTRUCT THE THIRD AND FINAL PHASE OF THE FIRST )
PLACE SUBDIVISION FOR THE PROPERTY LOCATED AT THE CORNER OF )
LITHIA WAY AND FIRST STREET. THE PROPOSED PHASE THREE
)
REQUESTS SITE DESIGN REVIEW APPROVAL TO CONSTRUCT A NEW THREE)
STORY, MIXED-USE BUILDING - THE APPLICANT’S “PLAZA NORTH” - ON )
LOTS #4 AND #5, TWO VACANT LOTS AT THE NORTHEAST CORNER OF
)
THE SITE ALONG FIRST STREET, ACROSS FROM THE U.S. POST OFFICE.
)
THE PROPOSAL INCLUDES CONSOLIDATION OF THE TWO LOTS AND
)
CONSTRUCTION OF A 10,547 SQUARE FOOT, THREE-STORY MIXED USE
) FINDINGS,
BUILDING INCLUDING GROUND FLOOR COMMERCIAL SPACE AND FOUR ) CONCLUSIONS
RESIDENTIAL UNITS ON THE UPPER FLOORS. THE APPLICATION
) & ORDERS
REQUESTS TO MODIFY THE COMMON AREA LANDSCAPING AND PARK- )
ING CONFIGURATION TO PROVIDE MORE EFFICIENT ACCESS FROM THE )
ACCESSIBLE PARKING TO THE ENTRANCES, AND EXCEPTIONS TO THE
)
SITE DEVELOPMENT AND DESIGN STANDARDS’ “DOWNTOWN DESIGN
)
STANDARDS” TO ALLOW A STAGGERED STREET SETBACK AND THE
)
UPPERFLOOR WINDOWS TO BE INSTALLED IN GROUPS OF THREE WHICH )
WHEN VIEWED TOGETHER ARE MORE HORIZONTAL THAN VERTICAL.
)
)
APPLICANT/OWNER:
Randy Jones for First Place Partners, LLC
)
-------------------------------------------------------------------------------------------------------------RECITALS:
1)
Tax lots 10104 and 10105 of Map 39 1E 09 BA are located on First Street across from the U.S.
Post Office, and are Lots #4 and #5 within the First Place Subdivision. Both lots are zoned Commercial (C1).
2)
The applicant is requesting Site Design Review approval to construct the third phase of the First
Place Subdivision, which is located at the corner of Lithia Way and First Street.
Phase One included the construction of a three-story 18,577 square foot mixed-use building (designated
as “Plaza West” by the applicants) with basement parking, commercial space on the first floor, and ten
residential units split between the ground, second and third floors. This building was approved for the
subdivision’s Lot #1 by the Planning Commission in 2012, is now addressed as 175 Lithia Way, and is
occupied by Pony Espresso Coffeehouse Café and Washington Federal Bank.
Phase Two is now under construction and consists of a three-story mixed-use building, the applicant’s
“Plaza East”, on Lots #2 and #3 of the subdivision, at the corner of Lithia Way and First Street. The
PA-T2-2020-00019
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building is approximately 32,191 square feet, with basement parking, ground floor commercial, and 34
residential units providing artist housing for the Oregon Shakespeare Festival distributed between the
ground, second and third floors.
Phase Three proposed here involves a request to consolidate the subdivision’s two remaining vacant lots
(Lots #4 and #5) to construct a new 10,547 square foot, three-story mixed use building as the third and
final phase of the First Place subdivision. The building’s ground floor will be primarily commercial
space, while the second floor will include three one-bedroom residential units and the third floor will
have one two-bedroom residential unit. The proposal includes modifications to the common area
landscaping and parking configuration to provide more efficient access from the accessible parking to
the entrances, and two requests for Exceptions to the Site Design and Use Standards’ Downtown Design
Standards to allow for a staggered street setback and to allow vertical windows to be grouped in threes
on the upper floor so that they appear to be more horizontal than vertical.
Proposed site improvements are outlined on the plans on file at the Department of Community
Development.
3)

The criteria for Site Design Review approval are described in AMC Chapter 18.5.2.050 as follows:
A.

B.
C.

D.

E.

Underlying Zone. The proposal complies with all of the applicable provisions of the
underlying zone (part 18.2), including but not limited to: building and yard setbacks, lot
area and dimensions, density and floor area, lot coverage, building height, building
orientation, architecture, and other applicable standards.
Overlay Zones. The proposal complies with applicable overlay zone requirements (part
18.3).
Site Development and Design Standards. The proposal complies with the applicable Site
Development and Design Standards of part 18.4, except as provided by subsection E,
below.
City Facilities. The proposal complies with the applicable standards in section 18.4.6
Public Facilities, and that adequate capacity of City facilities for water, sewer,
electricity, urban storm drainage, paved access to and throughout the property, and
adequate transportation can and will be provided to the subject property.
Exception to the Site Development and Design Standards. The approval authority may
approve exceptions to the Site Development and Design Standards of part 18.4 if the
circumstances in either subsection 1, 2, or 3, below, are found to exist.
1.

There is a demonstrable difficulty meeting the specific requirements of the Site
Development and Design Standards due to a unique or unusual aspect of an
existing structure or the proposed use of a site; and approval of the exception will
not substantially negatively impact adjacent properties; and approval of the
exception is consistent with the stated purpose of the Site Development and
Design; and the exception requested is the minimum which would alleviate the
difficulty;
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2.

3.

There is no demonstrable difficulty in meeting the specific requirements, but
granting the exception will result in a design that equally or better achieves the
stated purpose of the Site Development and Design Standards; or
There is no demonstrable difficulty in meeting the specific requirements for a
cottage housing development, but granting the exception will result in a design
that equally or better achieves the stated purpose of section 18.2.3090 (Ord. 3147
§ 9, amended, 11/21/2017).

4)
On April 15, 2020 Oregon Governor Kate Brown issued Executive Order #20-16 “Keep
Government Working: Ordering Necessary Measures to Ensure Safe Public Meetings and Continued
Operations by Local Government During Coronavirus (COVID-19) Outbreak.” The Governor’s Order
required that public bodies hold public meetings by telephone, video, or through some other electronic
or virtual means, whenever possible; that the public body make available a method by which the public
can listen to or virtually attend the public meeting or hearing at the time it occurs; that the public body
does not have to provide a physical space for the public to attend the meeting or hearing; that
requirements that oral public testimony be taken during hearings be suspended, and that public bodies
instead provide a means for submitting written testimony by e-mail or other electronic methods that the
public body can consider in a timely manner.
5)
The Planning Commission, following proper public notice, held an electronic public hearing on
June 9, 2020. In keeping with Executive Order #20-16, this meeting was broadcast live on local television
channel 9 and on Charter Communications channels 180 & 181, and was live-streamed over the internet
on RVTV Prime at https://rvtv.sou.edu. A copy of the application, including all documents, evidence
and applicable criteria relied upon by the applicant, and a copy of the staff report were made available
on-line at http://www.ashland.or.us/Agendas.asp?SectionID=0&CCBID=198 on June 2nd, seven days
prior to the hearing. The applicant was required to submit any presentation materials for consideration
at the hearing by 3:30 p.m. on Friday, June 5th, and these materials were made available on-line and emailed to Commissioners. Those wishing to provide testimony were invited to submit written
comments via e-mail to PC-public-testimony@ashland.or.us with the subject line “June 9 PC Hearing
Testimony” by 10:00 a.m. on Monday, June 8, 2020, and these comments were made available on-line
and e-mailed to Commissioners. The applicant was invited to provide written rebuttal to these public
comments by 12:00 noon on Tuesday, June 9th and these arguments were posted on-line and e-mailed to
Commissioners in advance of the electronic public hearing. All written testimony received by the
deadlines was made available for Commissioners to review before the hearing and has been included in
the meeting record. As provided in the Governor’s Executive Order #20-16, no oral public testimony
was taken during the hearing. Following the close of the hearing, the Planning Commission approved the
application subject to conditions pertaining to the appropriate development of the site.
Now, therefore, the Planning Commission of the City of Ashland finds, concludes and recommends as
follows:
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SECTION 1. EXHIBITS
For the purposes of reference to these Findings, the following index of exhibits, data and testimony is used:
Staff Exhibits lettered with an "S"
Proponent's Exhibits, lettered with a "P"
Opponent's Exhibits, lettered with an "O"
Hearing Minutes, Notices, and Miscellaneous Exhibits lettered with an "M"
SECTION 2. CONCLUSORY FINDINGS
2.1
The Planning Commission finds that it has received all information necessary to make a
decision based on the Staff Report, and the public testimony and exhibits received electronically.
2.2
The Planning Commission finds that the proposal to construct the third and final phase of
the First Place Subdivision for the property located at the corner of Lithia Way and First Street
meets all applicable criteria for Site Design Review as described in AMC 18.5.2.050, and that
the proposals for Exceptions to the Site Development and Design Standards’ “Downtown Design
Standards” meet all applicable criteria for an Exception to the Site Development and Design
Standards described in AMC 18.5.2050.E.
2.3
The Planning Commission notes that the current application involves the development of the
two remaining vacant lots created with the six-lot “First Place” subdivision of the parent parcels
approved by the Planning Commission in October of 2012 as PA #2012-01122. In conjunction with
that approval, a Site Review permit to construct a three-story 18,577 square foot mixed-use building
with a basement consisting of basement parking, commercial and residential space on the first floor
and residential space on the second and third floors was approved as Phase I. This building, now
called “Plaza West” by the applicants, is complete and occupied with a bank and coffee shop on the
ground floor, and a total of ten residential units. The Commission further finds that site
infrastructure including most utilities, paving of the driveway and parking areas, sidewalks, street
trees, and streetlights were installed along both frontages with completion of the subdivision
improvements and the subsequent development of Lot #1 as Plaza West.
The Commission further notes that the proposed Phase Two of the First Place subdivision is now
under construction and consists of a three-story mixed-use building, the applicants’ “Plaza East”,
on Lots #2 and #3 of the subdivision, at the corner of Lithia Way and First Street. The building is
approximately 32,191 square feet, with basement parking, ground floor commercial, and 34 units
of artist housing for the Oregon Shakespeare Festival distributed between the ground, second and
third floors.
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The Commission finds that the proposed Phase Three of the First Place subdivision development
requires Site Design Review approval to construct a new mixed-use building (the applicants’
“Plaza North”) on Lots #4 and #5 at the northeast corner of the site, with both lots fronting on
First Street across from the U.S. Post Office parking area. The proposal includes consolidation
of the two lots to construct a 10,547 square foot, three-story mixed-use building including
ground floor commercial space and four residential units above. The application also includes
requests to modify the common area landscaping and parking configuration to provide for more
efficient circulation between the accessible parking and the building entrances by moving an
accessible parking space nearer to the building and adding a walkway from the space to the First
Street entrance, and two requests for Exceptions to the Site Design and Use Standards’
Downtown Design Standards to allow for a staggered street setback and to allow vertical
windows to be installed in groups of three on the upper floors in a manner that appears more
horizontal than vertical.
2.4
The Planning Commission finds that the proposal involves a mix of permitted commercial
uses (retail and office) and residential units. The commercial uses are outright permitted in the
Retail Commercial (C-1) district, and residential units are a special permitted use in the district. C-1
zoning regulations require a minimum of 65 percent of the gross floor area of the ground floor of
the building be used for permitted or special permitted uses. Here, the proposal designates 81.4
percent of the ground floor area for Plaza North as commercial space, with the remaining 18.6
percent of the ground floor and the full second and third floors dedicated to accommodating the four
residential units.
With the current application and the first two phases (Plaza West and Plaza East), 41 units of the
parent parcel’s 43-unit residential density will be built on site. The applicants propose to allocate
parking between the proposed buildings, and have provided calculations demonstrating how the
available 55 spaces of surface parking and 27 garage spaces are to be allocated between the
buildings, as illustrated in the table below, along with calculations demonstrating that the 82 parking
spaces as allocated will accommodate the proposed commercial and residential uses proposed. e
commercial uses in addition to the proposed residential units. The proposed allocations are
summarized in the table below.
FIRST PLACE SUBDIVISION ALLOCATIONS
SURFACE PARKING
(55 Spaces Available)

GARAGE PARKING
(27 Spaces Available)

RESIDENTIAL UNITS
(43-Unit Available Density)

Plaza West (18,577 s.f.)

15

12

10

Plaza East (32,191 s.f.)

26

14

27*

Plaza North (10,547 s.f.)

14

1

4

TOTAL

55

27

41

BUILDING
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A condition has been recommended below requiring that revised parking allocation information be
provided with each building permit as the commercial tenant spaces develop or tenant occupancies
change to verify that the parking allocated will accommodate the parking required for all existing
and proposed uses.
The C-1 zoning district does not require standard setbacks from property lines unless a parcel abuts
a residential zoning district, in which case a ten-foot per story rear yard setback and a ten-foot side
yard setback are required. The Commission finds that as proposed, the building lots here do not
directly abut the R-2 residential zoning district to the north, however the common area parcel north
of Plaza North abuts the R-2 zoning district and there is at least a 38-foot separation between the
residential property and the proposed three-story Plaza North building. Section drawings have been
included on the applicant’s Sheet A.1 to demonstrate compliance with Solar Access Ordinance
“Standard B” for the proposed Plaza North building.
The proposed building height for the Plaza North building is 40 feet, which has been calculated
based on an average of the finished grade on all four elevations. 40 feet is the maximum height
permitted in the C-1 zone. The landscaping plan provided identifies 16.4 percent of the site as
included in landscaped areas, which satisfies both the 15 percent requirement for the C-1 district and
the required seven percent landscaping requirement for the parking area.
The bicycle parking requirements in AMC 18.4.3.070 call for at least one bicycle parking space
to be provided for every five automobile parking spaces, with fifty percent of these spaces to be
covered, and that additional covered bicycle parking spaces be provided for each residential unit.
For the 55 surface automobile parking spaces proposed, at least 11 bicycle parking spaces are
required to be provided on site and half of these must be covered. Additionally, four covered
spaces are required for the three residential units in Plaza North which do not have individual
garages. As originally approved, the subdivision proposal identified five “inverted U” racks for
ten bicycle parking spaces in the plaza space to the west of Plaza West and three “inverted U”
racks for six bicycle parking spaces adjacent to the walkway north of what is to be Plaza North.
These eight racks would provide 16 bicycle parking spaces, exceeding the amount required. As
currently installed, only three racks for six spaces are in place adjacent to Plaza West and two
racks for four spaces are in place near the proposed Plaza North. A total of at least 15 spaces are
required, and a total of ten of these much be covered. A condition has been added below to
require that the additional bicycle parking and coverage in keeping with the requirements of
AMC 18.4.3.070.I & .J be identified in the building permits and installed prior to occupancy of
the building proposed here.
In keeping with the requirements of the Site Review Chapter, the application materials provided
identify that both the required 15 percent landscaping and seven percent parking lot landscaping are
to be provided with completion of the project. The landscaping plans provided include full
irrigation plans. A new trash enclosure is illustrated in the parking lot behind Plaza North, and the
application further notes that all lights are to be selected and placed to avoid direct illumination of
adjacent residential properties. Conditions to ensure that these items are installed and maintained
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according to standards have been included below.
The First Place subdivision lies within the Detail Site Review Zone, the Downtown Design
Standards Zone, and the Downtown and Railroad historic districts. As a result, the application is
subject to the Basic Site Review Standards for Commercial Development, Detail Site Review
Standards, Additional Standards for Large Scale Projects, the Downtown Design Standards and
Historic District Design Standards. The Planning Commission finds that because site layout,
parking, pedestrian and vehicular access and circulation, and landscaping were largely addressed
through the 2012 Subdivision and Site Review applications, the current review is focused largely on
the design of the proposed new Plaza North building relative to the applicable design standards.
The Commission finds that the proposed building designs meet the Basic Site Review Standards.
Plaza North relates well to the First Street frontage. Streetscape and landscape amenities are being
provided in conformance with standards. Parking and circulation are placed behind the buildings,
and requisite parking lot landscaping and screening are detailed in the plans provided in a manner
consistent with the original approvals and minor modifications here. The application recognizes the
requirements to address noise and glare, and notes that noise will be within limits typical of the
permitted use and will not exceed standards, and that lighting will be appropriately placed and
directed to avoid directly illuminating adjacent properties.
The Commission also finds that the Detail Site Review Standards are fully addressed with the
proposed Plaza North building. The project is subject to meeting at least a 0.50 Floor Area Ratio
(FAR), and the application includes calculations demonstrating that with the full build-out
proposed, the subdivision FAR will be at approximately 1.26, while the Plaza North property is at
an approximately 2.0 FAR. The building’s mass is divided into vertical bays, and it has strong
entries from the sidewalk emphasized through design elements. Awnings are not proposed along
the First Street façade due to the stepped setbacks and use of landscaped areas, but instead relies on
two recessed entries to provide protection from the elements.
The Plaza North building is subject to Large Scale Design Standards, as its floor area is greater than
10,000 square feet. The application explains that the building complies with the 45,000 square foot
floor area limitation as applied within the Downtown Design Standards Zone, noting that the
proposed building consists of 10,547 square feet of gross floor area.
The proposed building’s design incorporates elements to the façade that are articulated to relate to
the human scale, with the building’s length along First Street divided into six vertical bays in
keeping with the historic downtown pattern, with two recessed entrances to provide pedestrians with
protection from the elements and relate the building to a more human scale. The Large Scale
requirements call for one square foot of plaza or public space to be provided for every 10 square feet
of gross floor area. The application notes that the development as proposed, including the floor area
of all buildings, will have a combined floor area of 61,551 square feet which would require 6,155
square feet of plaza or public space and that the project includes 6,211 square feet of public plaza
space which is in excess of that required. The application also notes that the plaza space provided
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incorporates a mix of at least four of the six elements for plazas and public spaces as called for in
the standards, with sitting areas, areas that provide sunlight and shade, protection from wind, trees,
and potential outdoor eating areas. Trash and recycling facilities are to be provided in an enclosure
within the common parking lot behind the building
The Commission further finds that other than the Exceptions requested, which are discussed more
fully below, the building’s design complies with the Downtown Design Standards. The applicant
has proposed multi-story, downtown-style buildings which extend from side lot line to side lot line
placed generally at the back of the sidewalk, and which incorporate large street-level windows and
transparent doors. The building incorporates horizontal and vertical rhythms through divisions on
the façade as required by the standards, and provides for some variation in parapet height to provide
the traditional streetscape appearance sought by the standards. The building incorporates varied
architectural and material treatments to provide a base for a sense of strength, flat roofs with
parapets, and creates a varied streetscape with distinct character which is in keeping with the
standards seeking to maintain the traditional rhythms of the historic downtown.
The Planning Commission finds that the proposed building designs are generally in keeping with
the height, scale, massing, setbacks, roof forms, and rhythm of openings typical of the surrounding
area and sought in the Historic District and Downtown Design Standards.
The Planning Commission finds that public facilities and utilities were installed with the
subdivision’s infrastructure following the Planning Commission’s approval of the project in
2012. These included:







Some electric infrastructure was extended in association with the 2007 Subdivision approval,
and the 2012 subdivision infrastructure work and subsequent development of Plaza West
completed the installation of transformers necessary to serve the site and first building. Threephase electrical service is available to the site, and the Electric Department has previously
indicated that there is adequate power available to serve the full development of the property
with the extension of the necessary individual services for each of the proposed buildings.
Existing four-inch water mains are available in both Lithia Way and First Streets, and a new
eight-inch water line was extended to provide a connection to B Street as part of the subdivision
improvements in 2007. Four-inch laterals were also extended to each of the individual lots with
the 2007 subdivision work.
A six-inch sewer line in First Street was upgraded to eight-inches to serve the project as part of
the 2007 subdivision improvements.
A private 12-inch storm drain line was installed on site, and a new 12-inch public storm drain
line was installed in First Street to convey stormwater run-off from the site to the existing storm
drain line at B and First Streets as part of subdivision improvements in 2007. With completion of
the current request, 16.4 percent of the site is proposed to be landscaped, reducing run-off
from the site, which was until the 2007 subdivision improvements entirely covered with
pavement and buildings, and a bio-swale is to be installed in the northeastern portion of the
common area lot to allow for on-site detention and filtration of stormwater before it enters the
city storm sewer system.
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Paved access is provided directly from First Street and to Pioneer Street via an easement
through the existing City of Ashland public parking lot. With the subdivision’s initial site work in
2007, two curb cuts were removed from Lithia Way and one from First Street in order to comply
with city and state requirements for controlled access.
As part of the 2007 subdivision improvements, the existing public sidewalks along the project
perimeter on both Lithia Way and First Street were widened. The installation of street trees,
tree grates, irrigation and streetlights complying with downtown streetlight spacing
requirements were completed in conjunction with Phase One.
There is an existing transit stop located along Lithia Way nearby, between First and Second
Streets, a short walk from the subject property.

The Planning Commission finds that water, sewer, paved access to and through the development
site, electricity, urban storm drainage and adequate transportation to and through the subject
property can and will be provided, with site utilities completed with the subdivision
infrastructure and individual services to the proposed buildings to be completed under the current
request; vehicular access provided from existing fully-improved streets; sidewalks which are to
be widened to meet current street standards along Lithia Way; and easements which were
provided with the subdivision to increase vehicular and pedestrian connectivity to and through
the site. Conditions have been added below to require final electrical service and utility plans for
the proposed building for the review and approval of the Planning, Building, Public Works and
Electric Departments in conjunction with building permit review.
2.5
The proposed Plaza North building, as the applicants Phase Three, includes two requests
for Exceptions to the Site Development and Design Standards’ Downtown Design Standards.
One of these would allow for a staggered street setback of the building relative to the First Street
sidewalk, and the other would allow upper floor windows that are more horizontal than vertical.
AMC 18.4.2.060.C.2.a states that, “Except for arcades, alcoves and other recessed features,
buildings shall maintain a zero setback from the sidewalk or property line… Areas having public
utility easements or similar restricting conditions shall be exempt from this standard.” The
proposed Plaza North building steps back from the sidewalk’s edge, and the application explains
that this is due to the property, which is otherwise rectangular, having an acute angle with First
Street. The applicants go on to explain that this provided the opportunity to create a stepped façade
that works better with the lot shape and which creates a more interesting streetscape. The design
places the corners of each step at or near the First Street sidewalk, steps back a prescribed distance,
and then steps again at the point the front wall intersects with First Street sidewalk. The applicant
asserts that this stepping of the façade eases the transition from the commercial zone to the
residential zone, and further explains that the alternative, a flat façade angled with the street, would
be contrary to the character of the downtown. The applicant emphasizes that the design here is
based on a traditional building setting in the downtown rather than the shape of the lot. Entrances
are recessed in keeping with the standards (AMC 18.4.2.060.C.2.b) to emphasize their respective
locations, and landscaping will be provided in the stepped back areas. The applicants argue that the
standard, and the majority of buildings in the downtown, are based on a 90 degree frontage and that
the proposed design is an attempt to create a more traditional frontage treatment in response to what
is roughly a 120 degree angled frontage, and which they believe is consistent with the intent of the
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standard in seeking to create an engaging pedestrian streetscape.
The application also requests Exception from AMC 18.4.2.060.C.4.c, which states that “Upper
floor window orientation shall primarily be vertical (height greater than width).” The applicant
asserts that placing two or three vertical windows grouped in a single bay compliments the
building’s architecture, which is divided into vertical bays that step down as the building gets
closer to the residential zone to the north, and helps to maintain the rhythm of openings sought in
the standards. The applicant further suggests that the intent of the standard was to ensure that
individual windows were more vertical. The application includes photos to illustrate similar
groupings of vertical windows on historic buildings within the downtown.
The Commission concurs, and finds that these windows do not overwhelm the character of the
façade. AMC Figure 18.4.2.060.C.1 and C.6, referenced as recommended treatments in the
standard, both illustrate similar groupings of vertical windows. The Commission further finds
that the efforts to step the building’s façade back with the angled frontage while stepping the
building’s mass down as it gets nearer to the adjacent residential neighborhood provide an
appropriate and effective transition.
SECTION 3. DECISION
3.1
Based on the record of the Public Hearing on this matter, the Planning Commission
concludes that the proposal for Site Design Review approval to construct the third and final phase
of the First Place Subdivision and for Exceptions to the Site Design and Use Standards’
Downtown Design Standards are supported by evidence contained within the whole record.
The project poses a number of challenges in that it involves developing an entire block of the
downtown under the same set of standards while maintaining contextual compatibility with a
downtown that has developed and evolved organically over more than 150 years, and doing so
while managing the transition between the intensity of the downtown core and an historic
residential neighborhood literally just over the fence.
During the 2012 review of the original Subdivision application and request for Site Review
approval for Plaza West, it was noted that the project could result in a large, prominent
downtown site which had stalled with the economy and languished for years developing to a
degree beyond that required by city standards while providing increased vehicular and pedestrian
connectivity, aesthetic improvements, and a significant reduction in stormwater run-off. It was
further suggested that the first proposed building, with ten residential units including one
affordable unit, could inject a new vitality into the Lithia Way corridor while at the same time
the subdivision could provide for a smooth transition between the intense commercial uses of the
downtown and the less intense, residential character of the adjacent neighborhood. With the
Plaza West now occupied, Plaza East under construction with workforce housing for Oregon
Shakespeare Festival’s artists, and the proposed completion here of Plaza North as the final
phase to complete development of the site, the Commission finds that the applicants have
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effectively met the challenges posed in designing buildings that, while compatible with one
another, their surroundings and various design standards, still manage to maintain strong
individual characters that contribute positively to the streetscape and the downtown. Plaza North
manages to balance this design compatibility with the buildings along Lithia Way while stepping
back with the angle of First Street and down with its slope to blend the entire project smoothly
into the Railroad District.
The site layout, parking, pedestrian and vehicular access and circulation, and landscaping were
largely completed with the 2012 Subdivision and Site Review approvals, and the current review
focuses on the design of Plaza North relative to the applicable design standards. For the
Commission, the proposed Plaza North building can be found to satisfy the relevant approval
criteria for Site Review and Exception to the Downtown Design Standards and merits approval.
Therefore, based on our overall conclusions, and upon the proposal being subject to each of the
following conditions, we approve PA-T2-2020-00019. Further, if any one or more of the conditions
below are found to be invalid, for any reason whatsoever, then PA-T2-2020-00019 is denied. The
following are the conditions and they are attached to the approval:
1.
2.

3.

4.

5.

6.

That all proposals of the applicant are conditions of approval unless otherwise modified
herein.
The windows on the ground floor of the proposed building shall not be tinted so as to
prevent views from outside of the building into the interior of the building, and the
commercial entrances adjacent to First Street shall remain functional and open to the
public during all business hours.
That prior to site work, storage of materials or building permit issuance, tree protection
measures shall be installed, inspected and approved on site by the Staff Advisor through a
Tree Verification Permit.
That any necessary construction closure or detouring of the sidewalks shall be approved
by the Ashland Engineering and Planning Departments prior to issuance of permits or
work in the right-of-way.
That a Fire Prevention and Control Plan addressing the General Fuel Modification Area
requirements in AMC 18.3.10.100.A.2 of the Ashland Land Use Ordinance shall be
provided prior to bringing combustible materials onto the property, and any new
landscaping proposed shall comply with these standards and shall not include plants
listed on the Prohibited Flammable Plant List per Resolution 2018-028.
To obtain priority building permit plan check processing as provided in AMC
15.04.092.2, the applicant shall provide the following documentation with the building
permit submittals demonstrating the steps being taken in working
towards LEED certification: a) hiring and retaining a LEED Accredited Professional
(AP) as part of the project team throughout design and construction of the project; and b)
providing the LEED checklist indicating the credits that will be pursued. Building permit
submittals must clearly specify the materials, systems and strategies to be used in
achieving the credits. A final report shall be prepared by the LEED AP and presented to
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7.
8.

the City upon completion of the project verifying that the project has met
the LEED standard.
Sign permits shall be obtained prior to installation of any new signage. All signage shall
be consistent with the requirements of AMC 18.4.7.
That prior to the issuance of a building permit:
a)

b)
c)

d)

e)

f)

g)

h)

The plans submitted for the building permit shall be in conformance with those
approved here. If the plans submitted for the building permit are not in
conformance with those approved as part of this application, an application to
modify this Site Review approval shall be submitted and approved prior to
issuance of a building permit.
All easements shall be shown on the building permit submittals.
That a final drainage plan shall be submitted at the time of a building permit for
review and approval by the Engineering, Building, and Planning Divisions.
Storm water from all new impervious surfaces and runoff associated with peak
rainfalls must be collected on site and channeled to the City storm water
collection system (i.e., curb gutter at public street, public storm pipe or public
drainage way) or through an approved alternative in accordance with Ashland
Building Division policy BD-PP-0029. On-site collection systems shall be
detailed on the building permit submittals.
A final utility plan for the project shall be reviewed and approved by the
Planning, Engineering, and Building Divisions prior to issuance of a building
permit. The utility plan shall include the location of connections to all public
facilities in and adjacent to the development, including the locations of water lines
and meter sizes, sewer mains and services, manholes and clean-outs, storm
drainage pipes and catch basins.
The applicant shall submit a final electric design and distribution plan including
load calculations and locations of all primary and secondary services including
transformers, cabinets and all other necessary equipment for each building. This
plan must be reviewed and approved by the Electric Department prior to building
permit submittals. Transformers, cabinets and vaults shall be located in areas least
visible from the street, while considering the access needs of the Electric
Department.
That mechanical equipment shall be screened from view from First Street. The
location and screening of mechanical equipment shall be detailed on the building
permit submittals.
Exterior lighting shall be shown on the building permit submittals and
appropriately shrouded so there is no direct illumination of surrounding
properties.
That the building materials and the exterior colors shall be identified in the
building permit submittals. The information shall be consistent with the colors,
texture, dimensions and shape of materials and building details proposed and
approved as part of this land use application. Exterior building colors shall be
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i)

j)

k)

l)

7)

muted colors, as described in the application. Bright or neon paint colors shall not
be used in accordance with AMC 18.4.2.040.C.4.b in the Detail Site Review
Standards.
Building permit submittals shall identify all required bicycle parking installations.
Inverted u-racks shall be used for the bicycle parking, and the building permit
submittals shall verify that the bicycle parking spacing and coverage requirements
are met in accordance with AMC 18.4.3.070.I & .J. A total of at least 11 bicycle
parking spaces shall be provided on the common area of the project, and at least
six of these must be covered. An additional four spaces of covered bicycle
parking shall be identified and provided to serve the three residential units in
Plaza North that do not have individual garages.
Final solar setback calculations demonstrating that all new construction complies
with Solar Setback Standard B in the formula [(Height – 16)/(0.445 + Slope) =
Required Solar Setback] and elevations or cross section drawings clearly
identifying the highest shadow producing point(s) and the height(s) from natural
grade shall be included in building permit submittals.
Prior to any work within the public rights-of-way, all necessary permits must be
obtained from the Public Works/Engineering Department. Prior to the issuance of
permits or commencement of any site work in the Oregon Department of
Transportation’s (ODOT) right-of-way for Lithia Way, the applicant shall provide
proof of also having obtained required approvals and permits from ODOT. The
applicants shall maintain a vision clearance triangle that complies with ODOT
and City of Ashland standards.
Revised parking allocation information shall be provided with each building
permit as the commercial tenant spaces develop and are occupied to verify that
the parking allocated is sufficient for the uses proposed.

That prior to the issuance of a certificate of occupancy:
a)

b)

c)

All landscaping and irrigation shall be installed according to the approved plans,
inspected and approved by the Staff Advisor. Landscaping and hardscaping in the
common area north of Plaza North which has not been maintained or has been
damaged shall be replaced according to the approved plans, and the northernmost
street tree on First Street shall be replaced prior to issuance of the certificate of
occupancy.
All bicycle parking shall be installed in accordance with design, placement,
coverage and rack standards in AMC 18.4.3.070.I & .J prior to the issuance of the
certificate of occupancy. A total of at least 11 bicycle parking spaces are to be
provided on the common area of the project, and at least six of these must be
covered. An additional four covered bicycle parking spaces shall be provided for
the three units in Plaza North which do not have individual garages.
An opportunity to recycle site of equal or greater size than the solid waste
receptacle for each building shall be included in the trash enclosure in accordance
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d)
e)

f)

with the Recycling Requirements of AMC 18.4.4.040.
That all exterior lighting shall be directed on the property and shall not directly
illuminate adjacent proprieties.
The requirements of the Building Department shall be satisfactorily addressed,
including but not limited to that the mixed-use occupancy is required to be fire
sprinkled, that construction may not cross property lines, and that the site and
structures are required to meet all accessibility requirements.
The requirements of the Fire Department shall be satisfactorily addressed,
including approved addressing; fire apparatus access including angle of approach,
necessary easements, and review of any obstructions such as fences or gates; fire
flow; fire hydrant distance, spacing, flow and clearance; fire department
connection; and a “Knox Box” key box. Fire Department requirements shall be
included on the construction documents, and if a fire protection vault is required,
the vault shall not be located in the sidewalk corridor.

Planning Commission Approval

July 14, 2020
Date
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TYPE III
PUBLIC HEARING
_________________________________
PA-T3-2019-00001
1511 HWY 99 N

Planning Department, 51 Winburn Way, Ashland, Oregon 97520
541-488-5305 Fax: 541-552-2050 www.ashland.or.us TTY: 1-800-735-2900

PLANNING ACTION: PA-T3-2019-00001
SUBJECT PROPERTY: 1511 Highway 99 North and Adjacent Railroad Property and State Highway Right-of-Way
OWNER:
Linda Zare
AGENTS:
Casita Developments, LLC & Kendrick Enterprise, LLC
APPLICANT:
Rogue Planning & Development Services, LLC
DESCRIPTION:
A request for Annexation of a 16.87-acre parcel and Zone Change from County RR-5 Rural
Residential) to City R-2 (Low Density, Multi-Family Residential) for the properties located at 1511 Highway 99 North. The
annexation is to include adjacent railroad property and state highway right-of-way. The application includes conceptual details
for the future phased development of 196 apartments (1- and 2-Bedrooms, ranging from 480-701 square feet) in 14 two-story
buildings; Outline Plan subdivision and Site Design Review development approvals are not requested here, and would be
applied for subsequent to annexation. The application seeks exception from the city’s street design standards to deviate from
city standard parkrow and sidewalk improvements in some areas to respond to constraints of right-of-way width and existing
encroachments. COMPREHENSIVE PLAN DESIGNATION: Multi-Family Residential; ZONING: Existing – County RR-5,
Proposed – City R-2; ASSESSOR’S MAP: 38 1E 32; TAX LOT#’s: 1700 & 1702.
ELECTRONIC ASHLAND PLANNING COMMISSION MEETING: Tuesday June 9, 2020 at 7:00 PM

Notice is hereby given that a PUBLIC HEARING with respect to the ASHLAND LAND USE ORDINANCE on the above described request will be conducted electronically by the
ASHLAND PLANNING COMMISSION on the meeting date and time shown above. In keeping with the Governor’s Executive Order #20-16, this meeting will be held
electronically. You can watch the meeting on local channel 9, on Charter Communications channels 180 & 181, or you can stream the meeting via the internet by going to
rvtv.sou.edu and selecting ‘RVTV Prime’.
The ordinance criteria applicable to this application are attached to this notice. Oregon law states that failure to raise an objection concerning this application, or failure to
provide sufficient specificity to afford the decision makers an opportunity to respond to the issue, precludes your right of appeal to the Land Use Board of Appeals (LUBA) on
that issue. Failure to specify which ordinance criterion the objection is based on also precludes your right of appeal to LUBA on that criterion. Failure of the applicant to raise
constitutional or other issues relating to proposed conditions of approval with sufficient specificity to allow this Commission to respond to the issue precludes an action for
damages in circuit court.
A copy of the application, including all documents, evidence and applicable criteria relied upon by the applicant, and a copy of the staff report will be available on-line at
http://www.ashland.or.us/Agendas.asp?SectionID=0&CCBID=198 seven days prior to the hearing. Anyone wishing to provide testimony can submit comments via e-mail to
PC-public-testimony@ashland.or.us with the subject line “June 9 PC Hearing Testimony” by 10:00 a.m. on Monday, June 8, 2020. Written testimony received by this deadline
will be available for Commissioners to review before the hearing and will be included in the meeting minutes.
In compliance with the American with Disabilities Act, if you need special assistance to participate in this meeting, please contact the City Administrator’s office at 541-4886002 (TTY phone number 1-800-735-2900). Notification 72 hours prior to the meeting will enable the City to make reasonable arrangements to ensure accessibility to the
meeting. (28 CFR 35.102.-35.104 ADA Title I).
If you have questions or comments concerning this application, please feel free to contact Senior Planner Derek Severson at 541-488-5305 or via e-mail to
derek.severson@ashland.or.us .
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ANNEXATIONS - Approval Criteria and Standards (AMC 18.5.8.050)
An annexation may be approved if the proposed request for annexation conforms, or can be made to conform through the imposition of conditions, with all of
the following approval criteria.
A. The land is within the City's Urban Growth Boundary.
B. The proposed zoning for the annexed area is in conformance with the designation indicated on the Comprehensive Plan Map, and the project, if proposed
concurrently with the annexation, is an allowed use within the proposed zoning.
C. The land is currently contiguous with the present city limits.
D. Adequate City facilities for the provision of water to the site as determined by the Public Works Department; the transport of sewage from the site to the
waste water treatment plant as determined by the Public Works Department; the provision of electricity to the site as determined by the Electric
Department; urban storm drainage as determined by the Public Works Department can and will be provided to and through the subject property. Unless
the City has declared a moratorium based upon a shortage of water, sewer, or electricity, it is recognized that adequate capacity exists system-wide for
these facilities.
E. Adequate transportation can and will be provided to and through the subject property. For the purposes of this section "adequate transportation" for
annexations consists of vehicular, bicycle, pedestrian, and transit transportation meeting the following standards.
1. For vehicular transportation a 20-foot wide paved access exists, or can and will be constructed, along the full frontage of the project site to the
nearest fully improved collector or arterial street. All streets adjacent to the annexed area shall be improved, at a minimum, to a half-street standard
with a minimum 20-foot wide driving surface. The City may, after assessing the impact of the development, require the full improvement of streets
adjacent to the annexed area. All streets located within annexed areas shall be fully improved to City standards. Where future street dedications are
indicated on the Street Dedication Map or required by the City, provisions shall be made for the dedication and improvement of these streets and
included with the application for annexation.
2. For bicycle transportation safe and accessible bicycle facilities exist, or can and will be constructed. Should the annexation be adjacent to an arterial
street, bike lanes shall be provided on or adjacent to the arterial street. Likely bicycle destinations from the project site shall be determined and safe
and accessible bicycle facilities serving those destinations shall be indicated.
3. For pedestrian transportation safe and accessible pedestrian facilities exist, or can and will be constructed. Full sidewalk improvements shall be
provided on one side adjacent to the annexation for all streets adjacent to the proposed annexed area. Sidewalks shall be provided as required by
ordinance on all streets within the annexed area. Where the project site is within a quarter of a mile of an existing sidewalk system, the sidewalks
from the project site shall be constructed to extend and connect to the existing system. Likely pedestrian destinations from the project site shall be
determined and the safe and accessible pedestrian facilities serving those destinations shall be indicated.
4. For transit transportation, should transit service be available to the site, or be likely to be extended to the site in the future based on information from
the local public transit provider, provisions shall be made for the construction of adequate transit facilities, such as bus shelters and bus turn-out
lanes. All required transportation improvements shall be constructed and installed prior to the issuance of a certificate of occupancy for any new
structures on the annexed property.
F. For all residential annexations, a plan shall be provided demonstrating that the development of the entire property will ultimately occur at a minimum
density of 90 percent of the base density for the zone, unless reductions in the total number of units is necessary to accommodate significant natural
features, topography, access limitations, or similar physical constraints. The owner or owners of the property shall sign an agreement, to be recorded with
the county clerk after approval of the annexation, ensuring that future development will occur in accord with the minimum density indicated in the
development plan. For purposes of computing maximum density, portions of the annexed area containing undevelopable areas such as wetlands,
floodplain corridor lands, or slopes greater than 35 percent, shall not be included.
G. Except as provided in 18.5.8.050.G.7, below, annexations with a density or potential density of four residential units or greater and involving residential
zoned lands, or commercial, employment or industrial lands with a Residential Overlay (R-Overlay) shall meet the following requirements.
1. The total number of affordable units provided to qualifying buyers, or to qualifying renters, shall be equal to or exceed 25 percent of the base density
as calculated using the unit equivalency values set forth herein.
a. Ownership units restricted to households earning at or below 120 percent the area median income shall have an equivalency value of 0.75 unit.
b. Ownership units restricted to households earning at or below 100 percent the area median income shall have an equivalency value of 1.0 unit.
c. Ownership units restricted to households earning at or below 80 percent the area median income shall have an equivalency value of 1.25 unit.
d. Ownership or rental units restricted to households earning at or below 60 percent the area median income shall have an equivalency value of
1.5 unit.
2. As alternative to providing affordable units per section 18.5.8.050.G.1, above, the applicant may provide title to a sufficient amount of buildable land
for development complying with subsection 18.5.8.050.G.1.b, above, through transfer to a non-profit (IRC 501(3)(c) affordable housing developer or
public corporation created under ORS 456.055 to 456.235.
a. The land to be transferred shall be located within the project meeting the standards set forth in 18.5.8.050.G, subsections 4 - 6.
b. All needed public facilities shall be extended to the area or areas proposed for transfer.
c. Prior to commencement of the project, title to the land shall be transferred to the City, an affordable housing developer which must either be a
unit of government, a non–profit 501(C)(3) organization, or public corporation created under ORS 456.055 to 456.235.
d. The land to be transferred shall be deed restricted to comply with Ashland’s affordable housing program requirements.
3. The affordable units shall be comparable in bedroom mix and housing type with the market rate units in the development.
a. The number of bedrooms per dwelling unit in the affordable units within the residential development shall be in equal proportion to the number
of bedrooms per dwelling unit in the market-rate units within the residential development. This provision is not intended to require the same floor
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area in affordable units as compared to market-rate units. The minimum square footage of each affordable unit shall comply with the minimum
required floor based as set forth in Table 18.5.8.050.G.3.
Table 18.5.8.050.G.3
Unit Type
Studio
1 Bedroom
2 Bedroom
3 Bedroom
4 Bedroom

Minimum Required Unit Floor Area (Square Feet)
350
500
800
1,000
1,250

b.

The required on-site affordable units shall be comprised of the different unit types in the same proportion as the market dwelling units within the
development.
4. A development schedule shall be provided that demonstrates that that the affordable housing units per subsection 18.5.8.050.G shall be developed,
and made available for occupancy, as follows.
a. That 50 percent of the affordable units shall have been issued building permits prior to issuance of a certificate of occupancy for the last of the
first 50 percent of the market rate units.
b. Prior to issuance of a building permit for the final ten percent of the market rate units, the final 50 percent of the affordable units shall have been
issued certificates of occupancy.
5. That affordable housing units shall be distributed throughout the project
6. That affordable housing units shall be constructed using comparable building materials and include equivalent amenities as the market rate units.
a. The exterior appearance of the affordable units in any residential development shall be visually compatible with the market-rate units in the
development. External building materials and finishes shall be substantially the same in type and quality for affordable units as for market-rate
units
b. Affordable units may differ from market-rate units with regard to interior finishes and materials provided that the affordable housing units are
provided with comparable features to the market rate units, and shall have generally comparable improvements related to energy efficiency,
including plumbing, insulation, windows, appliances, and heating and cooling systems.
7. Exceptions to the requirements of 18.5.8.050, subsections G.2 – G.5, above, may be approved by the City Council upon consideration of one or
more of the following.
a. That an alternative land dedication as proposed would accomplish additional benefits for the City, consistent with the purposes of this chapter,
than would development meeting the on-site dedication requirement of subsection 18.5.8.050.G.2.
b. That an alternative mix of housing types not meeting the requirements of subsection 18.5.8.050.G.3.b would accomplish additional benefits to
the City consistent with this chapter, than would the development providing a proportional mix of unit types.
c. That the alternative phasing proposal not meeting subsection 18.5.8.050.G.4 provided by the applicant provides adequate assurance that the
affordable housing units will be provided in a timely fashion.
d. That the distribution of affordable units within the development not meeting subsection 18.5.8.050.G.5 is necessary for development of an
affordable housing project that provides onsite staff with supportive services.
e. That the distribution of affordable units within the development as proposed would accomplish additional benefits for the city, consistent with the
purposes of this chapter, than would development meeting the distribution requirement of subsection 18.5.8.050.G.5.
f. That the materials and amenities applied to the affordable units within the development, that are not equivalent to the market rate units per
subsection 18.5.8.050.G.6, are necessary due to local, State, or Federal Affordable Housing standards or financing limitations.
8. The total number of affordable units described in this section 18.5.8.050.G 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. Properties providing affordable units as part of the annexation process shall qualify for a maximum density bonus of 25 percent.
H. One or more of the following standards are met.
1. The proposed area for annexation is to be residentially zoned, and there is less than a five-year supply of vacant and redevelopable land in the
proposed land use classification within the current city limits. “Redevelopable land” means land zoned for residential use on which development has
already occurred but on which, due to present or expected market forces, there exists the likelihood that existing development will be converted to
more intensive residential uses during the planning period. The five-year supply shall be determined from vacant and redevelopable land inventories
and by the methodology for land need projections from the Housing Element of the Comprehensive Plan.
2. The proposed lot or lots will be zoned CM, E-1, or C-1 under the Comprehensive Plan, and that the applicant will obtain Site Design Review approval
for an outright permitted use, or special permitted use concurrent with the annexation request.
3. A current or probable public health hazard exists due to lack of full City sanitary sewer or water services.
4. Existing development in the proposed annexation has inadequate water or sanitary sewer service, or the service will become inadequate within one
year.
5. The area proposed for annexation has existing City water or sanitary sewer service extended, connected, and in use, and a signed consent to
annexation agreement has been filed and accepted by the City.
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6.

The lot or lots proposed for annexation are an island completely surrounded by lands within the city limits.

EXCEPTION TO STREET STANDARDS (AMC 18.4.6.020.B.1)
Exception to the Street Design Standards. The approval authority may approve exceptions to the standards section in 18.4.6.040 Street Design Standards if all
of the following circumstances are found to exist.
a. There is demonstrable difficulty in meeting the specific requirements of this chapter due to a unique or unusual aspect of the site or proposed use of the
site.
b. The exception will result in equal or superior transportation facilities and connectivity considering the following factors where applicable.
i. For transit facilities and related improvements, access, wait time, and ride experience.
ii. For bicycle facilities, feeling of safety, quality of experience (i.e., comfort level of bicycling along the roadway), and frequency of conflicts with vehicle
cross traffic.
iii. For pedestrian facilities, feeling of safety, quality of experience (i.e., comfort level of walking along roadway), and ability to safety and efficiency
crossing roadway.
c. The exception is the minimum necessary to alleviate the difficulty.
d. The exception is consistent with the Purpose and Intent of the Street Standards in subsection 18.4.6.040.A.
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PACKET MATERIALS
FROM THE
MAY 12, 2020
MEETING
_________________________________
PA-T3-2019-00001
1511 HWY 99 N

PA-T3-2019-00001
1511 HWY 99
_________________________________
Applicant’s Submittals
& Presentations
(Received 5/8/20)

ROGUE PLANNING & DEVELOPMENT SERVICES, LLC

May 8, 2020

RE: 2019-0001_T3
Annexation and Zone Change for the Property at 1511 Hwy. 99 N
Grand Terrace

Dear Planning Commissioners and Planning Division Staff,
This letter is intended to provide additional information for the record addressing the information that
has been received by the City of Ashland and is provided for the Planning Commission May 12 Hearing
in lieu of a 15 minute applicant presentation.
Contiguous Property:
The contiguity issue is not resolved at this point. The applicant and the City of Ashland have been in
communication with the representatives of Genessee-Wyoming, the track owners, and Central Oregon
and Pacific Railroad (CORP).
Contiguity and the railroad is of major concern for the applicant and it should be a major concern for the
City of Ashland as the Railroad’s position could prevent Ashland’s Long-Range Planning and
Comprehensive Planning Efforts since the 1980s from ever being realized. If the Railroad refuses
annexation, it appears that the Comprehensive Plan, the Housing Needs Analysis, Economic
Development Plans, Regional Problem Solving efforts, Normal Avenue Neighborhood among others
would need to be revised to alter Ashland’s growth areas to not include out-of-city Railroad Properties.
The representative of the Railroad have requested detailed information as to what impacts there are to
the railroad when their property is annexed. The attached map was shared with Gennesse-Wyoming
Real estate Division Manager in January 2020. This issue is still being worked through and should not
impact the Planning Commission Recommendations since the City Council is the approval authority.
Access Easement and Driveway Construction:
One of the accesses to the property is provided by a 30-foot wide ingress access easement. This is the
secondary access with the primary access directly from the highway.
Adequate transportation can be provided to the nearest public street (Hwy 99 N) via the use of the
easement. The proposal does not include the creation of any new public rights-of-way, public or private
streets, nor the creation of a private driveway. As per the code 18.5.8.050.E.1. the improvement of the
public street (Hwy. 99 N) to city standards is requested.
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The proposal seeks to improve the driveway within the easement area above and beyond the minimum
improvement standards of a 20-foot paved width as required when driveways are greater than 50-feet
in length and access more than seven parking spaces (AMC 18.4.3.080.D.3.) through the development
of a driveway with street like features as required in AMC 18.4.3.080.4., which is most similar to a Shared
Street standards. References to Shared Street are for illustrative purposes only because as stated in the
application materials, no public streets or private streets are proposed nor is the dedication of public
right-of-way, public streets or private streets or driveways required.
The driveway on the north end of the development (accessed via the existing driveway) would be
widened within the easement area to accommodate the proposed improvements. The driveway is not
proposed as the primary access as presented in the letter from Mr. Knox’s attorney. The northern
driveway is intended to be a secondary access. The Ashland Municipal Code 18.4.3.080. Access
Regulations for Multi-Family Developments, C. 3.d. requires that 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. There are more than 250 vehicle trips per day thus two
driveways are required. In the event that it would be allowed, the applicant would be willing to reduce
access to the north driveway to emergency vehicle or emergency vacation of the property by the tenants.
Further, the municipal code requires driveways be shared (AMC 18.4.3.080.C.4) for developments where
access to arterials is limited and for multi-family developments.
Joe Kellerman, Hornecker Cowling LLP provided the attached assessment of the easement. The issues
raised by Mr. Knox and his Attorney appear to be moot points as the Knox property is the servient
easement holder and the encroachments into the easement that at present restrict the width are
created and maintained by Mr. Knox.
The “intent” of the easement expressed in the letter from the Van Dijk’s is not founded in the actual
easement language. Additionally, in 1989, the subject property was within the City of Ashland Urban
Growth Boundary Area as a future City of Ashland, Low-Density, Multi-Family Residential Comprehensive
Plan area.
Traffic Impact Analysis:
ODOT has provided a preliminary review of the Transportation Impact Analysis (TIA) and has provided
formal review comments to the project team and to the City of Ashland. There are some minor
suggestions and considerations to be made, for example the barrier and five-foot sidewalk under the
trestle will be six-foot sidewalk with no barrier and the bus pull out taper needs to be increased. Both of
these items will be addressed on the Civil Engineering documents that get submitted with the Site Design
Review of the apartment complex development.
Both driveways will be permitted as full movement driveways. This means Right in and Right out / Left
in and Left out turning movements are allowed and no restrictions will be imposed.
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Frontage Improvements:
The proposal makes every attempt to provide sidewalk and landscape park row to the city of Ashland
and ODOT standards from the connection at Schofield to and through the property that demonstrates
compliance.
Public sidewalk, landscape park row, bicycle lane and other physical improvements to the Hwy. 99 rightof-way have been reviewed by the Oregon Department of Transportation (ODOT), and the Public Works
Department. Where the Ashland standards need exception is to not provide landscape parkrow for the
entirety of the sidewalk improvements, ODOT standards require an eight-foot curbside sidewalk, which
is proposed.
An email was received by Mr. Brian LeBlanc of Anderson Autobody regarding the frontage improvements
along his street frontage and questioning their location on his property. Based on a review by the project
surveyor (Polaris Land Surveying, surveyed subject property, Anderson Autobody property and Mr.
Knox’s property) there is no encroachment of the proposed sidewalks and right-of-way improvements
encroaching upon Anderson Autobody property.
Conclusion:
The project team finds that the continuity issue needs to be further explored and seeks legal advice from
the city on the validity of the comprehensive plan maps when there is no connection to the city limits
due to the presence of the railroad.
The proposal demonstrates compliance with the standards for annexation of the last, large acre multifamily residentially zoned land provided on in the city’s urban growth boundary. The proposed
conceptual plans are generally consistent with applicable standards, and other than minor
considerations with respect to the street standards, it can be found that with the requested exception
to the street design standards as addressed in the application Findings of Fact and the Staff Report. The
project team believes that it can be found that adequate vehicle, pedestrian, bicycle and transit facilities
can be provided to service the annexed area.
Many of the annexation criteria require concurrence of the Public Works Director, additionally, there
has been verbal agreements regarding the extension of services and how to address the overlapping
service district for the disposal of sanitary sewer and stormwater sewer. It is the property owners desire
to have staff from Public Works present at the hearing to address any concerns regarding the proposed
public infrastructure.
Thank you,

Amy
Amy Gunter
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Rogue Planning & Development Services, LLC
Amygunter.planning@gmail.com

ATTACHMENTS:
EXHIBIT A: Powerpoint presentation
EXHIBIT B: Joe Kellerman, Attorney with Hornecker Cowling LLP letter regarding easement (attached as Exhibit D
to letter)
EXHIBIT C: ODOT TIA Review, Dated May 7, 2020
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GRAND TERRACE
ANNEXATION AND SITE DESIGN REVIEW
FOR THE PROPERTY AT 1511 HWY. 99 N

The basic setbacks in the zone of six‐feet on each side, reducing the buildable width of the lot to 18‐feet
outside dimension, interior dimension of 16‐feet which is very narrow for a new single family, residence.
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ZONING AND COMPREHENSIVE PLAN

PROPOSED
ZONING MAP
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DENSITY
• 18.5.8.050 F. requires that all residential annexations
provide a plan demonstrating that development occur
at a minimum density that is 90 percent of the base
density in the zone unless a reduction in the total
number of units is necessary to accommodate
significant natural features, topography, access
limitations, or similar constraints.
The following section discusses the number of affordable
housing units based on the base density. This section
noted above though, provides that a reduction in the
number of units is allowed due to physical constraints,
and access limitations. Both of these apply to this
property. The applicant argues that the density as
described in 18.5.8.050.F determines the number of
affordable units as described in the following section.

• G. Except as provided in 18.5.8.050.G.7, below,
annexations with a density or potential density of four
residential units or greater and involving residential
zoned lands, or commercial, employment or industrial
lands with a Residential Overlay (R-Overlay) shall meet
the following requirements.
• 1. The total number of affordable units provided to
qualifying buyers, or to qualifying renters, shall be equal
to or exceed 25 percent of the base density as calculated
using the unit equivalency values set forth herein.
The project team contends that it was not intended that
the number of affordable housing units be determined
based on a density standard that is not achievable due to
physical and access constraints that restrict the actual
number of dwelling units able to be constructed.

CONCEPTUAL DEVELOPMENT PLAN
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ADDITIONAL HOUSING IS NEEDED
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PUBLIC INFRASTRUCTURE

TRANSPORTATION IMPACT ANALYSIS
Kelly Sandow PE, of Sandow Engineering, LLC has evaluated the impacts of the proposal.
Key findings of the TIA include – these are addressed in the Technical Memorandum and the TIA Review
Response Letter from ODOT dated May 7, 2020:
The TIA shows all studied intersections (Hwy 99N at South Valley View, Highway 99N at Jackson Road,
North Main Street at Jackson Road, North Main Street at Maple Street, and Hwy 99N at the project
access points) will meet the mobility standards through the Year 2034 with the addition of the traffic
associated with anticipated development of the subject property.
The addition of development traffic will not substantially increase queuing conditions over the
background conditions.
All site driveways are projected to operate safely and efficiently.
The TIA recommends that Highway 99N be restriped to include a left-turn lane for vehicles entering
the site.
The TIA review by ODOT concludes that the Transportation Planning Rule (TPR) has been met.
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OREGON DEPARTMENT OF TRANSPORTATION

SIDEWALK, PARK ROW, BIKE LANE
IMPROVEMENTS

There are numerous variations in the topography,
roadside improvements, uses of the frontage, etc.
along the frontage of the property and within the
public right-of-way for the highway frontage
The proposal seeks to come as close to the City of
Ashland Street Standards and comply with ODOT
standards when considering the topography and
adjacent improvements. The proposed
improvements will provide additional measures of
traffic calming and provide a safer pedestrian
environment than presently found in the area.
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ANDERSON AUTOBODY
FRONTAGE

Concern that the improvements were encroaching
onto Anderson Autobody property were raised.
All sidewalk improvements are outside of the private
property area and are approximatly six-inches outside
of the easement that extends from Anderson Autobody
into the ODOT ROW.
In the event that public utilities within the easements
along the frontage of the property are impacted, they
will be restored to pre-construction condition.

EASEMENT

• The use of the existing easement by the proposed
development is prohibited by the written word nor
by the “intent” as expressed by the van Dijk’s. When
the easement was granted the area was within the
Comprehensive Planned Urban Growth Boundary
and designated as multi-family. If the intent was to
restrict the access to the single-family residence,
that should have been recorded.
• Additionally, according to the property owner’s
attorney, the Knox Property is not the owner of the
easement and is the servient user.
• Staged photos should not be included in the record
as evidence of the impacts of the proposed multifamily residential development of the subject
property.
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ROG U E VAL L E Y
TRANSIT DISTRICT

• The proposed south
bound bus pull out area,
the transit stop and the
improvements were
reviewed by RVTD and
ODOT. The standards
differ slightly between the
two organizations and a
minor modification is
necessary, but overall,
RVTD supports the
proposal.
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Department of Transportation
Region 3 Planning and Programming
100 Antelope Drive
White City, Oregon 97503
Phone: (541) 774-6299

March 7, 2020
Mr. Derek Severson
City of Ashland – Community Development
51 Winburn Way
Ashland, OR 97529
RE: PA-T3-2019-00001, 1511 Highway 99 North
Dear Mr. Severson,
Thank you for providing the Oregon Department of Transportation (the “Department” or “ODOT”) with the
opportunity to provide comments associated with the zone change and annexation of approximately 16.87 acres
at 1511 Highway 99 North (“Subject Property”). ODOT has worked with the City and the applicant to try to
find solutions which work for all parties. Please find our comments below regarding this proposal.
i.

ii.

iii.

iv.

v.
vi.

ODOT has reviewed the Traffic Impact Analysis (“TIA”) prepared by the Sandow Engineering
and believe that it satisfies the requirements of the Transportation Planning Rule (OAR 660012).
The proposed southbound bus pullout has satisfactory width, striping, and exit taper. The
entrance taper requires an 8:1 taper rate and should be extended slightly from the 65’on sheet C.4
to approximately 80’.
ODOT is amenable to the proposed median cut north of the intersection of N Main St. and
Highway 99. A striped crosswalk would not be appropriate at this location given traffic speed
and sight visibility.
ODOT will require a hydraulic report demonstrating the proposal will not adversely affect State
facilities. We understand this will be conducted during the final engineering phase of the
project, after Planning Commission. As such, approval of PA-T3-2019-00001 should be
conditioned on written approval from ODOT of a satisfactory hydraulics report.
ODOT is satisfied with the proposed sidewalk and bike facilities with the exception of the
sidewalk under the trestle which should be at least 6’ in width.
Approval should be conditioned on the applicant obtaining a reservation indenture, access
permits and misc./utility permits from ODOT. The applicant may begin these processes by
contacting Julee Scruggs at Julee.Y.Scruggs@odot.state.or.us.

Please feel free to contact me at Micah.HOROWITZ@odot.state.or.us or 541-774-6331 should you have any
questions or concerns.
Sincerely,

Micah Horowitz, AICP
Senior Transportation Planner

PUBLIC COMMENTS
_________________________________
PA-T3-2019-00001
1511 Hwy 99

APPLICANT’S
REBUTTAL
_________________________________
PA-T3-2019-00001
1511 HWY 99 N

STAFF REPORT
APPLICATION
_________________________________
PA-T3-2019-00001
1511 HWY 99 N

Memo
DATE:

May 12, 2020

TO:

Ashland Planning Commission

FROM:

Derek Severson, Senior Planner

RE:

Grand Terrace Annexation

During the Planning Commission’s initial public hearing for the Grand Terrace annexation proposal back
in November, a number of issues were identified by the Planning Commission as needing to be further
addressed by the applicant. The Planning Commission continued the matter, and asked that the applicant
work with the Oregon Department of Transportation (ODOT) and Rogue Valley Transportation District
(RVTD) to address some outstanding transportation items and then take the proposal back to the
Transportation Commission for a recommendation before returning to the Planning Commission.
The item was scheduled to be heard by the Transportation Commission in March, however with the
COVID-19 pandemic and associated emergency declarations by the city and state, the March
Transportation Commission meeting was canceled and subsequent advisory commission meetings have
been suspended indefinitely. Staff believed it was prudent at this point to bring the matter back to the
Planning Commission for an evidentiary hearing to consider how each of the identified issues has been
addressed, and identify where Commissioners believe more attention is still needed. It is not staff’s intent
that a decision be made at the meeting tonight, but rather that Commissioners have a chance to
refamiliarize themselves with the proposal and the issues as they currently stand after six months, to
provide any feedback, and to schedule the matter for a later meeting if Commissioners believe it is
appropriate to do so at this stage.
The issues identified by the Planning Commission are summarized below, along with a summary of the
applicant’s response for each to date and any staff comments:


CONTIGUITY & THE RAILROAD PROPERTY
During the initial public hearing it was noted that the property was separated from the city
by railroad property which is not considered to be right-of-way and as such the property cannot
be found to be "currently contiguous" to the city as required in AMC 18.5.8.050.C. There was
some discussion of the possibility of extending a “cherry stem” of Highway 99 right-of-way from
the existing city limits to connect the property to the city limits.

Department of Community Development
51 Winburn Way
Ashland, Oregon 97520

www.ashland.or.us

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

Applicant Response
In a January 28, 2020 letter responding to the outstanding issues, the applicant notes that
railroads have historically been a quasi-public entity and that railroad right-of-way intersecting
streets or highway has never prevented annexations as the railroad was built for public use similar
to highway right-of-way, rather than as private land for development purposes. This letter and
its associated exhibits also speak to the history of donation land claims in the vicinity. The
applicant has also indicated that they are attempting to communicate with the railroad to
obtain consent to annexation.
Staff Comments
The surveying unit from the Oregon Department of Transportation (ODOT) has provided deed
records indicating that the Highway 99 corridor under the railroad overpass crosses
the railroad property via easement and as such, ODOT granting a "cherry stem" connection of
their right-of-way along the property frontage is not an option to resolve the issue.
In considering this issue, staff notes that AMC 18.5.8.060 provides that "When an annexation is
initiated by a private individual, the Staff Advisor may include other parcels of property in the
proposed annexation to make a boundary extension more logical and to avoid parcels of land
which are not incorporated but are partially or wholly surrounded by the City. The Staff Advisor, in
a report to the Planning Commission and City Council, shall justify the inclusion of any parcels other
than the parcel for which the petition is filed. The purpose of this section is to permit the
Commission and Council to make annexations extending the City’s boundaries more logical and
orderly."
Staff would further note that ORS 222.170 discusses "Annexation by consent before public
hearing or order for election" in subsection 4, noting that "Real property... or railroad... shall
not be considered when determining the number of owners, the area of land or the assessed
valuation required to grant consent to annexation under this section unless the owner of such
property files a statement consenting to or opposing annexation with the legislative body of the
city on or before a day described in subsection (1) of this section."
Based on the above, the current hearing was re-noticed as including both the state highway rightof-way and the railroad property abutting the property. This notice was sent to representatives
of the railroad. Subsequent to mailing of the hearing notice, representatives of the railroad
contacted staff via e-mail (see attached April 29, 2020 e-mail from CORP Railroad representative
Chad Mullarkey) to indicate that, “Without having more information to go off of the railroad does
not intend to allow its property to be annexed and does not approve of any developments that
include railroad property at this time.” Staff have e-mailed and left voicemail with an explanation
of the situation seeking further discussion and are awaiting a response. At this point, this issue
has not been resolved.


AFFORDABILITY
Several of the Planning Commissioners noted that the affordability requirement for annexations
in AMC 18.5.8.050.G does not provide for the exclusion of unbuildable areas from the base density
used in calculating the required number of affordable units. Commissioners asked that the
applicant address the affordability requirements based on the language in the Land Use
Ordinance.
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Applicant Response
The applicant asserts that while the Municipal Code requires that the number of affordable
housing units be determined by the base density of the property, where substantial areas of the
property are undevelopable it should exclude those areas. The applicant further emphasizes that
the Oregon Revised Statutes in ORS 660-008-005 defines buildable land to mean “residentially
designed land within the urban growth boundary, including both vacant and developed land likely
to be redeveloped that is suitable, available and necessary for residential uses…. Land is generally
considered suitable and available unless it: a) Is severely constrained by natural hazards as
determined under Statewide Planning Goal 7; b) Is subject to natural resource protection measures
determined under Statewide Planning Goals 5,6,15,16,17 or 18; c) Has slopes of 25 percent or
greater; d) Is within the 100-year flood plan; or e) Cannot be provided with public facilities.” The
applicant emphasizes that buildable land is considered in preparing the city’s Buildable Lands
Inventory (BLI), that the Housing Element of the Comprehensive Plan notes that density should
decrease with an increase in slope to avoid excessive erosion and hillside cuts (Policy 17), and
minimum density standards in AMC 18.2.5.080.B and 18.5.8.050.F provide for reductions in
minimum densities for significant natural features. The applicant argues that physically
constrained areas are not considered to be buildable lands and as such should not be considered
as part of the area for development for purposes of calculating density. Here, a substantial area
of the property has slopes of more than 35 percent, riparian drainages and wetlands that will
prevent the extension of infrastructure and construction of dwellings and should be excluded
from density calculations.
Staff Comments
In staff’s assessment, the issue for the Commission in November was not whether unbuildable
lands were to be excluded from base density and minimum density calculations. AMC
18.5.8.050.F is clear in requiring a demonstration that development, “will ultimately occur at a
minimum density of 90 percent of the base density for the zone, unless reductions in the total
number of units is necessary to accommodate significant natural features, topography, access
limitations, or similar physical constraints.” The issue raised by Commissioners back in November
was that AMC 18.5.8.050.G.1 reads, “The total number of affordable units provided to qualifying
buyers, or to qualifying renters, shall be equal to or exceed 25 percent of the base density as
calculated using the unit equivalency values set forth herein.” There is no clear provision for a
reduction in the base density when calculating the number of required affordable units for
annexations as there is in calculating the minimum density requirement. Staff would note that
City regulations require that constrained lands (hillsides, water resource protection zones for
streams and wetlands, and lands with significant natural features) be excluded from development
and historically these lands have been excluded from the affordability calculations as well as from
the minimum density.
TRANSPORTATION ISSUES


Existing Easement
Planning Commissioners asked that the applicant provide evidence that the existing 30-foot wide
mutual access easement in place near the veterinary hospital will support the eventual access
proposed in the conceptual development plan in terms of its width, location, any restrictions in
easement language and ability to accommodate accessible improvements.
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Applicant Response
The applicant has indicated that access to the property is provided by a 30-foot wide ingress
access easement and notes that there are no reservations or limits noted upon the easement.
The applicant further explains that there is a 25-foot wide right of access to the highway from the
easement, and that the applicant’s attorney has reviewed the easement and found no
restrictions. The applicant has included a survey noting the easement area along with the
easement language.
Staff Comments
Multi-family zoned property is not required to provide dedicated public streets with
development. City standards in AMC 18.4.3.080.D.3 require that, “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; be clearly
and permanently marked and defined; and provide adequate aisles or turn-around areas so that
all vehicles may enter the street in a forward manner.” In addition, AMC 18.4.4.030.F.2.a requires
that areas for vehicle maneuvering, parking and loading have a five-foot wide landscaped
screening strip where abutting a property line. A 30-foot width would accommodate a 20-foot
driveway with five feet of landscaping on each side.


Street Lighting
The Planning Commissioners requested that the application include details for street-lighting to
increase pedestrian safety along the corridor, with particular focus on the driveway
locations. Planning staff have also suggested that the applicant consider how they might more
clearly delineate the northern driveway entrance at the street for drivers in conjunction with
proposed frontage improvements.
Applicant’s Response
The applicant’s January 28, 2020 response letter indicates that an ODOT-standard cobra style
street light or City-standard pedestrian-scaled streetlight will be placed near the improved
driveway apron. In addition, Exhibits C.3 and C.4 illustrate a total of five additional lights to be
installed along the property frontage.
Staff Comments
The applicant has provided details of lighting placement along the frontage.



Southbound RVTD Bus Stop
Planning Commissioners asked that the applicant work with RVTD and ODOT to provide design
details for a southbound RVTD bus stop on the subject property’s frontage which would likely
need to include a pull-out, shelter with lighting, sidewalk, accessible loading pad and accessible
route to the site, any necessary retaining, and a merge lane for the bus to re-enter the travel lane
at an appropriate speed.
Applicant
The applicant notes that the project team has met with RVTD and its Bus Stop Committee, and a
new, southbound bus pull-out lane, bus stop pad and future electric conduit to provide low
voltage power is proposed to be provided south of the main driveway entrance to the site.
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Staff Comments
The applicant’s Exhibit C.4 illustrates the proposed bus pull-out lane, shelter and street light
placement, and a proposed walkway connecting from the shelter onto the project site. It appears
that this issue has been addressed.


Bicycle & Pedestrian Connectivity to Northbound RVTD Stop/s
The Planning Commissioners asked that the applicant address safe bicycle and pedestrian
connectivity to the existing northbound RVTD “flag stop” located south of the railroad bridge likely
to include an enhanced crossing from the flag stop across Highway 99N, and also asked that the
applicant address ODOT’s previous recommendation for an extra-wide shared use path generally
from the enhanced crossing to the southern driveway on site. (The approval criteria for
annexation include that, “Likely pedestrian destinations from the project site shall be determined
and the safe and accessible pedestrian facilities serving those destinations shall be indicated (AMC
18.5.8.050.E.3).”
Applicant Response
In the January 28, 2020 letter, the applicant notes that there are two northbound RVTD stops
within 1,800 to 2,00 feet of the property. The first is near the intersection of North Main Street
and Highway 99N, and the applicant emphasizes that it is a legal pedestrian crossing. The
applicant indicates that in conversation with ODOT traffic engineers, while they support that the
intersection is a pedestrian crossing, it cannot be marked with new striping, rapid flash beacons
(RRFB’s) or similar because the number of pedestrian crossings of the highway, volume of
pedestrians, volume of vehicle traffic and vehicle speeds to rise to the threshold for allowing a
marked crossing. The applicant further indicates that ODOT does support a median refuge at the
intersection of North Main and Highway 99N along with “Pedestrian Crossing” signage, and notes
that the median in this area that would have provided a pedestrian refuge was recently removed
to better enable vehicles crossing at this intersection. A smaller median is in place south of the
intersection, but improvements would be necessary to create an adequate pedestrian refuge.
The other northbound stop is near the intersection of Valley View Road and Highway 99N. This is
a signaled intersection with a painted crosswalk in place on three of the four legs of the crossing.
The applicant emphasizes that the subject property and its proximity to both northbound stops
and the new proposed southbound stop are within Transit Supportive Areas in the RVTD 2040
Transit Master Plan as the property is within the “quartermile walkshed” from transit stops. This
consists of areas that are within a typical five-minute walk at a normal walking pace. The applicant
concludes that like most areas in the community, there is not a northbound and southbound bus
stop along the property frontage and this does not prevent commuters from crossing Highway
99N (or Siskiyou Boulevard or Highway 66) to access transit stops where they are not directly
connected via a crosswalk or signalized intersection.
Staff Comments
In conversations with ODOT staff, they have indicated that they do not believe any new pedestrian
crossings of Highway 99 are appropriate given the speeds, traffic volumes, sight and stopping
distances when weighed against the anticipated number of pedestrians.
Staff have not seen designs drawings for any potential improvements to the existing median at
the intersection of North Main Street and Highway 99N to provide pedestrian refuge and signage.
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Exception to Street Standards/Curbside Sidewalks
At least one Planning Commissioner has questioned whether Exceptions to the Street Design
Standards are merited, and others have inquired whether a curbside sidewalk is appropriate
adjacent to a 45 MPH travel lane. Staff have recommended that the applicant more clearly
articulate the basis for the requested Exceptions to not provide standard parkrow in terms of the
on-site conditions in specific sections of the roadway (i.e. based on available right-of-way,
topography, existing constraints, etc.).
Applicant Response
In the January 28, 2020 response letter, the applicant speaks to frontage improvements,
explaining that along the entire frontage of the subject property a standard sidewalk and parkrow
configuration is proposed except where the installation of the bus pull-out lane and bus shelter
instead necessitate an eight-foot curbside sidewalk. The applicant discusses specific sidewalk
sections in terms of the station numbers on the civil drawings.









Stations 1-16 (North of Land of Paws): An 8-foot curbside sidewalk is proposed. The
applicant explains that there is a large roadside ditch and private property belonging to
Anderson Autobody which prevent parkrow installation, and this curbside sidewalk will
connect to existing curbside sidewalk to the north.
Stations 16-23: A 3-foot bike buffer, 6-foot bike lane, 7-½ foot parkrow, and 6-foot
sidewalk are proposed along this section of the property frontage.
Stations 23-27: A bus pull-out lane, bus stop and 8-foot curbside sidewalk are proposed
along this section of the property frontage. Parkrow here has been replaced by the bus
pull-out lane.
Station 27-34: A 3-foot bike buffer, 6-foot bike lane, and 8-foot curbside sidewalk are
proposed. The applicant explains that this section is physically constrained by a steep
roadside embankment and by the railroad trestle.
Station 34 – Schofield/North Main: A 6-foot bike lane, 7½ -foot parkrow and 6-foot
sidewalk are proposed in this section.

Staff Comments
The applicant here has explained the improvements proposed and where/why exceptions to city
standards are needed.


Speed reduction
Based on the Planning Commission discussion, staff have also suggested that it may be in the
applicant’s interest to discuss the possibility of a speed reduction on the Highway 99 North
corridor from Valley View Road south into Ashland as one means of addressing pedestrian safety
and the ability of the RVTD buses to merge back into traffic from a stop.
Applicant
The applicant notes that ODOT is the authority on highway markings for pedestrian crossings and
for highway speed limits, and at this time there is not enough justification for speeds to be lower.
The applicant indicates that with a change in roadside culture through annexation and
development, driving habits can change. They suggest that after improvements are made, a
formal speed study to seek a reduction in highway speeds can be undertaken and eventually, if
speeds are reduced and pedestrian volumes increase, potential marked crossings could be
approved by ODOT.
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Staff Comments
Speed reduction would ultimately require an application to ODOT after which they would conduct
a zonal analysis and a decision would ultimately come from the state traffic engineer.



Traffic Impact Analysis (TIA)
ODOT had previously provided comment (October 25, 2019) on the Grand Terrace TIA, noting
among other things that they had observed queuing significantly greater than that noted in the
TIA for both the OR99 & Valley View and the Main & Maple intersections.
Applicant Response
The applicant’s traffic engineer, Kelly Sandow, P.E., has submitted a technical memorandum in
response to ODOT’s original review comments. In the January 28, 2020 letter from the applicant
responding to outstanding issues, the applicant notes that ODOT has provided preliminary review
comments on the technical memorandum to the applicant team with minor suggestions, but that
generally there were no major issues or concerns to require additional TIA data or off-site
intersection improvements. The applicant has provided a February 24, 2020 e-mail from Wei
(Michael) Wang, P.E. & M.S., the Region 3 Interim Access Management Engineer with ODOT which
indicates that ODOT had reviewed the technical memorandum and had no further review
comments at this time.
Staff Comments
In speaking with ODOT staff, they have indicated that at this point, ODOT has given their final signoff to the TIA with the addition of the technical memorandum. Formal written comments to this
effect from ODOT have not been provided, however ODOT has been notified of the upcoming
electronic meeting on May 12th, and may provide additional written comments prior to May 12th.

Next Steps
Staff believes that at this stage, it would be helpful for the Planning Commissioners to weigh in on the
above issues. From there, the Commission might either continue discussions and deliberation to a date
certain, or identify the outstanding areas where they believe further information from the applicant is
needed.
Supporting Information:


Packet Materials Provided for May 12 Meeting












2020-0504 E-mail from Amy Gunter re: ODOT TIA comments
2020-0504 Written Submittal from Sydnee Dryer for neighbor Scott Knox
2020-0429 E-Mail and Attachment from CORP Railroad Representative Chad Mullarkey
2020-0428 E-Mail from Anderson Autobody
2020-0228 Severson e-mail re: ODOT update
2020-0203 Applicant’s TIA Response Technical Memo
2020-0128 Applicant’s Letter Responding to PC Issues
2020-0107 ODOT Survey Unit Materials re: Railroad Right-of-Way
2020-0106 E-mail from Barbara Allen
2019-1112 Exhibits Submitted during November PC Hearing

Department of Community Development
51 Winburn Way
Ashland, Oregon 97520

www.ashland.or.us

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



Link to the October 2019 Planning Commission Packet: http://www.ashland.or.us/files/2019-10-

08_PC_Packet-web.pdf
NOTE: This hearing was postponed to November at the applicant’s request but packet material was
distributed via the link above.


Link to the November 2019 Planning Commission Packet: http://www.ashland.or.us/files/2019-11-

12_PC_Packet_web.pdf


Link to the November 2019 Planning Commission Video:
https://videoplayer.telvue.com/player/w9sPsSE7vna3XTN_39bs1rEXjVWF0kfP/media/525050?fullscree
n=false&showtabssearch=true&autostart=true&jwsource=cl



Link to the March 2020 Transportation Commission Packet:
https://www.ashland.or.us/files/TC_Packet_3.19.20.pdf
NOTE: This hearing was canceled to the COVID-19 emergency declaration, but packet material was
distributed via the link above. The packet includes new transportation-related Information provided by
the applicant since the initial Planning Commission hearing including:

Department of Community Development
51 Winburn Way
Ashland, Oregon 97520

www.ashland.or.us

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

EXHIBIT D

Leo J. van Dijk D.V.M.
78041 Allegro Ct.
Palm Desert, CA. 92211
11/21/2019

Scott Knox D.V.M.
Owner: Knox Veterinary Properties
3700 Fieldbrook Ave
Medford, OR 97504

Dear Scott Knox D.V.M.:
This letter is in response to your inquiries concerning my intent for use of the easement that
transects your property (tax lot 1704) to the property I sold to Ben and Linda Zare' (tax lot
1700). I understand that this property is now under consideration by the Ashland Planning
Commission for incorporation into the City of Ashland for an apartment development. The
intention of this easement was for access to the house above. I also raised cattle on the property
and wished to have access to the "Zare'' property for the cattle. I did not envision that it would
be used for 196 apartments. I did not intend its use for that level of traffic or density, nor did I
intend to burden your current property with high levels of traffic through that easement from an
apartment complex.

Sincerely,

:k-0 ){� Yj�r"
Leo J. van D1Jk D.V.M.

Date:_.L........-"-----.<----1--1-----+-<-------------
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ROGUE PLANNING & DEVELOPMENT SERVICES, LLC

January 28, 2020

RE: 2019-0001_T3
Annexation and Zone Change for the Property at 1511 Hwy. 99 N
Grand Terrace

Dear Planning Commissioners and Planning Division Staff,
This letter is intended to provide additional information for the record addressing the Planning
Commissioners questions and concerns raised at the November 12, 2019 Planning Commission Public
Hearing.

Contiguous Property:
The property owner and the applicant has relied on adopted city of Ashland adopted maps and
comprehensive plans to create the proposal for annexation. The urban growth boundary in the area was
created by and adopted by the city of Ashland. The comprehensive plan and maps were adopted by the
state of Oregon showing the urban growth boundary extending across railroad property. The property
owner and the applicant used the city’s maps to meet the burden of proof that the property is contiguous
with the city limits due to the historical precedent that annexations across railroad property is allowed.
This issue lies with the City’s Comprehensive Plans and adopted maps which include a substantial area
of the city’s future growth where contiguity cannot be demonstrated.
The railroad has historically throughout the state of Oregon been considered a quasi-public entity and
never in the history of Ashland or other Oregon jurisdictions has the railroad intersecting existing streets
and / or the highway prevented annexations. The railroad was built for the benefit for the public use
similar to the roadway and not as private land for development purposes.
The subject property and all adjacent properties are part of Donation Land Claims (DLC) prior to
December 1, 1850. The property and adjacent properties all existed prior to the development of the
railroad. The railroad obtained bargain and sale deeds granted by property owners along the proposed
line of the railroad in 1883. The attached map and property schedule provide the details of the
acquisition. The area of the property and contiguous area in question is highlighted on Exhibits A. Based
on the attached map of DCL 1855, certified in 1929, the “Road to Yreka” appears in generally the same
location as the highway today. The Oregon Highway Department obtained right-of-way through license
agreement for the “relocated” centerline of OR Hwy99 in 1934.
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The Oregon Revised Statutes 222.111 (1) allows for the boundaries of the city to be extended through
the annexation of territory that is not within a city, and that is contiguous to the city or separated from
it only by a public right of way or a stream, bay, lake or other body of water.
A map demonstrating the extension of the city limits along the north side of the ODOT right-of-way and
the subject property rezoned as R-2 is attached (Exhibit B).
Representatives for Oregon Department of Transportation supported annexation of the entirety of the
highway right-of-way where the property abuts the highway frontage.

Access Easement:
Access to the property is provided by a 30-foot wide ingress access easement. The easement area is
noted on an attached survey of the adjacent property through which the easement is provided. There
are no reservations or limits noted upon the legal access easement. There is a 25-foot wide right of
access to the highway from the easement. The property owner’s attorney has reviewed the easement
and found no restrictions. Attached Exhibit D.

Traffic Impact Analysis:
ODOT has provided a preliminary review of the Transportation Impact Analysis (TIA) and has provided
comments to the project team. There are some minor suggestions and considerations to be made, but
generally, there were no major issues or concerns that require additional TIA data or off-site intersection
improvements.
Based on site visits, preliminary review of speeds, a full access driveway on the southside of the property
will be permitted. The driveway on the north end of the development (accessed via the existing
driveway) would be widened with the easement area to accommodate improvements, is already a full
movement driveway. This driveway is shared with the adjacent business. There is a 25-foot wide right of
access to the highway at this location. The right of access driveway apron will be improved to ODOT
Standards. A standard cobra style streetlamp and/or a 14-foot tall, pedestrian scaled streetlight will be
provided placed near the intersection of the improved driveway apron and the highway right-of-way.
The exact location of the streetlight will be determined based on the final driveway approach layout and
required improvements.
In discussions with the Traffic Engineer, Kelly Sandow PE, owner and principal engineer at Sandow and
Associates, the Traffic Impact Analysis uses Syncro to model the traffic. The models are based on “ideal”
traffic conditions and assesses the movement of the vehicles through the intersections. The model does
not account for traffic impacts from “bumps” that are caused by a bus, pedestrian traffic, garbage trucks,
deer crossings, etc. These somewhat random slowdowns in the daily traffic flow, at times causes traffic
congestion. Random events such as a bus or the garbage truck cannot be modeled. There is some
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accounting for “random events” and their impact on the highway traffic timing that was factored into
the TIA. These included increasing the number of pedestrians crossing at the intersections to increase
the highway wait time at the lights. Also, the duration of the green light time was decreased on the
highway to slow the model.
The TIA calculated vehicle trips based on a potential unit count of up to 251. This is less than the density
of the total property area calculated before the removal of the unbuildable areas of the property, and
would not impact the traffic modeling.
As noted, the final analysis of the Traffic Impact Analysis (TIA) has not been completed, ideally this
information will be provided before the public hearing and can confirm that no off-site intersections
improvements will be necessary. The property and the area of the current urban growth boundary which
includes the subject property with R-2 zoning were included in the city’s Transportation System Plan and
the future traffic impacts were accounted for.
Oregon Department of Transportation is the authority on the highway intersection markings for
pedestrian crossings and highway speeds. At this time, there is not enough justification for speeds to be
lower, or for the existing pedestrian crossings to be modified.
With a change in roadside culture through the annexation and development of the property, driving
habits change. After the improvements are made, a formal speed study to seek a reduction of the
highway speeds can be undertaken. Eventually, if the speeds are reduced and ideally pedestrian volumes
increased, support potential for marked crossings can be approved from ODOT.

Frontage Improvements:
The proposal makes every attempt to provide sidewalk and landscape park row to the city of Ashland
and ODOT standards from the connection at Schofield to and through the property that demonstrates
compliance. There are substantial roadside factors that prevent complete compliance. As addressed in
the findings addressing the exception to street standards, when considering the exception to street
standards criteria, and the steep embankment adjacent to the highway surface and adjacent, off site
highway improvements, the exception to street standards is warranted. Along the entire frontage of the
subject property where abutting the ODOT right-of-way, standard parkrow, sidewalk is proposed
excepting in the locations of the bus pull out lane and bus shelter area where an eight-foot curbside is
proposed.
The revised Civil Engineering Plans are provided (Exhibit C (C.1-C.4)). The plans detail the public
improvements. Beginning at Station #1 to Station #16, north of Land of Paws, an eight-foot wide curbside
sidewalk is proposed. This complies with ODOT standards for curbside sidewalk and exceeds city of
Ashland standards for curbside sidewalks. There is a large roadside ditch and private property (Anderson
Autobody) that prevent installation of a sidewalk and parkrow. Additionally, this curbside sidewalk
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connects to the existing curbside sidewalks that extend north to the intersection of Valley View Road
and HWY 99N. Station #16 to Station #23, a six foot wide sidewalk and seven and one half foot parkrow,
six-foot bike lane with three-foot bike lane buffer from the vehicle travel lane is proposed. At Station
#23, the extended RVTD bus stop pull out lane for a southbound bus stop is proposed. This extends to
Station #27+. Within the bus stop pull out, an eight-foot wide curbside sidewalk is proposed. From
Station #27+ to approximately Station #34, an eight-foot wide curbside sidewalk, six-foot bike lane and
where present, three-foot bike land buffer is proposed. This portion of the property frontage is physically
constrained with a steep roadside embankment, railroad property, constraints of the width of the
railroad trestle. From Station #34 to the intersection of Schofield Street and North Main Street a six-foot
sidewalk and seven- and one-half foot planting strip and six-foot bike lane is proposed.
In the areas where the standard city sidewalks and parkrows cannot be installed due to the presence of
steep roadside embankments and/or lack of public right-of-way or other private property
encroachments by the adjacent properties not under the ownership of the property proposed for
annexation, an eight-foot wide curbside sidewalk is proposed. This is a larger standard than required by
Ashland codes, and complies with the standard from ODOT.
Public sidewalk, landscape park row, bicycle lane and other physical improvements to the Hwy. 99 rightof-way have been reviewed by the Oregon Department of Transportation (ODOT), and the Public Works
Department. Where the Ashland standards need exception is to not provide landscape parkrow for the
entirety of the sidewalk improvements, ODOT standards require an eight-foot curbside sidewalk, which
is proposed.

Public Transit:
The project team has met with representatives from Rogue Valley Transit District (RVTD) and has met
with the RVTD Bus Stop Committee. A new, southbound bus pull out lane, bus stop pad and future
electric conduit to provide low voltage power is provided to the south of the proposed main driveway
entrance to the site.
There are two North bound stops present within approximately 1,800 – 2,000 feet from the property.
The first north bound stop that is nearest is on the east side of the highway, near the intersection of
North Main Street and the highway. This is a legal, pedestrian crossing.
According to ODOT Traffic Engineers, they support that the intersection is a pedestrian crossing, but it
cannot be marked with striping, Rapid Flashing Beacon (RRFB) or similar. This is because the pedestrian
crossing of the highway, volume of pedestrians, volume of vehicle traffic and vehicle speeds does not
rise to the thresholds for allowing marked crossing. ODOT does support a median refuge at the
intersection of North Main and the highway and “pedestrian crossing” signage. The median that was
recently removed would have provided pedestrian refuge. There is a smaller median south of the
intersection, improvements would be necessary to create a adequate pedestrian refuge.

4

ROGUE PLANNING & DEVELOPMENT SERVICES, LLC

The other north bound stop is nearer the intersection of Valley View Road and the highway. This crossing
is a signaled intersection with painted cross walk.
The subject property and the proximity to both north bound stops and the new south bound stop are
within the Transit Supportive Areas in the RVTD 2040 Transit Master Plan. The property is within the
“Quartermile Walkshed” from transit stops. The quarter-mile walkshed consists of areas that are within
a typically five-minute walk at a normal walking space. Like most of the community, there is not a south
bound and a north bound bus stop along the frontage of the property. This does not prevent commuters
from crossing HWY 99N, Siskiyou Boulevard, HWY 66, from accessing transit stops where not directly
connected via a crosswalk or signaled intersection.
See attached map for the Transit Supported area from the RVTD 2040 Transit Master Plan (EXHIBIT E).

Residential Density:
The project team finds that the municipal code requires that the number of housing units is determined
by the base density of the property, but should in cases where substantial areas are undevelopable
exclude the property area that is considered undevelopable or unbuildable areas.
We believe it can be found that the proposed density of the property is based on the Oregon Revised
Statues for what is defined as “Buildable Land” and what is defined as buildable land in the Buildable
Lands Inventory of the City of Ashland.
Oregon Revised Statutes (ORS 660-008-005):
Buildable Land means residentially designated land within the urban growth boundary, including both
vacant and developed land likely to be redeveloped, that is suitable, available and necessary for
residential uses. Publicly owned land is generally not considered available for residential uses. Land is
generally considered suitable and available unless it:
(a) Is severely constrained by natural hazards as determined under Statewide Planning Goal 7;
(b) Is subject to natural resource protection measures determined under Statewide Planning Goals 5, 6,
15, 16, 17 or 18;
(c) Has slopes of 25 percent or greater;
(d) Is within the 100-year flood plain; or
(e) Cannot be provided with public facilities.
The 2011 Buildable Lands Inventory provides an analysis of the “net buildable acres” that excludes
restricted hazard areas and restricted resource protection areas. The city’s own buildable lands analysis
excludes hazard areas, before determining the availability of buildable land for the purposes for
determining whether an adequate supply of buildable land is available for housing and business
development. That would appear to be based on the element of base density.

5

ROGUE PLANNING & DEVELOPMENT SERVICES, LLC

Furthermore, according to the Housing Element of the Comprehensive Plan, Policy 17: Development
standards shall be used to fit development to topography, generally following the concept that density should
decrease with an increase in slope to avoid excessive erosion and hillside cuts.

The density standards found in AMC 18.2.5.80.B. state that…the density in the R-2 and R-3 zones shall
be computed by dividing the total number of dwelling units by the acreage of the project, including land
dedicated to the public and subject to the exceptions below. The exceptions are to the minimum density
standards which provide for the protections of floodplains, streams, land drainages, wetlands, and/or
steep slopes.
The municipal code in section 18.5.8.050 F. requires that all residential annexations provide a plan
demonstrating that development occur at a minimum density that is 90 percent of the base density in
the zone unless a reduction in the total number of units is necessary to accommodate significant natural
features.
The guiding documents of the city including the Comprehensive Plan, and the Buildable Lands Inventory
speak to protections of natural areas when computing density.
There are exceptions provided that allow for minimum densities to be reduced when there are physical
constraints, such as those listed in the ORS which do not allow for development and should not be
considered part of the area of development for the purposes of calculating density.
A substantial area of the property having more than 35 percent slopes, riparian drainages, and wetlands,
that prevent construction of dwelling units and infrastructure and other site developments necessary
for residential development. In reviewing the municipal code, the 2011 Buildable Lands Inventory, and
the Oregon Revised Statues definition of what is buildable, it would be prudent that these unbuildable
areas should to be excluded from the base density calculations. In the event they are not, there are
physical constraints on the property that allow for exceptions to the minimum density standard.
The proposed layout demonstrates how with limited height (not allowing multi-family residential along
a transit corridor to be more than two and one-half story or 35-feet whichever is less) and limited
physical area of development due to the areas of severe constraints provides a substantial area of new,
much needed multi-family residential dwellings that complies can be developed.
Lastly, we find that in previous annexation and / or zone change requests that involved land that was
physically constrained, the area of constraint was excluded from the base density calculations. Attached
is a portion of the 2004 Planning Commission decision, affirmed by the City Council decision that a
wetland area reduced the lot area for the purposes of calculating density. The resulting number of
affordable housing units was based upon the reduced density, not the total project area. This property
has developed as an affordable housing complex by the Jackson County Housing Authority, ultimately
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modifying the original approval. In addition, the density of a recently approved rezoning of RR-5 property
at 475 E Nevada Street was reduced base density. In the approval findings, it is recognized that the
density is reduced based on excluding areas that are unbuildable. These are two examples of recent
decisions that appear to clearly permit the density of the property and the resulting required affordable
housing units to be based on the areas excluding the constrained land. The proposal is consistent with
similar approvals with respect to density calculations.
At this time, the number of proposed units and achieving the minimum density of the property based on
excluding the areas that are unbuildable is met with the current layout of 182 dwelling units per unit
count for density standards purposes with 196 actual residential units. There are solutions to this issue
that include revising the lot area through a property line adjustment or an increase in the number of
units and the number of parking spaces. The solution will need to be determined based upon further
discussion with the Planning Commission.

Conclusion:
The project team finds that the continuity issue needs to be further explored and seeks legal advise from
the city on the validity of the comprehensive plan maps when there is no connection to the city limits
due to the presence of the railroad.
The proposal demonstrates compliance with the standards for annexation of the last, large acre multifamily residentially zoned land provided on in the city’s urban growth boundary. The proposed
conceptual plans are generally consistent with applicable standards, and other than minor
considerations with respect to the street standards, it can be found that with the requested exception
to the street design standards as addressed in the application Findings of Fact and the Staff Report. The
project team believes that it can be found that adequate vehicle, pedestrian, bicycle and transit facilities
can be provided to service the annexed area.
Many of the annexation criteria require concurrence of the Public Works Director, additionally, there
has been verbal agreements regarding the extension of services and how to address the overlapping
service district for the disposal of sanitary sewer and stormwater sewer. It is the property owners desire
to have staff from Public Works present at the hearing to address any concerns regarding the proposed
public infrastructure.
Thank you,

Amy
Amy Gunter
Rogue Planning & Development Services, LLC
Amygunter.planning@gmail.com
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ATTACHMENTS:
EXHIBIT A: Railroad Property Schedule and Map; DLC map
EXHIBIT B: Easement and Survey of easement
EXHIBIT C: Civil Engineering Plans (C.1 – C.4)
EXHIBIT D: Draft Zoning Map
EXHIBIT E: RVTD Transit Master Plan Transit Supportive Areas - 2042
EXHIBIT F: ODOT Email re. RRFB Beacon and intersection crossing
EXHIBIT G: Findings for 380 Clay Street (PA2004-141)
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EXHIBIT B

Zoning Map
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2040 TRANSIT MASTER PLAN

ROGUE VALLEY TRANSPORTATION DISTRICT

Figure 20: Transit Supportive Areas – 2042
Brown

0

Rd

S
S

Eagle
Point

Alta
V

1

2

3 Miles

ista

Rd

Denman
Wildlife
Refuge

¯

e
Av
ey

Agate Rd

sta
ha

- E
a g l e Point
Rd

R il

oung Rd
Nic k Y

boro

s

Dr
Crysta l

Tresham Ln

234

140
d Rd

W

Kirtla n

11Th St

Avenue G

An

te
l

op e Rd

White
Antelope Rd City
Avenue A

Denman Wildlife
Refuge

Rd

Bl a ckw ell Rd

Corey Rd

E Gregory

Rd

Beall Ln

E Jackson St

H illcrest Rd

Kings Hwy

Stewart Ave

E Barnett Rd

N Pho e nix Rd

W 10Th St

S Columb us Ave

Lozier Ln

E Mcandrews Rd
Spring St

Garfield St

§
¦
¨

S o u th Sta ge Rd

5

e
N R s

G r iffin Creek Rd

Hull Rd

Arnold Ln

St

S 3Rd

o

Phoenix

St
Suncrest

Rd

Colver Rd

Pioneer Rd

99
W Val
le

Talent

yV

ie w

Rd

l
Ta

Wagner Cr e e k

en

tA

ve

Eagl e M
il l

Rd

Rd
Sce n ic

Quartermile Walkshed from Transit Stops

Oa k St

Rd

dy

Ca

Ross Ln N

Rd
W Main St

Bellinger Ln

Popla r D r

ge
Sa

238

Prescott Park

H:\21\21289 - RVTD 2040 Transit Master Plan\gis\TMP\Fig20_Transit Supportive Areas TAZs 2042.mxd - jsommerville - 4:56 PM 6/19/2019

Hanley Rd

Delta Waters Rd

Medford

Ross Ln

Jacksonville

N Fo othill Rd

62
le

Central
Point

E Vilas Rd

Bi d d

Taylor Rd

Rd

Black Oak Dr

Rd

Table Rock Rd

e

Wilson Rd

er
ng S t
ni h
P e 10T
N

ta
g

t Rd
Gr a n

Ol d
S

Crater Lake Ave

Upton Rd

Gibbon Rd

Dr

BS
A Stt

2042 Transit Supportive TAZs Higher Density
Ashland
2042 Transit Supportive TAZs Lower Density

EM

ai n St

Ashland St

66

Urban Growth Boundaries
RVTD District Boundary

Page 54 | 2040 TMP | November 2019

EXHIBIT E

Amy Gunter <amygunter.planning@gmail.com>

Grand Terrace - Revised Civil Plans
HOROWITZ Micah <Micah.HOROWITZ@odot.state.or.us>
Fri, Jan 24, 2020 at 8:48 AM
To: Amy Gunter <amygunter.planning@gmail.com>
Cc: "West, Paige" <pwest@rvtd.org>, Sean Eisma <seisma@rvtd.org>, MARMON Jenna
<Jenna.MARMON@odot.state.or.us>, BOARDMAN Jennifer
<Jennifer.BOARDMAN@odot.state.or.us>, MORRIS Michael L
<Michael.L.MORRIS@odot.state.or.us>, FITZGERALD William
<William.FITZGERALD@odot.state.or.us>
Hi Amy – per ODOT Traﬃc:

RRFB cannot be used with the minimal pedestrian volume. We can support a
unmarked pedestrian crossing with a median refuge and signing as an alternative.

Best regards,
Micah

Micah Horowitz, AICP
ODOT Region 3 | Senior Transportaon Planner
100 Antelope Road, White City, OR 97503
p: 541.774.6331 | e: micah.horowitz@odot.state.or.us

[Quoted text hidden]
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EXHIBIT G

SANDOWENGINEERING
160 MADISON STREET, SUITE A

EUGENE, OREGON 97402

541.513.3376

TECH MEMO
TO:

Michael Wang PE
Oregon Departments of Transportation

FROM: Kelly Sandow P.E.
Sandow Engineering
DATE: February 3, 2020
RE:

Grand Terrace Residential Development TIA-Response to ODOT Comments

The following provides a response to the October 25, 2019 ODOT comments provided as part of the
review of the Grand Terrace TIA.
Comment #1: ODOT private approach permit and access reservation indenture applications will be
required for the proposed easterly access. Please contact ODOT permit specialist for these
applications.
Response to Comment #1: The applicant will provide applications for the approach permits as
required by ODOT once the development proposal has been approved.
Comment #2: ODOT reviewed the sight distance in the field and measured a distance of 307 feet.
Therefore, the recommendation was a restricted access to right in, right out, left-in movements.
Response to Comment #2: ODOT revised the sight distance measurement based on a more
accurate location of the site access onto Highway 99. With the revision then found that the sight
distance is met and that the access can be a full movement.
Comment #3: ODOT staff observed existing queuing issue at OR 99 & Valley View intersection at
least 700 feet and the queuing issue at the Main & Maple intersection of over 3500 feet. The TIA
only shows 95th percentile queuing of 250 feet at the OR 99 & Valley View and 350 feet at the Main
& Maple.
Response to Comment #3:
The Synchro and Simtraffic models were built according to ODOT standards as per the Analysis
Procedures Manual. The input variables are as follows:
1) Saturation Flow Rate: 1750 as per ODOT standards for this area
2) Peak Hour Factor: Taken from the traffic counts

Tech Memo
From: Kelly Sandow PE Sandow Engineering
RE: Response to Comments
Date: 2.3.2020
Page 2

3) Traffic Counts: taken by Southern Oregon Transportation Engineering as part of the road
diet project and the additional as needed for this project. The counts were performed to
standard methodologies
4) Signal timing parameters: According to the Analysis Procedures Manual.
The Synchro model was completed following all standards and methodology typically required for
this type of project. As Sandow Engineering understands it, the road diet has created an unstable
traffic flow. What this means is that the traffic flow can be moving as normal and something within
the system will cause a delay in travel that will cause backups for the remainder of the peak travel
time. This delay is commonly caused by buses stopping to pick up/drop off riders, garbage trucks
stopping, vehicles stopping for pedestrians not crossing at signalized intersections, and other
factors within the roadway. Unfortunately, this type of instability within the system is not able to be
modeled within Synchro. Synchro does not model a bus or garbage truck stopping within the
roadway midblock. The only way to model the levels of queuing that ODOT is referencing is to make
modifications to the input parameters at the intersections. The modifications made were:
1)
2)
3)
4)
5)

Increase pedestrian calls to provide more delay on the main line
Reduce the peak hour factor to 0.50 for all movements at all intersections
Reduce the signal cycle length
Reduce the green time to the major movements at the traffic signals
Reduced the saturation flow rate from 1750 to 1600.

The queueing results from the modifications to the Synchro model are illustrated in Table 1. The
outputs are included as an attachment.

SANDOW
ENGINEERING

Tech Memo
From: Kelly Sandow PE Sandow Engineering
RE: Response to Comments
Date: 2.3.2020
Page 3

TABLE 1: INTERSECTION QUEUING: PM PEAK HOUR
2021 No-Build
95th
Avg
Percentile

Movement

Available
Storage

SEB Left-Highway
SEB Thru
SEB Thru- Right
NWB Left-Highway
NWB-Thru
NWB-Thru
NWB-Right
NB-Left-ThruNB-Right
SB-LTR-Valley View

225
>500
>500
475
>500
>500
100
75
100
>500

SEB Left
NWB Left
NEB Left-Thru-Right
SWB Left-Thru-

100
100
100
200

25
25
50
100

50
25
150
225

SW Left- Right
SB Left

175
50

25
25

25
25

EB Left-Thru-Right
WB Left-Thru-Right
NB Left
NB Thru
NB Right
SB Left
SB Thru
SB Right

400
175
150
>500
160
75
>500
195

75
25
225
1000
50
25
1150
150

150
50
600
1300
200
100
2750
400

2021 Build
95th
Avg
Percentile

2034 No-Build
95th
Avg
Percentile

2034 Build
95th
Avg
Percentile

S. Valley View at Rogue Valley Highway (S Jackson/Valley View & 99)
25
100
50
25
75
75
75
25
25
600

75
200
125
50
100
125
125
50
50
1000

25
100
50
25
75
75
50
25
25
925

50
200
150
50
125
125
125
50
50
1475

25
100
50
25
75
75
50
25
25
700

50
200
150
50
125
150
125
50
50
1425

75
250
200
25
75
100
75
25
25
1100

225
600
550
50
125
175
150
75
50
2325

50
25
225
300

25
25
150
175

100
25
300
350

25
25

25
25

25
25

100
50

75
25
250
1050
25
50
1775
225

175
50
600
1275
150
125
3550
425

150
25
275
1025
50
25
2075
175

300
50
625
1300
200
100
4275
400

Jackson Road at Rogue Valley Highway (99 & Jackson)
25
25
75
125

75
25
175
275

25
25
75
150

Jackson Road at Main Street
25
25

25
25

Maple Street at Main Street
75
25
250
100
50
25
1475
175

150
50
600
1275
200
125
3250
400

As illustrated, the queuing is shown to be more in line with what ODOT observed in the field.
The queuing lengths along Highway 99 are a result of the recent reduction in through lanes as part of
the City of Ashland’s road diet. There is no recommended mitigation for reducing the queue lengths.
Please feel free to contact me if you have any questions or need any additional information
541.513.3376

SANDOW
ENGINEERING

Queuing and Blocking Report
2019 PM Existing

02/05/2020

Intersection: 3: Main Street & Jackson Road, Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SB
L
16
4
20

SW
LR
11
2
12
303

50

Intersection: 3: Main Street & Jackson Road, Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SB
L
23
1
10

SW
LR
24
4
20
303

50

Intersection: 3: Main Street & Jackson Road, All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SB
L
28
2
13

SW
LR
29
3
19
303

50

Casita Subdivision - Ashland, Oregon

SimTraffic Report
Page 1

Queuing and Blocking Report
2019 PM Existing

02/05/2020

Intersection: 4: 99 & Jackson Rd., Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SE
L
27
8
31

NW
L
11
2
15

100

100

NE
LTR
56
24
60
219

SW
LTR
44
17
43
234

Intersection: 4: 99 & Jackson Rd., Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SE
L
34
9
31

NW
L
29
4
19

100

100

NE
LTR
74
24
57
219

SW
LTR
86
37
80
234

Intersection: 4: 99 & Jackson Rd., All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SE
L
38
9
31

NW
L
30
4
19

100

100

Casita Subdivision - Ashland, Oregon

NE
LTR
78
24
58
219

SW
LTR
86
32
74
234

SimTraffic Report
Page 2

Queuing and Blocking Report
2019 PM Existing

02/05/2020

Intersection: 7: S Jackson/Valley View & 99, Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

NB
LT
24
7
27
228

NB
R
29
11
33

SB
LTR
339
207
372
2142

65

SE
L
43
16
44

SE
T
108
57
112
895

SE
TR
27
8
27
895

225

NW
L
35
10
34

NW
T
90
57
96
696

NW
T
96
55
99
696

475
1
6

NW
R
98
42
98

100
0
0

Intersection: 7: S Jackson/Valley View & 99, Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

NB
LT
47
12
40
228

NB
R
29
12
35

SB
LTR
696
366
719
2142

65

SE
L
61
17
48

SE
T
150
75
129
895

SE
TR
72
15
49
895

225

NW
L
42
11
32

NW
T
103
57
100
696

NW
T
144
59
113
696

475

0
0

0
3

NW
R
119
45
98

100
1
1

Intersection: 7: S Jackson/Valley View & 99, All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

NB
LT
47
10
37
228

NB
R
29
12
35

65
0
0

Casita Subdivision - Ashland, Oregon

SB
LTR
696
328
665
2142

SE
L
61
17
47

225

SE
T
154
71
126
895

SE
TR
72
13
44
895

NW
L
51
10
32

NW
T
103
57
99
696

NW
T
144
58
110
696

475
1
3

NW
R
122
45
98

100
0
1

SimTraffic Report
Page 3

Queuing and Blocking Report
2019 PM Existing

02/05/2020

Intersection: 9: Main St/Main Street & Maple St, Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

EB
LTR
71
39
75
1363

WB
LTR
22
9
27
235

NB
L
289
59
256

NB
T
560
304
652
1080

150

NB
R
115
17
117

SB
L
50
12
54

160

70

SB
T
266
150
267
3264

SB
R
89
23
102

195

18
8

19
11

Intersection: 9: Main St/Main Street & Maple St, Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

EB
LTR
114
52
99
1363

WB
LTR
32
8
27
235

NB
L
450
235
588

NB
T
1039
700
1120
1080
0
3

150

NB
R
260
29
156

SB
L
123
16
83

160

70

SB
T
494
246
503
3264

SB
R
295
78
267

195

41
27

29
26

Intersection: 9: Main St/Main Street & Maple St, All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

EB
LTR
114
49
94
1363

Casita Subdivision - Ashland, Oregon

WB
LTR
32
8
27
235

NB
L
450
192
538

NB
T
1039
605
1096
1080
0
3

150
35
22

NB
R
260
26
148

SB
L
123
15
77

160

70

SB
T
494
222
464
3264

SB
R
295
65
238

195
27
22

SimTraffic Report
Page 4

Queuing and Blocking Report
2021 PM background

02/05/2020

Intersection: 3: Main Street & Jackson Road, Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SB
L
17
3
17

SW
LR
24
6
25
303

50

Intersection: 3: Main Street & Jackson Road, Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SB
L
28
2
16

SB
T
14
1
12
336

SW
LR
24
4
21
303

50
0
0

Intersection: 3: Main Street & Jackson Road, All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SB
L
29
3
16

SB
T
14
0
10
336

SW
LR
30
5
22
303

50

Casita Subdivision - Ashland, Oregon

0
0

SimTraffic Report
Page 1

Queuing and Blocking Report
2021 PM background

02/05/2020

Intersection: 4: 99 & Jackson Rd., Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SE
L
29
12
35

NW
L
32
9
33

100

100

NE
LTR
154
94
174
219
0
0

SW
LTR
243
146
262
234
15
0

Intersection: 4: 99 & Jackson Rd., Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SE
L
34
9
31

NW
L
28
3
17

100

100

NE
LTR
156
33
102
219

SW
LTR
240
56
170
234
5
0

Intersection: 4: 99 & Jackson Rd., All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SE
L
34
10
32

NW
L
33
4
22

100

100

Casita Subdivision - Ashland, Oregon

NE
LTR
166
48
131
219
0
0

SW
LTR
249
78
208
234
7
0

SimTraffic Report
Page 2

Queuing and Blocking Report
2021 PM background

02/05/2020

Intersection: 7: S Jackson/Valley View & 99, Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

NB
LT
50
19
53
228

0
0

NB
R
37
22
46

SB
LTR
684
447
799
2142

65
0
0

SE
L
64
36
65

SE
T
233
157
251
895

SE
TR
206
90
216
895

225

NW
L
41
16
45

NW
T
110
62
106
696

NW
T
152
78
154
696

475
1
1

2
24

NW
R
114
64
120

100
1
5

Intersection: 7: S Jackson/Valley View & 99, Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

NB
LT
47
9
33
228

NB
R
29
9
31

SB
LTR
862
628
1007
2142

65

SE
L
52
16
43

SE
T
126
55
107
895

SE
TR
43
7
28
895

225

NW
L
37
14
34

NW
T
103
57
95
696

NW
T
118
52
95
696

475

0
0

0
2

NW
R
116
46
97

100
0
0

Intersection: 7: S Jackson/Valley View & 99, All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

NB
LT
55
12
39
228

0
0

Casita Subdivision - Ashland, Oregon

NB
R
38
12
36

65
0
0

SB
LTR
862
584
978
2142

SE
L
67
21
52

SE
T
233
80
176
895

225

SE
TR
206
27
114
895

NW
L
46
14
37

NW
T
112
59
98
696

NW
T
162
58
114
696

475
0
0

1
7

NW
R
117
50
104

100
0
2

SimTraffic Report
Page 3

Queuing and Blocking Report
2021 PM background

02/05/2020

Intersection: 9: Main St/Main Street & Maple St, Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

EB
LTR
199
122
219
1363

WB
LTR
33
12
35
235

NB
L
449
247
610

NB
T
1093
1059
1213
1080
11
221

150

NB
R
162
34
168

SB
L
92
24
106

160

70

SB
T
2410
1113
2353
3264

SB
R
295
191
412

195

54
75

52
97

Intersection: 9: Main St/Main Street & Maple St, Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

EB
LTR
134
41
93
1363

WB
LTR
36
8
28
235

NB
L
449
216
567

NB
T
1097
926
1268
1080
3
21

150

NB
R
260
39
189

SB
L
123
18
90

160

70
0
0

40
18

SB
T
2889
1134
2856
3264

SB
R
295
132
359

195
35
22

Intersection: 9: Main St/Main Street & Maple St, All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

EB
LTR
212
61
148
1363

Casita Subdivision - Ashland, Oregon

WB
LTR
42
9
30
235

NB
L
450
224
578

NB
T
1098
958
1279
1080
5
71

150
43
32

NB
R
260
38
184

SB
L
123
20
94

160

70
0
0

SB
T
2889
1129
2748
3264

SB
R
295
146
375

195
39
40

SimTraffic Report
Page 4

Queuing and Blocking Report
2034 PM background

02/05/2020

Intersection: 3: Main Street & Jackson Road, Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SB
L
18
4
19

SB
T
36
0
0
336

SW
LR
24
5
22
303

50
1
0

Intersection: 3: Main Street & Jackson Road, Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SB
L
29
2
13

50
0
0

SB
T
106
15
128
336
1
7

B1
T
42
4
49
464

SW
LR
29
4
20
303

3
0

Intersection: 3: Main Street & Jackson Road, All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SB
L
30
2
15

50
0
0

Casita Subdivision - Ashland, Oregon

SB
T
106
12
110
336
1
5

B1
T
42
3
42
464

SW
LR
29
4
20
303

3
0

SimTraffic Report
Page 1

Queuing and Blocking Report
2034 PM background

02/05/2020

Intersection: 4: 99 & Jackson Rd., Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SE
L
50
26
57

NW
L
33
5
25

100

100

NE
LTR
188
114
208
219
1
0

SW
LTR
249
172
309
234
44
0

Intersection: 4: 99 & Jackson Rd., Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SE
L
54
23
50

NW
L
30
5
21

100

100

NE
LTR
180
36
122
219
1
0

SW
LTR
249
77
219
234
15
0

Intersection: 4: 99 & Jackson Rd., All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SE
L
55
24
52

NW
L
33
5
22

100

100

Casita Subdivision - Ashland, Oregon

NE
LTR
195
55
159
219
1
0

SW
LTR
249
100
256
234
23
0

SimTraffic Report
Page 2

Queuing and Blocking Report
2034 PM background

02/05/2020

Intersection: 7: S Jackson/Valley View & 99, Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

NB
LT
38
20
47
228

NB
R
29
18
41

SB
LTR
934
602
1000
2142

65

SE
L
58
33
60

SE
T
241
163
270
895

SE
TR
216
110
244
895

225

0
0

NW
L
36
14
38

NW
T
117
75
131
696

NW
T
128
74
150
696

475
2
1

2
26

NW
R
118
69
131

100
2
9

Intersection: 7: S Jackson/Valley View & 99, Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

NB
LT
34
9
31
228

NB
R
29
9
31

SB
LTR
1224
995
1494
2142

65

SE
L
50
13
37

SE
T
129
59
112
895

SE
TR
53
10
38
895

225

NW
L
45
15
38

NW
T
111
52
90
696

NW
T
109
50
95
696

475

0
0

0
1

NW
R
113
41
94

100
0
1

Intersection: 7: S Jackson/Valley View & 99, All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

NB
LT
43
11
36
228

NB
R
29
11
34

65
0
0

Casita Subdivision - Ashland, Oregon

SB
LTR
1224
900
1452
2142

SE
L
58
18
47

SE
T
241
84
185
895

225

SE
TR
216
34
134
895

NW
L
50
15
38

NW
T
124
57
103
696

NW
T
145
56
113
696

475
1
0

1
8

NW
R
123
48
106

100
1
3

SimTraffic Report
Page 3

Queuing and Blocking Report
2034 PM background

02/05/2020

Intersection: 9: Main St/Main Street & Maple St, Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

EB
LTR
170
103
170
1363

WB
LTR
36
16
39
235

NB
L
449
263
617

NB
T
1092
1065
1200
1080
12
238

150

NB
R
162
40
188

SB
L
100
21
98

160

70

SB
T
2564
1163
2627
3264

SB
R
295
178
400

195

54
75

51
99

Intersection: 9: Main St/Main Street & Maple St, Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

EB
LTR
109
44
91
1363

WB
LTR
24
8
25
235

NB
L
450
236
588

NB
T
1095
961
1260
1080
4
28

150

NB
R
260
35
177

SB
L
127
25
107

160

70

SB
T
3038
1556
3393
3264
0
0

SB
R
295
169
396

195

43
20

41
27

Intersection: 9: Main St/Main Street & Maple St, All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

EB
LTR
171
58
125
1363

Casita Subdivision - Ashland, Oregon

WB
LTR
36
10
29
235

NB
L
450
242
595

NB
T
1095
986
1265
1080
6
81

150
45
33

NB
R
260
36
180

SB
L
127
24
105

160

70

SB
T
3038
1461
3237
3264
0
0

SB
R
295
171
397

195
44
45

SimTraffic Report
Page 4

Queuing and Blocking Report
2034 PM background

02/05/2020

Intersection: 3: Main Street & Jackson Road, Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SB
L
17
4
20

SB
T
100
11
122
336
3
53

B1
T
84
2
19
464

SW
LR
28
7
29
303

50
4
0

Intersection: 3: Main Street & Jackson Road, Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SB
L
42
3
22

SB
T
350
67
300
336
8
55

B1
T
227
47
282
464
5
33

B26
T
143
23
205
551
2
13

B2
T
27
3
30
1437

SW
LR
30
4
20
303

50
11
0

Intersection: 3: Main Street & Jackson Road, All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SB
L
43
3
22

SB
T
350
53
267
336
7
55

B1
T
227
36
244
464
4
25

B26
T
143
17
177
551
1
10

B2
T
27
2
26
1437

SW
LR
34
5
22
303

50

Casita Subdivision - Ashland, Oregon

9
0

SimTraffic Report
Page 1

Queuing and Blocking Report
2034 PM background

02/05/2020

Intersection: 4: 99 & Jackson Rd., Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SE
L
29
13
35

NW
L
22
7
27

100

100

NE
LTR
213
120
232
219
13
0

SW
LTR
249
196
314
234
57
0

Intersection: 4: 99 & Jackson Rd., Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SE
L
34
11
33

NW
L
23
4
20

100

100

NE
LTR
211
55
179
219
9
0

SW
LTR
249
111
276
234
28
0

Intersection: 4: 99 & Jackson Rd., All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SE
L
34
11
34

NW
L
23
5
22

100

100

Casita Subdivision - Ashland, Oregon

NE
LTR
218
71
201
219
10
0

SW
LTR
249
131
298
234
35
0

SimTraffic Report
Page 2

Queuing and Blocking Report
2034 PM background

02/05/2020

Intersection: 7: S Jackson/Valley View & 99, Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

NB
LT
56
19
54
228

1
0

NB
R
46
22
52

SB
LTR
824
545
914
2142

65
0
0

SE
L
59
27
60

SE
T
254
178
256
895

SE
TR
227
100
227
895

225

NW
L
31
16
37

NW
T
120
68
118
696

NW
T
130
69
151
696

475
2
1

1
22

NW
R
103
54
110

100
1
4

Intersection: 7: S Jackson/Valley View & 99, Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

NB
LT
38
9
33
228

0
0

NB
R
34
7
28

SB
LTR
1082
738
1517
2142

65
0
0

SE
L
46
15
40

SE
T
168
62
118
895

SE
TR
104
13
55
895

225

NW
L
50
15
40

NW
T
104
59
99
696

NW
T
156
59
116
696

475
0
0

1
3

NW
R
123
46
109

100
1
1

Intersection: 7: S Jackson/Valley View & 99, All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

NB
LT
56
11
39
228

0
0

Casita Subdivision - Ashland, Oregon

NB
R
50
11
37

65
0
0

SB
LTR
1089
691
1407
2142

SE
L
60
18
47

SE
T
254
90
193
895

225

SE
TR
227
34
129
895

NW
L
50
15
39

NW
T
127
62
104
696

NW
T
179
61
126
696

475
0
0

1
8

NW
R
124
48
110

100
1
2

SimTraffic Report
Page 3

Queuing and Blocking Report
2034 PM background

02/05/2020

Intersection: 9: Main St/Main Street & Maple St, Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

EB
LTR
230
137
237
1363

WB
LTR
41
18
42
235

NB
L
449
324
650

NB
T
1093
1085
1096
1080
12
291

150

NB
R
214
40
188

SB
L
149
38
139

160

70

SB
T
2945
1445
3073
3264
0
1

SB
R
295
186
406

195

55
89

53
116

Intersection: 9: Main St/Main Street & Maple St, Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

EB
LTR
132
44
94
1363

WB
LTR
32
7
26
235

NB
L
450
215
567

NB
T
1094
1027
1273
1080
4
34

150

NB
R
168
15
104

SB
L
123
24
103

160

70

SB
T
3258
1853
3654
3264
0
1

SB
R
295
204
419

195

41
22

41
30

Intersection: 9: Main St/Main Street & Maple St, All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

EB
LTR
232
66
159
1363

Casita Subdivision - Ashland, Oregon

WB
LTR
41
10
31
235

NB
L
450
241
596

NB
T
1095
1041
1259
1080
6
98

150
44
39

NB
R
260
21
129

SB
L
150
27
113

160

70

SB
T
3258
1754
3539
3264
0
1

SB
R
295
200
416

195
44
52
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Intersection: 3: Main Street & Jackson Road, Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SB
L
16
3
17

SW
LR
18
4
20
303

50

Intersection: 3: Main Street & Jackson Road, Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SB
L
72
9
53

50
0
0

SB
T
436
239
563
336
55
1196

B1
T
551
286
716
464
50
1093

B26
T
640
299
796
551
45
988

B2
T
1438
586
1701
1437
3
56

SW
LR
72
26
103
303

56
6

Intersection: 3: Main Street & Jackson Road, All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SB
L
72
8
47

50
0
0

Casita Subdivision - Ashland, Oregon

SB
T
436
182
511
336
41
897

B1
T
551
217
642
464
37
820

B26
T
640
227
709
551
34
741

B2
T
1438
445
1500
1437
2
42

SW
LR
72
21
90
303

42
4
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Intersection: 4: 99 & Jackson Rd., Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SE
L
28
7
27

NW
L
11
3
17

100

100

NE
LTR
48
23
55
219

SW
LTR
47
26
54
234

Intersection: 4: 99 & Jackson Rd., Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SE
L
124
28
97

SE
TR
430
139
456
347
30
661

B8
T
736
216
751
696
10
106

B8
730
152
626
696
2
23

100

NW
L
28
5
22

NE
LTR
234
170
287
219
52
0

SW
LTR
249
214
319
234
78
0

NE
LTR
234
135
281
219
39
0

SW
LTR
249
169
331
234
58
0

100
32
11

Intersection: 4: 99 & Jackson Rd., All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

SE
L
124
23
86

SE
TR
430
105
398
347
23
496

100

Casita Subdivision - Ashland, Oregon

B8
T
736
164
654
696
7
79

B8
730
115
542
696
2
18

NW
L
28
5
21

100
24
9
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Intersection: 7: S Jackson/Valley View & 99, Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

NB
LT
17
4
21
228

NB
R
29
11
34

SB
LTR
414
280
475
2142

65

SE
L
35
13
39

SE
T
117
65
117
895

SE
TR
50
17
52
895

225

NW
L
24
10
28

NW
T
93
58
100
696

NW
T
112
55
117
696

475
1
7

NW
R
114
48
115

100
0
0

Intersection: 7: S Jackson/Valley View & 99, Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

NB
LT
65
25
59
228

1
0

NB
R
54
21
49

SB
LTR
2198
1339
2459
2142
20
427

65
0
0

SE
L
434
62
249

SE
T
779
295
654
895
3
0

SE
TR
758
254
604
895
1
0

225

NW
L
54
19
46

NW
T
144
78
127
696

NW
T
216
86
165
696

475
27
19

3
40

NW
R
125
68
134

100
1
6

Intersection: 7: S Jackson/Valley View & 99, All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

NB
LT
65
20
55
228

1
0

Casita Subdivision - Ashland, Oregon

NB
R
54
19
46

65
0
0

SB
LTR
2198
1083
2316
2142
15
320

SE
L
434
50
217

SE
T
779
240
593
895
2
0

225

SE
TR
758
197
545
895
1
0

NW
L
54
17
43

NW
T
145
73
123
696

NW
T
216
78
157
696

475
20
14

2
32

NW
R
125
63
131

100
1
4
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Intersection: 9: Main St/Main Street & Maple St, Interval #1
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

EB
LTR
93
46
89
1363

WB
LTR
24
8
26
235

NB
L
449
227
582

NB
T
1048
766
1081
1080
1
6

150

NB
R
211
40
189

SB
L
42
10
51

160

70

SB
T
437
268
550
3264

SB
R
192
66
239

195

45
24

33
25

Intersection: 9: Main St/Main Street & Maple St, Interval #2
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

EB
LTR
343
157
305
1363

WB
LTR
49
19
44
235

NB
L
450
277
631

NB
T
1097
1075
1180
1080
14
342

150

NB
R
260
38
182

SB
L
127
23
106

160

70

SB
T
3264
2631
4283
3264
1
25

SB
R
295
205
416

195

57
92

56
125

Intersection: 9: Main St/Main Street & Maple St, All Intervals
Movement
Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

EB
LTR
343
130
282
1363

Casita Subdivision - Ashland, Oregon

WB
LTR
49
16
41
235

NB
L
450
265
621

NB
T
1097
1001
1283
1080
11
258

150
54
75

NB
R
260
38
184

SB
L
127
20
95

160

70

SB
T
3264
2061
4268
3264
1
19

SB
R
295
171
396

195
50
100
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