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Note:  Anyone wishing to speak at any HPAC meeting is encouraged to do so.  If you wish to speak, please rise and, after you have been 
recognized by the Chair, give your name and complete address for the record.  You will then be allowed to speak.  Please note the public 
testimony may be limited by the Chair.  Times noted for each item are approximate… 

 
August 6, 2025 

AGENDA  
 
(3:45) OPTIONAL TOUR OF PIONEER HALL 
Please meet in front of 73 Winburn Way at 3:45 for a quick tour!   
 
(4:00) CALL TO ORDER: Meeting held in person & via Zoom at: 
https://zoom.us/j/97359008191?pwd=QRVr754qbL3GEUAIU2xg75XaTzflFC.1 
Meeting ID: 973 5900 8191 
Passcode: 051065 

 
READING OF LAND ACKNOWLEDGEMENT 
“We acknowledge and honor the aboriginal people on whose ancestral homelands we live, —
the Ikirakutsum Band of the Shasta Nation, including the original past indigenous inhabitants, 
as well as the diverse Native communities who make their home here today. We also recognize 
and acknowledge the Shasta village of K’wakhakha — “Where the Crow lights”—that is now the 
Ashland City Plaza.” 
 

I. (4:05) APPROVAL OF AGENDA  

II. (4:10) APPROVAL OF MINUTES 
               Minutes of July  2, 2025   

 
III. (4:15) PUBLIC FORUM  

 
IV. (4:30) LIASON REPORTS 

Council Liaison - Jeff Dahle 
Staff Liaison – Derek Severson  
SERJAC Liaison – Victoria Sage 

 
V.  (4:45) DISCUSSION ITEMS 

A. Review Board Assignments –August & September 2025 
B. Attendance Report 
C. Celebrating 100 Years of the Ashland Springs: Award Options/Letter, Coloring Book Page 

 
VI. (5:00) LAND USE ITEM REVIEW 

 
PLANNING ACTION:         PA-T1-2025-00272                  
SUBJECT PROPERTY:     40 Granite Street 

https://zoom.us/j/97359008191?pwd=QRVr754qbL3GEUAIU2xg75XaTzflFC.1
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APPLICANT/OWNER:     Rogue Planning as agent for owners, Mardene Mary Mastain Trust & Robin 
Janeen Donaldson Trust 

DESCRIPTION   A request for Site Design Review and Conditional Use Permit (CUP) approval to 
make exterior modifications to legal non-conforming eight-unit apartment building at 40 Granite Street, 
including the addition of porches, decks and a small second-story bathroom addition which expand the existing 
non-conforming front setback.  The application also requests an Exception to the Site Design and Use 
Standards to allow four-foot walkways on site where five feet is the minimum width allowed under AMC 
18.4.3.090.B.4.c.   
COMPREHENSIVE PLAN DESIGNATION: Single Family Residential; ZONING: R-1-7.5;  MAP: 39-1E-09-
BB; TAX LOT: 8200 

 
VII. (5:30)  ADJOURNMENT 
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July 2, 2025 
DRAFT MINUTES 

 
Chair Scharen called the meeting to order at 4:00 p.m. Scharen, Whitford, Emery, DeLaunay and 
Verner were present.  Repp arrived late.  Bonetti, Skibby, Dahle & Sage were absent.   There were no 
attendees via Zoom.   

 
Chair Scharen read the land acknowledgment. 

 
APPROVAL OF AGENDA  
All present agreed to add discussion of the Ashland Springs Hotel’s 100th birthday to the agenda. 
 
APPROVAL OF MINUTES 
Whitford/Repp m/s to approve the minutes of April 2, 2025.  Voice vote: All AYES.  Motion passed. 

 
PUBLIC FORUM  
None. 
 
LIASON REPORTS 
Council Liaison Jeff Dahle was absent. 

 
Staff Liaison Derek Severson provided brief updates on Pioneer Hall and the Community Center, the 
adoption of Climate Friendly Areas and a new Economic Opportunities Analysis (EOA), an upcoming 
hearing to adopt the SOU Master Plan, upcoming processes to update the Transportation System Plan 
and adopt a new Manufactured Home Park Zone Ordinance, and the unveiling of the second 
Playwright’s Walk plaque in the Railroad Park.  He also noted that there was an article on the Ashland 
Springs Hotel in today’s Rogue Valley Times written by local historian George Kramer and distributed a 
copy.   
 
SERJAC Liaison Victoria Sage was absent.   
 
Planning Commission Chair Lisa Verner noted that with changes to the code relative to Committees & 
Commissions, there was no longer a defined role for the Planning Commission Chair as an Ex Officio 
member of this committee, and as such this would be her last meeting.  

 
DISCUSSION ITEMS 
Review Board Assignments.  Members volunteered to serve on the Review Board in July and August. 
 
Historic Preservation Week De-brief.  There was brief discussion the Preservation Week activities in 
May, noting that there was interest in continuing and expanding Tombstone Tales potentially beyond 
the cemetery next year.  It was noted that planning for Preservation Week should begin in January.     
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Discuss the Possibility of Quarterly Meetings.  After brief discussion, there was general consensus to 
not meet in October or December of this year, and to revisit the number of annual meetings after the 
January 2026 meeting.  Severson noted that there would be a land use action at the August meeting, 
and it was agreed that land use items and Review Board could be convened according to the regular 
schedule as needed.   

 
LAND USE ITEM REVIEW 
PLANNING ACTION:   PA-T1-2025-00271    
SUBJECT PROPERTY: 142 East Main Street 
OWNER/APPLICANT: Taylored Elements Construction/Allen Connolly 
DESCRIPTION:     A request for Site Design Review approval to allow the construction of a coffee 
kiosk with a walk-up window for the property located at 142 East Main Street.  The property is considered 
a primary contributing historic resource in the Ashland Downtown Historic District and is designated 
the McGee-Fortmiller Building.  As proposed, the walk-up coffee kiosk would replace an ATM machine 
previously located on the building’s East Main Street façade.   
COMPREHENSIVE PLAN DESIGNATION: Commercial Downtown; ZONING: C-1-D; ASSESSOR’S MAP: 39 1E 
09BC; TAX LOT #: 700 

 
Severson presented a brief staff report and summarized the Review Boards comments from when the 
item was reviewed in May.  The applicant team was not present.  In brief discussion, it was noted that 
the business owner had done great work on historic buildings in the past, and that there was no 
question that equal care would be taken here.  There was discussion of how the window would function 
and of how the kiosk related to the building internally, and what had been in the location historically, 
prior to the ATM.   
 
Whitford/Repp m/s to recommend approval of the application as presented.  Voice vote: All AYES.  
Motion passed.   
 
DISCUSSION OF THE ASHLAND SPRINGS HOTEL’S 100TH BIRTHDAY 
Severson distributed an article from today’s Rogue Valley Times. 
 
It was noted that the hotel would be conducting a “soiree” to celebrate in September.  It was suggested 
that the committee present the hotel with a special award, outside of the regular Preservation Week 
awards scheduled for next May.  Severson stated he would look into the options based on available 
funds and bring some options back to the next meeting for consideration. 
 
Severson also noted that he and Repp attended a webinar on preservation where a suggestion was to 
create coloring book pages for historic properties and that the Ashland Springs Hotel might be a good 
option to do something like this locally.   
 
REVIEW BOARD DISCUSSION 
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73 Granite Street/BD-R-2025-01325.  Severson explained that this single-family residential building 
permit proposed a five-foot by nine-foot bathroom addition at the rear of the property, and while 
limited architectural detail was provided with the permit,  the addition would not be visible from the 
street and would likely not be visually prominent from adjacent properties.  After reviewing aerial photos 
and photos of other recent restoration work on-site, Review Board members indicated that they had 
no concerns with the proposal. 

ADJOURNMENT 
There being no further business, Chair Scharen adjourned the meeting at 4:54 p.m.  The next meeting 
will be on Wednesday, August 6th at 4:00 p.m. 



Review Board - Aug/Sept



*Call 541-488-5305 to verify there are items on the agenda to review 

 

 
August 2025 

 
 
 

HPAC Review Board  
Meet at 3:00pm - Lithia Room 

Every other week 
**Staff to email if there is anything to review on the off weeks** 

  
 

DATE COMMITTEE MEMBERS ATTENDING 

Aug 7th  Whitford Repp Emery 

Aug 21st   Scharen ??? ??? 

 
 



*Call 541-488-5305 to verify there are items on the agenda to review 

 

 
September 2025 

 
 
 

HPAC Review Board  
Meet at 3:00pm - Lithia Room 

Every other week 
**Staff to email if there is anything to review on the off weeks** 

  
 

DATE COMMITTEE MEMBERS ATTENDING 

Sept 4th     

Sept 18th     

 
 



Attendance Report



Meeting Scharen Emery DeLaunay Whitford Repp Bonetti Skibby
July, 2024 PRESENT PRESENT ABSENT ABSENT ABSENT ZOOM
August, 2024 PRESENT PRESENT PRESENT PRESENT ABSENT ZOOM
September, 2024 PRESENT PRESENT PRESENT ZOOM PRESENT ZOOM
October, 2024 PRESENT PRESENT PRESENT PRESENT ABSENT ZOOM
November, 2024 PRESENT PRESENT PRESENT PRESENT PRESENT ABSENT
December, 2024 PRESENT PRESENT PRESENT PRESENT* PRESENT ZOOM
Attendance Rate (2024-2) 100% 100% N/A 83.30% 83.30% 50% 83.30%
January, 2025 PRESENT PRESENT PRESENT ABSENT PRESENT ABSENT
February, 2025 PRESENT PRESENT PRESENT PRESENT PRESENT ABSENT
March, 2025 PRESENT PRESENT PRESENT PRESENT ABSENT ZOOM
April, 2025 PRESENT PRESENT PRESENT PRESENT PRESENT ABSENT
May, 2025 No Quorum to Convene
June, 2025 Canceled - No Quorum
July, 2025 PRESENT PRESENT PRESENT PRESENT PRESENT* ABSENT ABSENT
Attendance Rate (2025-1) 100% 100% 100% 100% 80.00% 60% 20%
Attendance Rate Since July 2024 100% 100% 100% 91% 82% 55% 55%

Per AMC 2.10.020.A "Meetings & Attendance",  "Advisory committees will follow meeting and attendance rules consistent with AMC 2.10, 
including attendance requirements of at least seventy-five percent (75%) of meetings." 



Celebrating 100 years of the Ashland Springs



 

COMMUNITY DEVELOPMENT DEPARTMENT – Historic Preservation Advisory Committee 
51 Winburn Way Tel: 541.488.5305 
Ashland Oregon 97520 Fax: 541.552.2050 
www.ashlandoregon.gov   TTY: 800.735.2900 

August 6, 2025 
 
Ashland Springs Hotel 
212 E. Main Street 
Ashland, OR 97520 
 
Dear Becky Neuman and the Ashland Springs Hotel Team, 
 
On behalf of the Historic Preservation Advisory Committee (HPAC) of the City of Ashland, I offer 
our warmest congratulations on the 100thௗanniversary of the Ashland Springs Hotel. Since 
opening its doors in 1925 as the Lithia Springs Hotel — the tallest building between Portland and 
San Francisco — the hotel has been a cornerstone of Ashland’s cultural and architectural 
heritage. 
 
As Ashland’s Certified Local Government advisory body, HPAC is dedicated to promoting and 
protecting the city’s historic resources, advising on designations, land use, restoration 
guidelines, and aesthetics within our historic districts. We actively guide major projects — such 
as façade refurbishments and rehabilitation efforts — ensuring architectural integrity and 
historical authenticity remain intact. 
 
The Ashland Springs Hotel exemplifies this mission. Its meticulous restoration — from preserving 
the original stained-glass LH crest, terrazzo lobby floor, chandeliers, and balcony railings, to 
converting the old pool into a charming conservatory and garden — has been nothing short of 
inspirational. The owner-led “basement-to-parapet” rehabilitation project, supported by the 
National Park Service’s Certified Rehabilitation Program, preserved the hotel’s grandeur and 
secured its status on the National Register of Historic Places and within our downtown historic 
district. 
 
Your dedication not only honors the hotel’s rich past but enhances Ashland’s vibrant sense of 
place, contributing to our local economy, arts community, and the experience of residents and 
visitors alike. The HPAC deeply appreciates your partnership and stewardship. 
 
Congratulations again on this remarkable centennial milestone. We look forward to celebrating 
alongside you and continuing our shared work to preserve Ashland’s unique historic character. 
 
With admiration and gratitude, 
 
 
 
Shelby Scharen, Chair 
City of Ashland Historic Preservation Advisory Committee 



40 Granite 
PA-T1-2025-00272
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NOTICE OF APPLICATION 
PLANNING ACTION:         PA-T1-2025-00272                  
SUBJECT PROPERTY:     40 Granite Street 
APPLICANT/OWNER:     Rogue Planning as agent for  

Mardene Mary Mastain Trust/Robin Janeen Donaldson Trust 
DESCRIPTION   A request for Site Design Review and Conditional Use Permit (CUP) approval to make exterior modifications 
to legal non-conforming eight-unit apartment building at 40 Granite Street, including the addition of porches, decks and a small second-
story bathroom addition which expand the existing non-conforming front setback.  The application also requests an Exception to the Site 
Design and Use Standards to allow four-foot walkways on site where five feet is the minimum width allowed under AMC 18.4.3.090.B.4.c.  
COMPREHENSIVE PLAN DESIGNATION: Single Family Residential; ZONING: R-1-7.5;  MAP: 39-1E-09-BB; TAX LOT: 8200 
 
NOTE: The Ashland Historic Commission will review this Planning Action on Wednesday, August 6, 2025 at 4:00 PM at 51 Winburn Way.  
 
NOTICE OF COMPLETE APPLICATION:  July 17, 2025 
DEADLINE FOR SUBMISSION OF WRITTEN COMMENTS:  August 7, 2025 
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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. There is a demonstrable difficulty meeting the specific requirements of the Site Development and Design Standards due to a unique or unusual aspect 

The Ashland Planning Division Staff has received a complete application for the property noted on Page 1 of this notice.  
 
A copy of the application, including all documents, evidence and applicable criteria are available online at “What’s 
Happening in my City” at https://gis.ashland.or.us/developmentproposals/. Copies of application materials will be provided 
at reasonable cost, if requested.  Application materials may be requested to be reviewed in-person at the Ashland 
Community Development & Engineering Services Building, 51 Winburn Way, via a pre-arranged appointment by calling 
(541) 488-5305 or emailing planning@ashland.or.us.  
 
Any affected property owner or resident has a right to submit written comments within the 14-day comment period to 
planning@ashland.or.us or to the City of Ashland Planning Division, 51 Winburn Way, Ashland, Oregon 97520 prior to 4:30 
p.m. on the deadline date shown on Page 1.  
 
Ashland Planning Division Staff determine if a land use application is complete within 30 days of submittal. Upon 
determination of completeness, a notice is sent to surrounding properties within 200 feet of the property submitting the 
application. After the comment period and not more than 45 days from the application being deemed complete, the Planning 
Division Staff shall make a final decision on the application. A notice of decision is mailed to the same properties within 5 
days of decision. An appeal to the Planning Commission of the Planning Division Staff’s decision must be made in writing to 
the Ashland Planning Division within 12 days from the date of the mailing of final decision. (AMC 18.5.1.050.G) 
 
The ordinance criteria applicable to this application are attached to this notice. Oregon law states that failure to raise an 
objection concerning this application, 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 Department to respond to the issue precludes an action for damages in circuit court.   
 
If you have questions or comments concerning this request, please feel free to contact Veronica Allen at 541-488-5305 or 
planning@ashland.or.us.  
 
In compliance with the American with Disabilities Act, if you need special assistance to participate in this meeting, please contact the City 
Administrator’s office at 541-488-6002 (TTY phone number 1-800-735-2900).  Notification 72 hours prior to the meeting will enable the 
City to make reasonable arrangements to ensure accessibility to the meeting. (28 CFR 35.102.-35.104 ADA Title I). 
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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 

2. 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.  

 
 
  
CONDITIONAL USE PERMITS (See https://ashland.municipal.codes/LandUse/18.5.4.050)  
A Conditional Use 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. 
 
1. That the use would be in conformance with all standards within the zoning district in which the use is proposed to be located, 

and in conformance with relevant Comprehensive plan policies that are not implemented by any City, State, or Federal law or 
program. 

2. That adequate capacity of City facilities for water, sewer, electricity, urban storm drainage, paved access to and throughout the 
development, and adequate transportation can and will be provided to the subject property. 

3. That the conditional use will have no greater adverse material effect on the livability of the impact area when compared to the 
development of the subject lot with the target use of the zone, pursuant with subsection 18.5.4.050.A.5, below. When evaluating 
the effect of the proposed use on the impact area, the following factors of livability of the impact area shall be considered in 
relation to the target use of the zone. 

 
a. Similarity in scale, bulk, and coverage.  
b. Generation of traffic and effects on surrounding streets. Increases in pedestrian, bicycle, and mass transit use are considered 

beneficial regardless of capacity of facilities.  
c. Architectural compatibility with the impact area.  
d. Air quality, including the generation of dust, odors, or other environmental pollutants.  
e. Generation of noise, light, and glare.  
f. The development of adjacent properties as envisioned in the Comprehensive Plan.  
g. Other factors found to be relevant by the approval authority for review of the proposed use.  
 

4. A conditional use permit shall not allow a use that is prohibited or one that is not permitted pursuant to this ordinance. 
5. For the purposes of reviewing conditional use permit applications for conformity with the approval criteria of this subsection, the 

target uses of each zone are as follows. 
 
a. WR and RR. Residential use complying with all ordinance requirements, developed at the density permitted by chapter 

18.2.5 Standards for Residential Zones.  
b. R-1. Residential use complying with all ordinance requirements, developed at the density permitted by chapter 18.2.5 

Standards for Residential Zones.  
c. R-2 and R-3. Residential use complying with all ordinance requirements, developed at the density permitted by chapter 

18.2.5 Standards for Residential Zones.  
d. C-1. The general retail commercial uses listed in chapter 18.2.2 Base Zones and Allowed Uses, developed at an 

intensity of 0.35 floor to area ratio, complying with all ordinance requirements; and within the Detailed Site Review 
overlay, at an intensity of 0.50 floor to area ratio, complying with all ordinance requirements.  

e. C-1-D. The general retail commercial uses listed in chapter 18.2.2 Base Zones and Allowed Uses, developed at an 
intensity of 1.00 gross floor to area ratio, complying with all ordinance requirements.  

f. E-1. The general office uses listed in chapter 18.2.2 Base Zones and Allowed Uses, developed at an intensity of 0.35 
floor to area ratio, complying with all ordinance requirements; and within the Detailed Site Review overlay, at an 
intensity of 0.50 floor to area ratio, complying with all ordinance requirements. 
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g. M-1. The general light industrial uses listed in chapter 18.2.2 Base Zones and Allowed Uses, complying with all 
ordinance requirements. 

h. CM-C1. The general light industrial uses listed in chapter 18.3.2 Croman Mill District, developed at an intensity of 0.50 
gross floor to area ratio, complying with all ordinance requirements. 

i. CM-OE and CM-MU. The general office uses listed in chapter 18.3.2 Croman Mill District, developed at an intensity of 
0.60 gross floor to area, complying with all ordinance requirements. 

k. CM-NC. The retail commercial uses listed in chapter 18.3.2 Croman Mill District, developed at an intensity of 0.60 gross 
floor to area ratio, complying with all ordinance requirements. 

l. HC, NM, and SOU. The permitted uses listed in chapters 18.3.3 Health Care Services, 18.3.5 North Mountain 
Neighborhood, and 18.3.6 Southern Oregon University District, respectively, complying with all ordinance 
requirements.  
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Memo 

 
DATE:  August 6, 2025  
TO:  Historic Preservation Advisory Committee (HPAC) Members  
FROM: Derek Severson, Planning Manager & Staff Liaison 
RE:  40 Granite Street 
 
Background 
The action to be reviewed tonight is a request for Site Design Review and Conditional 
Use Permit (CUP) approval to make exterior modifications to legal non-conforming 
eight-unit apartment building at 40 Granite Street, which is zoned for single family 
residential development.  Site Design Review is required because exterior 
modifications, including the addition of porches, decks and a small second-story 
bathroom addition which expand the existing non-conforming front setback, may 
alter the way that the project relates to the applicable criteria and standards 
including the Historic District Development Standards.  The Conditional Use Permit 
is required because the application expands the existing non-conforming front 
setback.  The application also requests an Exception to the Site Design and Use 
Standards to allow four-foot walkways on site where five feet is the minimum width 
allowed under AMC 18.4.3.090.B.4.c.   
 
When the HPAC Review Board considered the project at the pre-application level in 
January of 2025, they had the following comments: 
 
 Need existing as well as proposed elevations in order to compare. 
 Need details of proposed windows & doors, and a delineation of changes 

proposed. 
 HPAC has initial concerns with the proposed porch additions as they are not 

historically compatible with the historic contributing resource.   
 

http://www.ashland.or.us/
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Site & Home 
The subject property at 40 Granite Street is zoned R-1-7.5, a single family residential 
zoning with a 7.500 square foot minimum lot size.  Long before the single family zoning 
district on Granite Street was established with the adoption of the first zoning 
ordinance, an eight-unit apartment apartment building was developed.   The 
apartment use is therefore considered to be a legal non-conforming use of the 
property.   
 
The Skidmore Academy Historic District National Register survey document describes 
the home as follows: 
 

 
 
The applicant’s submittals include two historic photos of the Wagner house, which 
appear to have been taken prior to Butler’s construction of the apartment building 
incorporating the original building.   

http://www.ashland.or.us/
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Southern Oregon Historical Society Photo #SOHS-4454 
 

http://www.ashland.or.us/
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Southern Oregon Digital Archives Photo 
Ellen Henrix Wagner (1841-1929), Jacob Wagner's wife is standing in the side yard of the home behind 
a picket fence. A relatively plain house at 40 Granite Street that is now home to apartments is hiding 
an earlier house. The old house is still inside, according to Terry Skibby, and a new house built around 
it. Originally, it faced the other direction and was a Gothic design. The old house was owned by Jacob 
Wagner (1820-1900), the longtime manager of the Ashland Flour Mill, which stood near the entrance 
to Lithia Park. Wagner served as a Jackson County commissioner and as a senator in the Oregon 
Legislature.  [Note: This photo includes what appears to be a small second-story deck in the upper 
left.] 
 
Maximum Permitted Floor Area (MPFA) per AMC 18.2.5.070 
Residential properties within the historic districts are subject to a maximum 
permitted floor area (MPFA) which is based on the lot size and number of units as 
detailed in AMC 18.2.5.070.  Basements meeting the basement definition in AMC 18.6.1 

http://www.ashland.or.us/
https://digital.sou.edu/digital/collection/p16085coll11/id/541/rec/63
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are not considered in the MPFA floor area calculations.  The application includes 
calculations demonstrating that the allowed MPFA for the subject property is 4,275.48 
square feet, and with the exclusion of the 2,044.89 square foot basement, the 
remaining floor area is 4,088.18 square feet which complies with the MPFA limitation.   
 
Setbacks 
Within Ashland’s historic district overlays, a front yard setback of 20 feet is required 
and there are no provisions to reduce this setback requirement for unenclosed 
porches as there are in other residential districts.  AMC 18.2.5.060.A.2 does provide 
that, “If there is a dwelling or accessory building on one abutting lot with a front yard 
of less than the required depth for the district, the front yard need not exceed the 
average yard of the depth of the abutting lot and the required front yard depth.”  The 
application materials indicate that the dwelling on the abutting lot at 46 Granite 
Street is setback 12.7 feet from the front property line.  On that basis, the required 
setback for 40 Granite Street is 16.35 feet (i.e. one-half of the 20-foot required setback 
and the 12.7-foot setback on the abutting lot).   
 
As proposed, the building is noted as being 16 feet from the front property line (i.e. 
about four-inches out of compliance with averaged required setback).  A small, 
approximately 64.4 square foot bathroom bump-out addition is proposed above the 
entry, and this addition as well as the proposed porches and decks continue the 
existing non-conforming setback and necessitate the Conditional Use Permit.      
 
There is a ten-foot per story rear yard setback, and a deck is proposed off of the 
second story however AMC 18.6.1.030.S explicitly provides that, “ A basement is not 
considered a story. Unenclosed decks, porches, balconies, and similar features are 
not considered stories.”  As such, no additional setback is required for the proposed 
second story deck.   
 
Materials, Siding & Trim 
The application materials describe the historic home as having a cement “Miracle 
Block” foundation; three-inch teardrop-profiled horizontal wood siding on the 
basement and first floor levels; a five-inch belly band; 4¾-inch square trim; 4 3/8-
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inch  corner boards; and cedar shake siding on the second floor.  The application 
materials indicate that siding, trim and any replacement block are to match the 
original materials.  Any removed horizontal siding is to be replaced with specialty-
milled 3-inch teardrop-shaped wood siding to match the original finish and size, 
while exterior siding on the new proposed porch will have the same 3-inch reveal but 
will not have the same tear drop edge of the original siding.  In staff’s assessment, 
key elements relative to the materials, siding and trim to be considered by the HPAC 
Review Board include:   
 

• Is adding a “bead-molding trim cap” over windows & doors as described in 
the submittal materials acceptable? 

• Are all of the existing corbels being retained?  The narrative suggests that the 
original corbels are being retained, however as illustrated, it appears that while 
the corbels at the roof peak are to be retained, corbels at the eaves may be 
proposed for removal.       

 
Porches & Decks  
In initial review, the HPAC Review Board expressed concern with the proposed 
porches and decks suggesting that they were not historically compatible with a 
historic contributing resource.  The pre-application submittal was limited to a site 
plan showing the placement of decks wrapping the front and rear of the building, 
without supporting elevation drawings.   
 
The current application includes photographs of the existing home, which currently 
does not have decks, and elevation drawings including those below:   
 

http://www.ashland.or.us/
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To assist HPAC in considering the proposed decks, staff would note that a number of 
the existing historic single-family homes on this block of Granite Street have decks 
and porches in some form, as shown in photos from Google, Zillow & Nearmap below: 
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25 Granite Street.  Front porch and second-story deck (Zillow photo). 
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35 Granite Street.  Front porch and second-story deck (Zillow photo).   
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65 Granite Street.  Front porch and second-story deck (Google Streetview).   
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73 Granite Street.  Front porch and second-story deck, rehabilitation underway 
(Google Streetview).   
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87 Granite Street.  Front porch (Google Streetview).   
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94 Granite Street (front).  Front porch and second-story deck (Zillow photo).   
 

http://www.ashland.or.us/


 

 
COMMUNITY DEVELOPMENT DEPARTMENT  
51 Winburn Way Tel: 541.488.5305  
Ashland, Oregon 97520 Fax:  541.552.2050         
ashland.or.us TTY:  800.735.2900                                                                                        
                                                                                 
 

 
94 Granite Street (rear).  Rear deck (Zillow photo).   
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88 Granite Street.  Front porch and small second-story deck (Zillow photo).   
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80 Granite Street.  Front porch and small second-story deck (Google Streetview).   
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52 Granite Street (front).  Original front porch (Google Streetview).   
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52 Granite Street (front).  Original front porch (Zillow photo).   
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52 Granite Street (rear).  Rear deck (Nearmap Image).   
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60 Granite Street (side).  Sideyard to Rear deck (Zillow photo).   
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46 Granite Street (rear of the the abutting lot).  Rear deck.   
 
In considering the proposal, HPAC can look at the Historic District Development 
Standards and the character of the surrounding neighborhood in determining 
whether the porch and deck additions proposed are compatible.  Staff have 
attached copies of the standards along with Historic Building Briefs on windows, 
exterior materials and additions to assist HPAC review; these briefs were prepared by 
Historic Commissioners, staff and a consultant in coordination with the State Historic 
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Preservation Office to explain key preservation concepts as they relate to local, state 
and national preservation standards.   
 
Staff note that the design standards in AMC 18.4.2.050.B.1 speak to ‘Transitional Areas’ 
noting that, “For projects located at the boundary between zones or overlays, 
appropriate adjustments to building form, massing, height, scale, placement, or 
architectural and material treatment may be considered to address compatibility 
with the transitional area while not losing sight of the underlying standards or 
requirements applicable to the subject property.”  In this instance, the subject 
property’s rear boundary abuts Calle Guanajuato, which is city park property 
separating the residential properties along Granite Street in the Skidmore Academy 
District from the commercial properties on the Plaza in the Downtown District.    
 
Given the unique nature of the use as a historic eight-unit apartment building in a 
single family zone, the variety of deck and porch treatments in the immediate vicinity, 
the location in a transitional area between zones and historic districts, and the 
applicant’s efforts to provide outdoor living space for each of the small apartments, 
staff believe there is a basis to approve the decks if HPAC finds that the design and 
material treatments proposed are compatible and that the placement on the street-
facing façade does not overpower the existing historic home.   
 
Windows 
The historic survey document for the property (see above) suggests that the 1/1 wood 
sash windows are one of the elements that effectively relate to the history of the 
structure.  The application notes that of all of the building’s windows, only nine of the 
original 1/1 wood sash windows remain and all of the others have been replaced with 
vinyl windows over time.  The application further indicates that all of the building’s 
windows are proposed for replacement with the current proposal.  The application 
materials do not provide specific details of the window replacements proposed.   
 
With regard to windows, the Historic District Development Standards speak to the 
Rhythm of Openings as follows:  

http://www.ashland.or.us/
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The ‘Rehabilitation Standards for Existing Buildings and Additions’ note:  
 

2.g) Replacement windows in historic buildings shall match the original 
windows. Windows in new additions shall be compatible in proportion, 
shape and size, but not replicate original windows in the historic building. 

 
In staff’s view, HPAC may wish to consider adding a condition recommending that 
the replacement windows match the original windows to avoid the potential that all 
windows will be replaced with vinyl and one of the key elements relating the building’s 
history lost.   
 
Staff Recommendation 
The Butler Apartments reflect just the sort of housing now discussed with great 
frequency in planning and housing circles – “missing middle housing” solutions that 

http://www.ashland.or.us/
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filled the gap between detached single family residences and high-rise apartments.  
These types of housing were legal and compatible withing their neighborhoods until 
restrictive zoning regulations were imposed.  Staff believe that the applicant should 
be commended for their willingness to make such a significant investment in this 
property and the broader district to support its continued use as needed long-term 
rental housing and to improve its safety and its livability for future tenants.   
 
In staff’s view, some key issues for HPAC’s consideration in preparing a 
recommendation for this application include:   
 

• Do HPAC members wish to recommend that all original corbels be 
maintained?  (https://ashland.municipal.codes/LandUse/18.4.2.050.C.2.b) 

• Do HPAC members wish to recommend a condition that all replacement 
materials (including ‘miracle block’, 3-inch horizontal siding with tear drop 
profile, cedar shakes and trim) match the original materials, as proposed by 
the applicant?  (https://ashland.municipal.codes/LandUse/18.4.2.050.C.2.c) 

• Do HPAC members wish to recommend a condition that the replaced 
windows match the original windows (i.e. require 1/1 wood sash windows)? 
(https://ashland.municipal.codes/LandUse/18.4.2.050.C.2.g)  

• Do HPAC members find that the proposed additions (small bathroom 
addition, porches and decks) are compatible?  Are there specific design or 
material changes that HPAC would like to recommend? 
(https://ashland.municipal.codes/LandUse/18.4.2.050.C.2.j) 
 

Attachments: 
Application Submittal Materials 
Historic District Development Standards 
Historic Building Briefs: Windows, Exterior Materials and Additions 
 

http://www.ashland.or.us/
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Address:   40 Granite St, Ashland 
Map & Tax Lot:  39 1E 09BB Tax Lot: 8200 
    
Property Owner:   Fortify Granite LLC 

114 Granite St 
Ashland, OR 97520 
 

Building Design:  Stever Design Services 
    steverdesign@yahoo.com 
     
Engineering Services:  DEI Engineering 
    PO BOX 796 
    Talent, OR 97535 
 
Landscape Design:  Terrain Landscape Architecture 
    310 Oak Street, Unit#2 
    Ashland, OR 97520 
 
Planning Consultant:   Rogue Planning & Development Services 

1314-B Center Dr., PMB 457 
Medford, OR 97501 

 
 
Request: 
Request for Site Design Review to allow for exterior modification of the non-conforming, eight-unit, 
multi-family residential structure located at 40 Granite Street in the single-family residential zone.  The 
historic use of the property as an eight-unit apartment complex in the single-family zone is a pre-
existing, non-conforming use, and the historic site development is non-conforming to the Site Design 
Standards. The proposal addresses the criteria for multi-family development Site Design review and 
brings many of the site elements closer to the standards.  
 
The existing 5.58-foot X 8.5-foot covered front porch is setback 16 feet from the front property line, 
where 20 feet is required. The proposal seeks to widen the non-conforming front porch and enlarge 
the upstairs apartment unit with an addition on the second story. A conditional use permit to enlarge 
the non-conforming setback is included in is application. Though there are areas of steep slopes on the 
property, the proposed site development avoids the steep slopes.  
 
 
Property Description: 
The subject property is situated on the east side of Granite Street, approximately 116 feet north of the 
intersection with Baum Street and approximately 36 feet south of the intersection of High Street and 
Granite Street. The property to the north and east is the City of Ashland Parks Department property 
that is part of the City of Ashland, the Calle Guanajuato Way parcel. The properties to the south and 
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west are zoned residential and developed with single-family 
dwelling units and their accessory structures.  
 
Spanning 0.32 acres (13,939.2 square feet). An 8-unit 
apartment building occupies the property. The structure is a 
4,089 square foot, two-story building with a 770 square foot 
finished basement.  
 
To the northwest of the apartment building is a detached 
garage measuring 600 square feet that is approximately two 
feet from the north property line.  
 
The property is accessed via a driveway apron from Granite Street on the north-west side of the 
property. A 900-square-foot gravel area is between the garage and the street. 
 
Located within the R-1-7.5 zoning district of Ashland, this property is part of the Skidmore Academy 
Historic District.  
 
The existing building is classified as a legal non-conforming use due to its eight dwellings, a status 
established prior to the adoption of zoning ordinances.  
 
According to the National Register Nomination form for the Skidmore Academy Historic District, the 
Wagner-Bulter Apartments were originally constructed as a large residence for the Jacob Wagner 
Family.  
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In 1924, Ed Butler converted the structure into an eight-unit apartment complex. This structure was 
damaged in a fire eight years later and rebuilt. It is assumed that much of the current condition is the 
same as it was in 1924.  
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According to the Historic Resource Inventory – “Containing visible elements of its successive 
development, from the concrete ‘miracle' block foundation, 1/1 wood sash windows, and an interior 
brick chimney, the Wagner House/Butler Apartments effectively relate the history of the structure, 
converted and rebuilt during the period of significance.”  
 
The structure includes exterior materials such as 3-inch tear-drop shape horizontal wood siding on the 
first story and at the rear on the exposed wall of the basement level. There is a five-inch belly band and 
cedar shakes on the second story. A double front door was the street-facing entrance to access the 
units at the front of the building.  
 
There are some 1/1 wood sash windows, but all first-story and basement windows are vinyl.  The 
second story has nine original wood windows. There are four on the front façade, two on the north 
façade, and three on the south façade. Window trim on most windows is 4 ¾ -inch square trim and 4 
3/8 -inch-wide corner boards. Some of the small windows include a parting bead in the trim. The wood 
windows on the upper level are covered with metal storm windows, and the interior window frames 
are in poor condition, with broken ropes and weights.  
 
Hinged patio doors are present on the rear of the structure that provided access to the lower level 
units.  
 
Granite Street along the frontage of the property is improved with a concrete sidewalk and a narrow 
planting strip. There are overhead power lines along the property frontage.  
 
The property has a gentle slope from south to north with a steep slope along the eastern property line 
that falls within an area designated as having severe slope constraints. 
 
There are a significant number of trees on the property that are more than six inches in diameter at 
breast height. These trees were evaluated by an arborist, Willie Gingh of Southern Oregon Tree Care. 
All trees will be retained. 
 
 
Proposal:  

● The property owners intend to substantially remodel the existing eight-unit apartment building. 
The proposal requires a  Site Design Review to make exterior modifications to a building with 
more than three dwelling units through the addition of 64.4 square feet to the upstairs 
bathroom, covered porches and decks, and installation of a covered bicycle parking area.  
 

o Exterior Modifications: The proposal includes the enlargement of the upper-level 
bathroom in Unit #5 through a bump-out at the front of the structure. This addition 
conforms to the existing non-conforming front yard setback.  

o  
o The proposal also expands the front porch to enhance the front entrance and to provide 

a functional outdoor area for the tenants. Covered porches will be added to the exterior 
entries of the units that are to be accessed from the sides and the rear of the structure. 
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These decks will provide a private, outdoor space for each unit. All covered porches and 
decks comply with setbacks.  

 
● Pedestrian Walkways: Safer, more level and consistently surfaced pedestrian connectivity will 

be installed that provides walkways from the street, through the site to the primary entrances 
of each unit, and to the bicycle parking areas. 
 

● Screening: A screened trash/recycle enclosure area is also proposed.  
● Structural and Site Improvements 

● Installation of a robust support system in the basement as per the engineer's 
recommendations. 

● Removal of substandard wall coverings, replacement with drywall. 
● Upgrading insulation in walls, floors, and ceilings while redesigning apartments for more 

uniform dimensions. 
● Installation of fire rated interior walls. 
● Installation of new windows with higher U values than the existing vinyl. 
● Fire Suppression Sprinkler System. 
● Comprehensive kitchen and living space remodels to modernize outdated features. 

 
The existing structure with the small addition in floor area conforms to the Maximum Permitted Floor 
Area (MPFA). According to AMC 18.2.5.070.G, which addresses Multiple Dwellings and Residential 
Performance Standards Options, the MPFA for a structure with multiple dwelling units on a single lot is 
determined using a graduated formula. Specifically, the MPFA is calculated as follows: MPFA = 13,939 X 
.59 = 8224.01 X .52 = 4,276.48 SF 
 
Based on data from the Jackson County Assessor's office and onsite measurements, the total floor area 
for the first and second floors is 4,088.18 square feet, a two-story structure with a 770 square foot 
finished basement. With the addition of a bathroom area of 64.64 square feet to Unit 5, the structure 
increases to 4,152.82 square feet, which remains below the allowable MPFA of 4,276.48 square feet. 
The basement area is to be enlarged within the footprint of the building by modifying the layout, but 
the floor area of the basement is not included in the maximum permitted floor area calculations.  
 
In the R-1-7.5 zoning district, the maximum allowable lot coverage is 45 percent, which translates to 
6,276 square feet for this lot. The proposed lot coverage is 5,314 square feet; 200 square feet of this 
coverage is exempt since the trash area and outdoor pergola will feature a porous solid surface that 
facilitates stormwater infiltration.  
 
The existing front yard setback of the structure is 16 feet. The proposal seeks to expand/enlarge the  
width of the front porch along the same setback line and to bump out the bathroom on the second 
floor to make it functional. The expansion/enlargement of the non-conforming setback requires a 
Conditional Use Permit. See additional findings.  
 
A minor exception to the required width of pedestrian walkways through the site is proposed. The 
exception request has been strategically and thoroughly analyzed to maximize the use of non-



40 Granite Street 
Site Design Review & Conditional Use Permit 

Page | 6 

conforming site development while providing pedestrian access, bike parking, and prioritizing tree 
preservation. The adjustment is designed to ensure efficient utilization of the property, enhance 
accessibility, and maintain environmental considerations. 
 
The site presently only has dirt pathways leading to the residences. As part of site development, four-
foot-wide walkways are proposed. The proposal to provide a four-foot walkway and not a five-foot 
walkway requires an exception to the Site Design Review Standard 18.4.3.090.B.4.c. This adjustment 
provides adequate space for pedestrian circulation between building entrances, the open space areas, 
the bike parking areas, and the public street while staying as close to the allowed lot coverages. 
 
It can be found that the extensive renovations and restoration of the historic contributing structure, 
including the proposed exterior modifications, are consistent with the Site Design and Use Standards 
when considering the non-conforming development of the single-family zoned residential property 
with a multi-family residential dwelling structure.   
 
It can be found that the historic structure retains its orientation, stature, roof shape, and pitch. The 
siding and trim details are to be retained and, when replaced, replaced with matching replacement 
materials. The historic elements, such as the miracle block foundation, central chimney, arching front 
porch detail, and 1/1 windows, are not obscured as part of the proposed addition of the decks and 
porches, expansion of the front porch, and the additional floor area for Unit 5.  
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FINDINGS OF FACT 
 

Nonconforming Developments:18.1.4.010 
A. Nonconforming uses (e.g., commercial use in a residential zone) are subject to section 18.1.4.020; 
B. Nonconforming structures (e.g., structure does not meet setback standards) are subject to section 
18.1.4.030; 
C. Nonconforming developments (e.g., site does not meet landscaping standards) are subject to section 
18.1.4.040; 
 
Finding: 
The site is a nonconforming development because the use is a multi-family residential building in the 
single-family residential zone.  
 
The structure is non-conforming because the existing front yard setback to the covered front porch is 16 
feet, where 20 feet is required. Additionally, the existing rear yard setback is approximately 14 feet, 
where 20 feet would be required for a two-story structure. The proposed structural additions to the 
structure conform to setbacks or seek a Conditional Use Permit to expand the non-conforming front yard 
setback. 
 
The multi-family structure and development requirements for multi-family residential sites are not met. 
There is no bicycle parking, no paved pedestrian walkways, no common trash/recycle facilities, and 
limited functional open space. 
 
This proposal seeks to remedy some of the non-conforming site improvements. The most important 
considerations are to the general overall safety of the tenants of the eight-unit apartment building. As a 
former single family residential dwelling that was added onto and enlarged to create the building in its 
current form in the 1920s, there are numerous life and safety issues presented within this structure.  
 
There are no headers or structural supports in any of the windows or exterior doors. There were no fire-
rated walls or doors between the common entry and the stairs of the building. There was little to no 
insulation in the oldest portions of the building.  
 
Due to previous fire(s), according to a former tenant from the 1960s, and confirmed during the interior 
demolition, the upper-level floor joists had dropped enough that it created a sloping interior floor that, 
after tenants were “rolling out of their beds”, false floors were constructed to level the interior living 
space. Fire damage was evident both on the interior entry stairway as well as in the basement on the 
northeast portion of the structure. 
 
From the front of the structure to the rear, the building had dropped more than six inches. Evidence of 
this is seen in the window framing and trim at the northeast corner of the structure.  
 
The proposal increases the structural stability of the historic structure. The proposal retains existing 
siding and proposes to relocate and replace the windows to better serve the interior of the structure 
and provide adequate emergency egress that the previous apartments lacked.  
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Site Design Review Approval Criteria 
18.5.2.050 
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. 
 
Finding: 
The property is within the R-1-7.5 Zone. The proposal will comply with all required setbacks. The 
proposed lot coverage, density, building height, orientation, architecture, and other applicable 
standards for multi-family development have been met or can be met with the imposition of conditions.  
 
The allowed density for R-1-7.5 zoned property is two units per legal lot. This property currently has 
eight legal non-conforming residential units, seven of which are studios, and one is a two-bedroom. 
 
The existing and proposed structures comply with setbacks of the zoning district and the allowed 
reduced front yard setback based on the average setback of adjacent properties. The existing front 
setback is 21 feet, six inches to the front of the building and 16 feet to the covered front porch. The 
proposed front porches have a setback of 16 feet, one inch.  
 
This is an expansion/enlargement of a non-conforming setback, and a conditional Use Permit is 
requested as part of this application.  
 
The existing rear setback is 14 feet. This setback is not reduced with the addition of uncovered decks.  
 
Side yard setbacks are well over 6 feet. 
 
In the R-1-7.5 zoning district, the maximum allowable lot coverage is 45 percent, which translates to 
6,276 square feet for this lot. The proposed lot coverage is 5,314 square feet; however, 200 square feet 
of this coverage is exempt since the trash area and outdoor pergola will feature a porous solid surface 
that facilitates stormwater infiltration.  
 
The Maximum Permitted Floor Area (MPFA) in the Historic District for the development of eight (8) 
dwelling units is (13,939.2 x .59 x 0.52 = 4,276.55 SF). The proposed gross habitable floor area to 
calculate MPFA is 4,152.82 SF. The area includes all floors except the basement as an allowed 
exception, when the basement complies with the building code requirements by featuring a floor-to-
ceiling height that exceeds six and one-half feet. The perimeter walls do not exceed 12 feet above 
finished grade. Moreover, over 50 percent of the perimeter walls are less than six feet above natural 
grade, allowing for adequate ventilation and light access. 
 
The basement area is to be enlarged within the footprint of the building by modifying the layout, but 
the floor area of the basement is not included in the maximum permitted floor area calculations.  
 
The building height and the density of the property are not impacted by the proposal.  
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B. Overlay Zones. The proposal complies with applicable overlay zone requirements (part 18.3). 
 
Finding: 
The property is located within the Historic Skidmore District, where the proposed modifications to the 
Butler Apartments strategically utilize elements of historic design periods present in the district. The 
structure consists of an eight-unit apartment building constructed from a single-family residence, 
enlarged and modified to its present form.  
 
Within the impact area, the majority of residential structures are prior to 1910. Of these there are 
smaller craftsman/bungalows, vernacular I and T homes, and Italianate style dominate the 
construction types.    
 
This large rehabilitation project includes replacing any removed horizontal siding with specialty milled 
materials, 3-inch rounded-edge (tear drop-shaped) wood siding. Any cedar shakes that need to be 
replaced will be with material similar in shape, texture, and composition as the existing shakes. 
 
While the existing windows and doors will remain generally the same size and location, egress 
windows will be added in the basement units, and new exterior doors will change the locations of 
existing windows. The pattern and rhythm of the openings remain largely the same.  
 
The updated paint will use historically accurate colors to enhance the building's character. The addition 
of outdoor decks represents a new element that has been designed to respect the existing structure, 
maintaining the same roof pitch while ensuring that the decks are visually unobtrusive and do not 
obscure defining features. 
 
These modifications have been evaluated for compliance with the city's Historic Preservation 
Standards and the Secretary of the Interior Standards for Historic Renovations, and align with the 
applicable overlay zone requirements. The efforts made in this proposal aim to preserve the historic 
integrity of the property while enhancing its habitable condition and aesthetic appeal. The design 
choices will complement the original architecture, ensuring coherence with neighboring historic 
properties and reinforcing the overall visual integrity of the district.  
 
 Historic District Design Standards 

18.4.2.050. B. 
1. Transitional Areas 

 Findings: 
The subject property is within the Skidmore Academy Historic District. The subject 
property is occupied by a historic, contributing structure. This structure, as an eight-unit 
apartment building within the single-family low-density zone, is a non-conforming 
situation. The proposal is for exterior additions in the form of an enlarged second floor 
through the addition of a bump out that will enlarge the interior apartment bathroom 
space, which is presently non-functional due to its size. This bump-out is atop the area 
of the existing front porch.  
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The proposal includes widening the front porch across the façade of the structure and 
wrapping around to an enlarged front porch. To the sides and rear of the structure, new 
covered porches are proposed at each apartment entrance and create a functional, 
usable outdoor space for each of the small units.  
 
 
2. Height. 
Construct new buildings to a height within the range of historic building heights on and 
across the street. 
 
Finding: 
The additional floor area on the second and the addition of covered porches do not 
increase the height or the scale of the existing historic structure.  
 
 
3.  Scale. 
Height, width, and massing of new buildings conform to historic buildings in the 
immediate vicinity. 
 
Finding: 
The addition of the covered porches breaks up the single, somewhat monolithic form of 
the existing building.  
 
 
4. Massing. 
Small, varied masses consistent with historic buildings in the immediate vicinity. 
 
Finding: 
The porches add smaller, varied masses.  
 
 
5.  Setback. 
Front walls of new buildings are in the same plane as facades of adjacent historic 
buildings. 
 
Finding: 
The proposed front porch expansion and the addition to the second floor are consistent 
with the setbacks of the subject property and the historic setback of the existing porch.  
The front porch additions utilize roof shape, pitch, and materials as the historic 
structures in the vicinity.  
 
There are numerous examples of front porches, wrap-around porches within 200-feet of 
the property.  
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6.  Roof. 
Roof shape, pitches, and materials consistent with historic buildings in the immediate 
vicinity. 
 
Finding: 
The historic roofline of the Wagner House within the Butler Apartments renovations is 
not altered. The chimney is not altered. The shape, pitch, and materials are consistent 
with the historic contributing structure. The proposed roof pitch of the porches is 
consistent with the pitch, shape, and materials found on other structures in the 
immediate vicinity.  
 
 
7. Rhythm of Openings. 
Pattern or rhythm of wall to door/window openings on the primary façade or other 
visually prominent elevation is maintained. Maintain compatible width-to-height ratio of 
bays in the façade. 
 
Finding: 
The proposal increases the sizes of a few of the windows to provide egress. The pattern 
of these new windows is compatible in width-to-height ratio and the rhythm of window 
openings with the historic window openings on the visually prominent elevations facing 
Granite Street and facing Lithia Park. The form of the historic structure remains with the 
porch additions.  

 
The proposed addition of the floor area, creating the second story bump out, and the 
addition of porches on the front and sides of the building can be found to enhance the 
character of the historic building. The addition of the porches does not obscure or 
eliminate the character-defining characteristics.  
 
 
8. Base or Platforms. 
A clearly defined base, or platform, characteristic of historic buildings in the immediate 
vicinity. 
 
Finding: 
The historic elements of the structure, including the “miracle block” foundation. The 
base of the existing historic structure has not been modifed. Any areas where windows 
or other penetrations into the foundation are repaired, the replacement block will be 
textured to appear to be miracle block as the practice has been historically on this 
structure. 
 
 
9. Form. 
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Form (i.e., vertical/horizontal emphasis of building) that is consistent with that of 
adjacent historic buildings. 
 
Finding: 
The form of the structure is modified through the addition of porches but the addition 
can be seen as a positive enhancement and consistent with that of adjacent historic 
buildings. The structure has a very vertical, boxy form that is inconsistent with the 
adjacent historic structures that have front and side porches, various rooflines, bay 
windows, and overhangs that provide interesting breaks in the scale and mass of the 
structure. The subject building's form is altered to a more horizontal emphasis, which 
visually reduces the mass and boxy form of the historic structure.  
 
 
10. Entrances. 
Well-defined primary entrances with covered porches, porticos, and other architectural 
features compatible but not imitative of historic counterparts. 
 
Finding: 
Each unit will have a well-defined primary entrance. The primary building entrance 
facing Granite Street will be improved through the increase in length and usefulness of 
the front porch and the architectural feature of the unit bump-out. The archway 
entrance feature that is presently within a gable roof will be reformed with a horizontal 
roof form as found in the historic photos.  
 
 
11. Imitation of Historic Features. 
Accurate restoration of original architectural features on historic buildings. New 
construction, including additions, that is clearly contemporary in design, which enhances 
but does not compete visually with adjacent historic buildings. 
 
Finding: 
The proposed front porches and upper level porch on the historic contributing structure 
is found on the original structure that occupied the property with a larger front porch 
and an upper level porch with what appears to be a rooftop porch.  
 
Wide, more expansive front porches and wrap-around porches are a common element 
found on 1920s and 1930s era craftsman-type structures, which this building appears to 
be most comparable to.   

 
The proposed porches for the eight-unit apartment building enhance and do not 
compete visually with the adjacent historic buildings.  
 
 
12. Additions. 
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Additions that are visually unobtrusive from a public right-of-way, and do not obscure or 
eliminate character-defining features of historic buildings. 
 
Finding: 
The high gables, the siding materials, the foundation exposure, and the locations and 
sizes of the windows are not obscured by the proposed addition of the porches, decks, 
and the modestly increased floor area with the window bump-out.  

 
 
18.4.2.050. C.2. Rehabilitation Standards for Existing Buildings and Additions. 
 
Finding: 
The proposal is to not only rehabilitate the eight-unit apartment building within a modified structure, 
and to take corrective measures which will make the structure livable with numerous fire, life, and 
safety issues, such as lack of level floors and walls, lack of egress windows, inadequate fire separations 
between units, lack of functional counter and bathroom facilities to odd floor plan and layout.  As 
recognized by the standards, some aspects of rehabilitation entail renovation and the introduction of 
new elements. 
 
The proposed preservation and reintroduction of historic elements protects those portions or features 
that convey their historical, cultural, and architectural character. These are the very features through 
which the visual integrity and the economic value of the building are preserved. It is through the 
introduction of standard multi-family building code compliance and the creation of functional 
entrances, viable and useable private outdoor spaces provided by the proposed porches and decks that 
preserve and enhance the economic value of the building and the property. 
 
The modern elements of the porches are necessary to provide functional outdoor space for the small, 
interestingly laid out floor plans. The porches and decks, and the bump-out are designed in a manner 
that is sympathetic to the original design.  
 
The window and door trim detail is proposed to include a bead molding to create a trim cap, which is a 
trim detail found in craftsman-style structures. This is more modern than the existing, simple, 
rectangular trim found on the structure presently. The proposed change to the trim does not 
significantly alter the historic contributing structure but enhances its relationship to the era of 
craftsman style structures from when it was remodeled from the Wagner House of the late 1800s to 
the Butler Apartments of the mid-1920s.  
 

a. Historic architectural styles and associated features shall not be replicated in new additions or 
associated buildings. 
 
Finding: 
The structure consists of two ‘historic’ structures within one. The original structure was the Jacob 
Wagner House. It was a late 1890s Victorian structure with gingerbread features hanging from the 
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eaves, a steeply pitched roof, a flat roof with arch detail on the front porch, and wide column 
details.   
 
The Butler Apartments were constructed out of the Wagner House, removing much of the roofline 
and replacing the Victorian elements with craftsman-style elements. The porch remained generally 
the same, with a gable roof feature above the arch detail on the covered front porch. The 
foundation, the window trim, horizontal siding, the chimney, and the window shape remain similar 
to or the same as the original historic building.  
 
The proposed covered porches on the front façade are proposed to have a wide column arch detail 
similar to the design of the original historic structure. The overall porch design is a new feature with 
the architectural details being more contemporary. The historic appearance of the structure is 
maintained and the proposed porches are not attempting to misrepresent the historic appearance 
of the building. 

b. Original architectural features shall be restored as much as possible, when those features can 
be documented. 

 
 Finding: 

There are historic photographs of the Wagner House, but there is a lack of historical 
photographs of the Butler Apartments. It can only be assumed that the existing structure is 
largely in the shape, form, and architectural detail as it is currently presented. Many of the 
original architectural features are retained.  

 
The horizontal roof detail with arch inset is found on the original Wagner House as evidenced in 
these photos. The gable roof with the arch inset is found on the current Butler Apartments 
covered porch. The proposal is to return the detail to the original horizontal plane to reflect the 
more historic detail.   

 
 
 
 

 
c. Replacement finishes on exterior walls of historic buildings shall match the original finish. 
Exterior finishes on new additions to historic buildings shall be compatible with, but not 
replicate, the finish of the historic building. 
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Finding: 
The replacement siding will be milled to match the original finish and size. The exterior siding 
on the proposed porch is the same 3-inch reveal as the horizontal siding, but will not have the 
teardrop edge found on the original horizontal siding. 
 
The corbels found in the eaves will be retained.   

 
d. Diagonal and vertical siding shall be avoided on new additions or on historic buildings except 
in those instances where it was used as the original siding. 

  
Finding: 
Not applicable. No vertical or diagonal siding is proposed.  

 
e. Exterior wall colors on new additions shall match those of the historic building. 
 
Finding: 
The proposal includes changing the paint color from a faded blue to a buttery yellow color with 
black trim and sand-colored highlights. Consistent with 18.4.050.C.2.l. The latest version of the 
Secretary of the Interior’s Standards for Rehabilitation and Guidelines for Rehabilitating Historic 
Buildings shall be used in clarifying and determining whether the above standards are met.  
 
The Secretary of the Interior Standards for Rehabilitation and Guidelines for Rehabilitating 
Historic Buildings refers to historically appropriate paint colors from the building and district. 
The existing blue color is very faded and does not provide the necessary protection from 
rainwater penetrations that new caulking and paint provide. It is difficult to determine the 
historic color due to the faded condition of the paint there is possibly 
white paint under the existing faded blue.  
 
The Secretary of the Interior Standards do not require that historic 
buildings forever retain their paint color, where that is implied by the 
Ashland Standards. This application seeks to follow the Secretary of the 
Interior Standards, and the historically appropriate color as selected is 
allowable consistent with the standards. (Secretary of the Interior 
Rehabilitation Guidelines, 1997; Building Exterior, Wood; pg. 11).  

 
f. Imitative materials including but not limited to asphalt siding, wood textured aluminum 
siding, and artificial stone shall be avoided. 

 
Finding: 
No imitative materials are proposed.  

 
g. Replacement windows in historic buildings shall match the original windows. Windows in 
new additions shall be compatible in proportion, shape and size, but not replicate original 
windows in the historic building. 
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Finding: 
All of the windows are proposed to be replaced. Only nine wooden windows exist on the upper 
floor. The sashes are damaged, and the rope mechanism to open the windows does not 
function. The doors at the rear of the structure are hinged single-sided swing patio doors. These 
will be replaced in new locations, but using the same size as the opening. 
 
Window locations are proposed to be modified to create egress windows and add exterior 
doors on the sides of the structure. All of the proposed windows and doors are compatible in 
proportion, shape, and size, but do not replicate the historic windows.  
 
The rhythm of openings and the symmetry of the openings within the renovated structure is 
maintained on both the front and rear sides, which are prominent to the street and to Lithia 
Park.  

 
 

h. Reconstructed roofs on historic buildings shall match the pitch and form of the original roof. 
Roofs on new additions shall match the pitch and form of the historic building, and shall be 
attached at a different height so the addition can be clearly differentiated from the historic 
building. Shed roofs are acceptable for one-story rear additions. 
 
Finding: 
The proposed porches include a shed roof. The shed roof is a typical porch roof form and type. 
The shed roof porches are found in both eras of construction that are found within this one 
structure.  

 
 

i. Asphalt or composition shingle roofs are preferred. Asphalt shingles which match the original 
roof material in color and texture are acceptable. Wood shake, woodshingle, tile, and metal roofs 
shall be avoided. 
 
Finding: 
A composition shingle roof material to match the existing in color and texture is proposed.  

 
 

j. New porches or entries shall be compatible with, but not replicate, the historic character of the 
building. 
 
Finding: 
The proposed porches include a shed roof. The shed roof is a typical porch roof form and type. 
The shed roof porches are found in both eras of construction that are found within this one 
structure.  
 
The building's current form is the American Craftsman architectural style, and the proposed 
shed roof is consistent with the era of construction. There are front porches on nearly all of the 
structures in the impact area. There are also wrap around front porches, second-story porches 



40 Granite Street 
Site Design Review & Conditional Use Permit 

Page | 17 

and decks found on both residential and commercial structures in the impact area. These 
include the structures at 65 Granite Street, 41 Granite Street and 25 Granite Street. 
 
The proposed balustrade is similar in style to the bench-back balustrade on the existing porch. 
This style of balustrade is more similar to a craftsman style porch detail than a spindle type rail. 
 
 

 
k. New 

detached buildings shall be compatible with the associated historic building and shall conform to 
the above standards. 

 
 

Finding: 
Not applicable 

 
l. The latest version of the Secretary of the Interior’s Standards for Rehabilitation and 
Guidelines for Rehabilitating Historic Buildings shall be used in clarifying and determining 
whether the above standards are met. 

 
Finding: 
As a structure that encompasses two distinctly different eras and architectural types of 
construction, while being an eight-unit apartment building not renovated since the 1930s, there 
are numerous renovations and restorations necessary to make the multi-family structure more 
habitable by bringing it up to more current standards.  
 
This includes upgrades and replacement of virtually all utility systems, including electrical, 
plumbing, and sanitary sewer services. Mechanical upgrades with the installation of mini-split 
systems. Compressors will be located on the sides and rear of the structure and located in a 
manner to not detract from the exterior façade improvements and to not conceal any 
architectural features.  
 
Adding fire-rated separations between the units and in the common stair areas. Adding 
insulation, leveling floors, replacement of vinyl windows with more efficient vinyl windows.  
 



40 Granite Street 
Site Design Review & Conditional Use Permit 

Page | 18 

The structure is being improved to ensure it is present for another 100 years but also to 
modernize the multi-family building and preserves its economic functions as a multi-family 
apartment building.  
 
Proposed renovations are sensitive to the era of the structure's construction while being 
mindful that the building contains eight small dwellings that had limited areas outside of the 
unit to the enjoyment of the beautiful property and location. As buildings evolve, addition of 
porches and decks is a simple and effective modification to a structure without destroying the 
underlying historic façade.  

 
 

The property has areas of Severely Constrained slopes, but none of the proposed development does 
not impact the areas that are in excess of 35 percent slopes.  
 
 
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 proposed site development complies with the applicable Site Development and Design Standards. 
The proposed bike parking is adjacent to the residential dwelling on one side of the building and within 
the garage. There are short travel distances from the bike parking spaces to the entrances of the 
dwellings. The layout and design do not provide for vulnerable areas that are not visible from the units. 
The primary entrance opens toward the street and is connected to the right-of-way via a walkway. 
Building materials, colors, and designs are compatible with the other developments in the area and with 
historic integrity. 
 
 
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: 
Adequate city facilities, including water, sewer, and electricity, exist to serve the proposed development.  
 
All street frontages are paved with curb, gutter, and sidewalk. Street trees will be provided for every 30 
feet of frontage. No changes are proposed to the street frontage.  
 
 
Site Development Standards 18.4 
18.4.2 BUILDING PLACEMENT, ORIENTATION, AND DESIGN 
18.4.2.030 Residential Development 
C. Building Orientation.  
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1. Building Orientation to Street. Dwelling units shall have their primary orientation toward a street. 
Where residential buildings are located within 20 feet of a street, they shall have a primary entrance 
opening toward the street and connected to the right-of-way via an approved walkway. 
  
Finding: 
All residential units that front upon the public street are oriented towards the street and have a primary 
entrance opening toward the street connected via a walkway.  
 
 
2. Limitation on Parking between Primary Entrance and Street. Automobile circulation or off-street 
parking is not allowed between the building and the street. Parking areas shall be located behind buildings 
or on one or both sides.  
 
Finding: 
No vehicle parking is proposed. There is a gravel driveway to the existing garage that will remain.  
 
 
3. Build-to Line. Where a new building is proposed in a zone that requires a build-to line or maximum 
front setback yard, except as otherwise required for clear vision at intersections, the building shall comply 
with the build-to line standard.  
 
Finding: 
Granite Street is the front façade with the front yard setback at 16 feet. This is the existing built to line. 
The expansion of the width of the porch within the required 20-foot front yard in the historic district 
requires a conditional use permit.  
 
 
D. Garages.  
1. Alleys and Shared Drives. Where a lot abuts a rear or side alley, or a shared driveway, including flag 
drives, the garage or carport opening(s) for that dwelling shall orient to the alley or shared drive, as 
applicable, and not a street.  
 
Finding: 
The lot doesn’t abut an alley or shared driveway, and the non-conforming garage is proposed to be 
converted to bike parking area.  
 
 
2. Setback for Garage Opening Facing Street. The minimum setback for a garage (or carport) opening 
facing a street is 20 feet. This provision does not apply to alleys.  
 
Finding: 
The existing garage is setback substantially more than 20-feet from the street.  
 
 



40 Granite Street 
Site Design Review & Conditional Use Permit 

Page | 20 

E. Building Materials. Building materials and paint colors should be compatible with the surrounding 
area. Very bright primary or neon-type paint colors, which attract attention to the building or use, are 
unacceptable.  
 
Finding: 
The building design and materials are commonly found in Ashland’s Historic Districts. The materials are 
compatible with the surrounding area. The existing horizontal siding and the shingle siding on the upper 
story are proposed to be maintained. The proposed colors are a buttery yellow body, black trim, and 
brown accents.  
 
 
F. Streetscape. One street tree chosen from the street tree list shall be placed for each 30 feet of frontage 
for that portion of the development fronting the street pursuant to subsection 18.4.4.030.E.  
 
Finding: 
New street trees that comply with the City of Ashland Street Tree planting standards will be provided. 
The landscaping plan provides the species chosen for the street trees. Four street trees will be planted 
in the landscape parkrow. An irrigation plan has been provided.  
 
 
G. Landscaping and Recycle/Refuse Disposal Areas. Landscaping and recycle/refuse disposal areas 
shall be provided pursuant to chapter 18.4.4.  
 
Finding: 
In coordination with Recology regarding the number, location, and access to the refuse area, the 
proposed screened area is adjacent to the garage. Recycle and refuse containers or disposal areas will 
be screened by placement of a solid wood fence or masonry wall five feet in height. See additional 
findings in the sections below.  
 
 
H. Open Space. Common and/or private open space is required to be provided pursuant to 
section 18.4.4.070. 
 
Finding: 
More than 8% of the lot will be dedicated to open space and adhere to section 18.4.4.070. See more 
findings below.  
 
 
Chapter 18.4.3 PARKING, ACCESS, AND CIRCULATION 
18.4.3.040 Vehicle and Bicycle Quantity Standards 
Except as provided by section 18.4.3.030, the standard ratios required for parking are as follows, as are 
the maximum allowances for voluntarily provided off-street automobile spaces. Fractional spaces shall be 
rounded up to the next whole number. See also accessible parking space requirements in 
section 18.4.3.050. 
 

https://ashland.municipal.codes/LandUse/18.4.4.070
https://ashland.municipal.codes/LandUse/18.4.3.030
https://ashland.municipal.codes/LandUse/18.4.3.050
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Finding: 
No off-street vehicle parking spaces are proposed. There are presently no bike parking facilities provided 
on the site. The proposal provides for nine sheltered bike parking spaces. 
 
 
18.4.3.070 Bicycle Parking Standards 
B. Bicycle Parking Design Standards. 
 
Finding: 
Bicycle parking will be located on the north side of the structure in a covered bike parking structure. 
Direct access to both the public right-of-way and the main entrances will be provided to the storage area 
via walkways.  
 
Lighting will be provided in the bicycle parking area so that the facilities is thoroughly illuminated and 
well-lit.  
 
The storage area will be surfaced with a minimum of two inches of hard surfacing (i.e., asphalt, concrete, 
pavers, or similar material) and will be level. This surface will be maintained in a smooth, durable, and 
well-drained condition. 
 
Bicycle parking, including rack installations, will conform to the minimum clearance standards as 
illustrated in Figure 18.4.3.070.B.6 and Figure 18.4.3.070.B.10.a. Bicycle parking racks will consist of 
inverted-U steel racks meeting the individual rack specifications as illustrated in Figure 18.4.3.070.C.1. 
 
 
18.4.3.090 Pedestrian Access and Circulation 
 
Finding: 
The development will incorporate a continuous walkway system that extends throughout the site and 
connects to future development phases as well as existing off-site sidewalks and open spaces, ensuring 
comprehensive pedestrian connectivity. The proposed four foot wide concrete walkways will replace 
dirt and paver stone footpaths that presently exist onsite.  
 
The design ensures safe, direct, and convenient pedestrian connections between primary building 
entrances and Granite Street. Walkways will be laid out with minimal deviation from direct routes, 
avoiding unnecessary detours to provide users with efficient pathways. Safety and convenience are 
prioritized, ensuring routes are free from hazards and offer a straightforward means of reaching 
destinations. Pathways will connect to the front door or primary entrances. 
 
Walkways will link all building entrances to each other where practicable, and also connect the bike 
parking, public and common spaces, and link off-site adjacent uses to the development. All walkway 
surfaces will be constructed from durable materials such as concrete, asphalt, or pavers. Four-foot-wide 
walkways are proposed to provide adequate space for pedestrian circulation between building entrances 
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and public street while staying within the permitted maximum lot coverage. There are a substantial 
number of large-stature trees, and the narrower pathways reduce the impacts to the trees. 
 
 
18.4.4 LANDSCAPING, LIGHTING, AND SCREENING 
18.4.4.030 Landscaping and Screening  
 
Finding: 
The proposed street tree plan and the irrigation plan comply with the Irrigation and Water Conserving 
Landscaping requirements of the City of Ashland. Street trees shall be not less than a two-inch caliper. 
 
Street trees shall be located in the designated planting strip and be placed at the rate of one tree for 
every 30 feet of street frontage. 
 
No changes to the existing site landscaping are proposed. It will be pruned, weeded, and cleared of any 
dead or dying vegetation. No new landscaping within the site area is proposed. Areas where site 
disturbance has occurred will be reseeded with a native seed mix, but the majority of the site work is 
directly adjacent to the structure, and no plants are allowed within five feet so limited new planting will 
occur.  
 
 
18.4.4.040 Recycling and Refuse Disposal Areas 
 
Finding: 
A common refuse area is proposed to be installed adjacent to the garage. Additionally, all recycling and 
refuse disposal areas will be adequately screened according to the provisions of section 18.4.4.030.G.1, 
ensuring these necessary facilities are visually discreet and blend seamlessly with the surrounding 
environment. 

 
 
18.4.4.050 Outdoor Lighting 
 
Finding: 
Any outdoor lighting installations will consider the appropriate lighting levels for pedestrian safety, 
property identification, and crime prevention without exceeding necessary levels. Artificial lighting will 
be positioned to prevent direct illumination onto adjacent residential properties, maintaining privacy 
and reducing glare. 
 
 
18.4.4.060 Fences and Walls  
 
Finding: 
No new fences are being proposed. The existing 3.5-foot-tall picket fence along the street will be 
repaired or replaced as necessary.  A separate fence permit will be obtained to replace and fencing 
panels.  
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18.4.4.070 Open Space 
 
Finding: 
At least 8% of the total lot area will be open space. The open space and will be provided on the south 
side of the property. The property has substantial outdoor areas for use as open spaces as well as areas 
intended for private outdoor use by residents of individual dwelling units. Private open space includes 
decks, patios, porches, balconies, side and rear yards, and similar areas. 
 
There are pedestrian connections proposed through the development, leading to the entry of units and 
through the common areas. There are large-stature trees that are preserved in the existing yard area. 
These trees will remain in the common open space areas.  
 
 

Chapter 18.4.5 TREE PRESERVATION AND PROTECTION 

18.4.5.030 Tree Protection 
Finding: 
There are 22 trees greater than six inches in diameter at breast height on the subject property. The 
utmost care was taken to preserve as many of the large-stature trees on-site.  
 
No tree removal is proposed. The trees that are within 15 feet of the structure are proposed to have 
tree protection fencing installed as close to the dripline as possible while still allowing passage through 
the site and to allow for the construction of the pedestrian walkways.. The Tree Protection and 
Preservation plan provides the details of the six-foot fencing that will be installed before site 
disturbance for the new construction. Inspection of the fencing will be requested prior to the site work.  
 
Exception to Site Design Standards: 
Walkway Width Reduction: From 5 Feet to 4 Feet 

o Special or Unique Circumstances: Presently, the walkways consist of irregular and 
uneven paver stone and decomposed granite pathways. With the proposed site 
modifications, a four-foot wide concrete walkway is proposed. The existing spatial 
constraints and topographical nuances of the site necessitate a narrower walkway to 
preserve necessary circulation routes and building functionality. 

o Minimum Necessary: Reducing the walkway width to 4 feet is the minimum change 
required to maintain adequate pedestrian circulation without exceeding the maximum 
allowable floor area. 

o Benefits vs. Impacts: This minor adjustment ensures efficient pedestrian flow, 
supporting the development's operational requirements while maintaining harmony 
with surrounding properties. 

o Not Self-Imposed: The need for this adjustment is directly related to the site's spatial 
constraints rather than any previous modifications enacted by the applicant. 
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Conditional Use Permit 
18.5.4.050 
Approval Criteria 
A Conditional Use 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. 
  
1. That the use would be in conformance with all standards within the zoning district in which the use is 
proposed to be located, and in conformance with relevant comprehensive plan policies that are not 
implemented by any city, state, or federal law or program. 
 
Finding: 
The use is a pre-existing, legal non-conforming eight unit apartment building in the single family 
residential zone. The apartments were constructed in 1924. The proposed conditional use permit 
request is to expand/enlarge the non-conforming front yard setback to allow the construction of front 
porches and a second-story bumpout at the same distance from the property line as the existing 
covered front porch.  
 
 
2. That adequate capacity of city facilities for water, sewer, electricity, urban storm drainage, paved 
access to and throughout the development, and adequate transportation can and will be provided to the 
subject property. 
 
Finding: 
Adequate utilities, including water, sewer, electricity, and storm drainage, are currently in place at the 
location. To the applicant’s knowledge, there are no public system deficiencies.   
 
 
3. That the conditional use will have no greater adverse material effect on the livability of the impact 
area when compared to the development of the subject lot with the target use of the zone pursuant with 
subsection 18.5.4.050. A.5. When evaluating the effect of the proposed use on the impact area, the 
following factors of livability of the impact area shall be considered in relation to the target use of the 
zone.  
 
Finding: 
The construction of functional, useable outdoor space and increased floor area for a small apartment 
will not have any greater negative impact on the livability of the impact area than the development of 
the lot with a structure that meets all setbacks of the zoning district. The porches and decks increase 
the livability of the structure.  
 
The structures use as a multifamily development have been occurring for more than 100 years, and the 
proposal does not modify that aspect of the site development. The Conditional Use Permit is to expand 
the non-conforming porch along the width of the structure and on the second story, allow for 
construction of a covered porch and a bump out of the bathroom of Unit #5. 
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a) Similarity in scale, bulk and coverage. 
 

Finding: 
The proposed reduced setback to allow for the construction of the front porches at the non-
conforming setback and the bumpout of the front façade of the structure on the second floor is 
similar in area in scale, bulk, or coverage than the existing structure and the proposed addition 
does not increase the maximum permitted floor area of a single structure beyond what is 
permitted by ordinance.  
 

 
b) Generation of traffic and effects on surrounding streets. Increases in pedestrian, bicycle, and 
mass transit are considered beneficial regardless of the capacity of facilities. 

 
Finding: 
There is no more traffic generated by the proposed porch additions than the existing non-
conforming eight unit development generates.  

 
 

c) Architectural compatibility with the impact area. 
 

Finding: 
See detailed architectural compatibility findings addressing the Historic District Design 
Standards and the Standards for Renovation on the previous pages. The widening of a front 
porch at a setback of less than 20 feet is common in the historic districts. Front porches, wrap-
around porches, and second-story porches are architecturally compatible with the historic 
impact area.  
 
  
d) Air quality, including the generation of dust, odors, or other environmental pollutants. 

 
Finding: 
The proposal will only generate small amounts of dust during construction, and then the use of 
the property will not generate dust, odor, or other environmental pollutants more than the 
allowed residential uses in the area create.  

   
 

e) Generation of noise, light, and glare.  
 

Finding: 
The use of the property as a multi-family residential will continue. The decreased front porch 
setback to allow for the wider front porch, second-story porches on the front façade and the 
bump out will not create more noise than anticipated or expected in the residential 
neighborhood that directly abuts the downtown plaza. The proposed shrouded exterior patio 
lights will not increase light and glare beyond what is typical in a residential zone.  
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  f) The development of adjacent properties as envisioned in the comprehensive plan. 
 

Finding: 
The proposed porches and bumpout will not have an impact on the development of the 
adjacent properties as envisioned in the comprehensive plan.  

 
 

g) Other factors found to be relevant by the approval authority for review of the proposed use.  
  

Finding: 
There are no other factors known to the applicant and project team that would affect the 
review of this application.  

 
 
4. A conditional use permit shall not allow a use that is prohibited or one that is not permitted pursuant 
to this ordinance.  
  
Finding: 
The use of the property to expand an existing, non-conforming setback.  Expansion and enlargement of 
a non-conforming structure are permitted with a conditional use permit approval.  
 
 
5. For the purposes of reviewing conditional use permit applications for conformity with the approval 
criteria of this subsection, the target uses of each zone are as follows. 

b. R-1. Residential use complying with all ordinance requirements, developed at the density 
permitted by chapter 18.2.5 Standards for Residential Zones. 

 
Finding: 
The proposed front porches and front façade bump out are consistent with the standards for 
residential zones, except for the density standards, as those are pre-existing and not proposed 
to be changed.  

 
Attachments: 
Photographs of structure 
Existing Site Plan 
Proposed Site Plan 
Tree Protection Plan 
Street Tree Planting Plan 
Street Tree Irrigation Plan 
Proposed Exterior Elevations 
Floor Plans 
Bike Parking Detail 
 
 
 

https://ashland.municipal.codes/LandUse/18.2.5
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Total Lot Coverage=  5,314sf (38% lot coverage)
- House + decks = 3,329 sf
- Trash Enclosure Pad= 120 sf
- Carriage Shed= 427sf
- Walkway = 1,339 sf
- Pergola= 110 sf
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SYMBOL CODE BOTANICAL NAME COMMON NAME SIZE NATIVE WATER USE SPACING IRRIGATION QTY REMARKS

TREES

CER OKL CERCIS CANADENSIS TEXENSIS 'OKLAHOMA' OKLAHOMA TEXAS REDBUD 1-1/2" CAL NON-NATIVE M SEE PLAN BUBBLER 2

ZEL VIL ZELKOVA SERRATA 'SCHMIDTLOW' WIRELESS ZELKOVA 2" CAL NON-NATIVE M SEE PLAN BUBBLER 2

PLANT SCHEDULE

PRELIMINARY LANDSCAPE NOTES

1. ALL LANDSCAPE PLANTING AREAS SHALL RECEIVE
CLEAN, SANDY LOAM TOPSOIL TO A MINIMUM DEPTH OF
12” OR AS NOTED ON THE PLAN.  ADDITIONALLY, ALL
PLANTING AREAS WILL BE PREPARED PER THE
PROCEDURES AS OUTLINED IN THE ASHLAND
DEVELOPMENT CODE, SECTION 18.4.4.030

2. MATURE COMPOST SHALL BE ADDED TO THE TOPSOIL OF
LANDSCAPING AREAS AT A RATE OF THREE CUBIC
YARDS OF COMPOST PER 1,000 SQUARE FEET OF
LANDSCAPING AREA TO BE PLANTED.

3. ALL SITE TREES WILL HAVE A MINIMUM OF (2) CUBIC FEET
OF SOIL VOLUME FOR EACH SQUARE FOOT OF TREE
CANOPY AT MATURITY.  SOIL VOLUME WILL BE ACHIEVED
BY MEANS OF TOPSOIL IN PLANTING AREAS.

4. ALL PLANTING AREAS SHALL RECEIVE 3” OF UNSETTLED
ORGANIC MULCH.
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SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY PSI

HUNTER RZWS-SLEEVE-18-CV
18IN. LONG RZWS WITH FILTER FABRIC SLEEVE, .25 GPM OR .50
GPM BUBBLER OPTIONS, CHECK VALVE, 1/2IN. SWING JOINT
FOR CONNECTION TO 1/2IN. PIPE

8 30

SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY

HUNTER ICV-G
1IN., 1-1/2IN., 2IN., AND 3IN. PLASTIC ELECTRIC REMOTE
CONTROL VALVES, GLOBE CONFIGURATION, WITH NPT
THREADED INLET/OUTLET, FOR COMMERCIAL/MUNICIPAL USE.

1

IRRIGATION LATERAL LINE: PVC SCHEDULE 40 94.2 LF

IRRIGATION MAINLINE: PVC SCHEDULE 40 12.4 LF

PIPE SLEEVE: PVC CLASS 200
TYPICAL PIPE SLEEVE FOR IRRIGATION PIPE.  PIPE SLEEVE SIZE
SHALL ALLOW FOR IRRIGATION PIPING AND THEIR RELATED
COUPLINGS TO EASILY SLIDE THROUGH SLEEVING MATERIAL.
EXTEND SLEEVES 18 INCHES BEYOND EDGES OF PAVING OR
CONSTRUCTION.

9.8 LF

0.25 0.50

#"

#
Valve Number

Valve Size

Valve Flow

Valve Callout

#

IRRIGATION SCHEDULE

NUMBER MODEL SIZE TYPE GPM WIRE PSI PSI @ POC PRECIP

1 HUNTER ICV-G 1" BUBBLER 2 32.2 0.85 in/h

VALVE SCHEDULE

1. THE CITY OF ASHLAND TO REVIEW AND APPROVE ALL LANDSCAPE RELATED ITEMS
PRIOR TO BEGINNING LANDSCAPE INSTALLATION.

2. ALL PLANTING AREAS SHALL BE SERVED BY A DESIGNATED ¾” DOMESTIC WATER
METER AND A CITY OF MEDFORD APPROVED BACKFLOW PREVENTION DEVICE.

3. THE PROPOSED IRRIGATION SYSTEM WILL CONSIST OF LOW VOLUME DISTRIBUTION.

4. RECORD ACTUAL LOCATION OF ALL CONCEALED COMPONENTS, PIPING SYSTEM,
CONDUIT AND SLEEVE LOCATIONS.  KEEP THIS DOCUMENT CURRENT. DO NOT
PERMANENTLY CONCEAL ANY WORK UNTIL REQUIRED INFORMATION HAS BEEN
RECORDED.  FURNISH TWO (2) COPIES OF RECORD DRAWINGS TO THE OWNER.
REDUCE ONE COPY OF RECORD DRAWING TO FIT INSIDE CONTROLLER LID.
LAMINATE REDUCED COPY.

5. ALL WORK SHALL BE INSTALLED BY COMPETENT WORKMEN EXPERIENCED IN TRADE IN
A NEAT AND ORDERLY MANNER ACCEPTABLE TO THE OWNER'S REPRESENTATIVE.

6. CONFORM TO ALL PERTINENT CODES AND REGULATIONS.  COMPLY WITH THE LATEST
RULES OF THE NATIONAL ELECTRICAL CODE AND THE AMERICAN MASTER PLUMBERS
CODE.

7. VERIFY THAT FIELD CONDITIONS ARE AS INDICATED ON DRAWINGS.  NOTIFY THE
OWNER'S REPRESENTATIVE IF DISCREPANCIES ARE OBSERVED.

8. VERIFY LOCATION OF EXISTING UTILITIES PRIOR TO BEGINNING WORK.

9. PIPING LAYOUT IS DIAGRAMMATIC ONLY.  ROUTE PIPING IN PLANTERS AND AVOID
UTILITIES AND STRUCTURES.  LAYOUT SHALL FOLLOW AS CLOSELY AS PRACTICAL THE
SCHEMATIC DESIGN ON THE DRAWINGS.  MAKE NO SUBSTANTIAL CHANGES WITHOUT
PRIOR APPROVAL FROM THE OWNER'S REPRESENTATIVE.

10. ALL SPRAY HEADS ADJACENT TO HARDSCAPE TO BE ON 6" POP-UPS. ALL OTHER
SPRAY HEADS TO BE ON 12" POP-UPS.

IRRIGATION NOTES
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18.4.2.050 Historic District Development 

A. Purpose, Applicability, and Background. 

1. Purpose and Intent. Ashland’s Historic District is very important to all of the City’s residents. Not only 
does this area contain the City’s beginnings, but it is also the area of some of the most prominent landmarks 
in Ashland including the Plaza, East Main Street commercial area, Lithia Park, and many important residential 
districts. For the most part, the main architectural themes have already been laid down and must be 
considered in the design of any new structures or renovation of existing structures. This does not mean that 
all new structures must be a lavish imitation of an architectural style whose heyday is past, but sensitivity to 
surrounding buildings and the existing land use patterns is essential to the successful development. 

While it is critical that buildings be made habitable and safe, it is equally imperative that the architectural 
character of a building be respected in the process of structural improvements. Unfortunately, this has not 
always been done in Ashland. The architectural merit of a building has too often been sacrificed for a more 
contemporary design. For this purpose, the following standards were conceived as a guide to design 
decisions in the hope that the architectural integrity of Ashland’s homes and commercial buildings will no 
longer be unnecessarily lost. 

It is suggested that you think of your building as a whole – a single unit with no removable parts. Every 
change that you make can chip away at the integrity of the whole, like surgery. Efforts to personalize and 
update the building will leave you with an assortment of miscellaneous parts that bear no relation to each 
other or to the original design. Wrought iron columns, asbestos shingles, and aluminum frame windows have 
only one thing in common – the local hardware store. Older buildings in Ashland were built one at a time and 
such added options can obscure their individuality. 

2. Applicability. The City of Ashland has adopted ordinances to assure that all development in the Historic 
District overlay remains compatible with the existing integrity of the Historic District. 

a. In new construction of single-family residences, the Historic Commission will use these standards to 
make recommendations to the applicant. 

b. If a development requires a Type I, II, or III review procedure (e.g., Site Design Review, Conditional 
Use Permit) and involves new construction, or restoration and rehabilitation, or any use greater than a 
single-family use, the authority exists in the law for the Staff Advisor and the Planning Commission to 
require modifications in the design to match these standards. In this case the Historic Commission 
advises both the applicant and the Staff Advisor or other City decision maker. 

chapter 18.4.2 Building Placement, Orientation, and Design | Ashland Land Use Ordinance Page 1 of 11

The Ashland Land Use Ordinance is current through Ordinance 3229, passed December 19, 2023.



Figure 18.4.2.050. Historic District Overlay 

B. Historic District Design Standards. In addition to the standards of part 18.4, the approval authority uses the 
following standards for new construction, and restoration and rehabilitation of existing buildings within the 
Historic District overlay. 

1. Transitional Areas. For projects located at the boundary between zones or overlays, appropriate 
adjustments to building form, massing, height, scale, placement, or architectural and material treatment may 
be considered to address compatibility with the transitional area while not losing sight of the underlying 
standards or requirements applicable to the subject property. 

2. Height. 
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3. Scale. 

4. Massing. 

RECOMMENDED 

Construct new buildings to a height within the 
range of historic building heights on and across 
the street. 

 
AVOID 

New construction that varies in height (i.e., too 
high or too low) from historic buildings in the 
vicinity. 

RECOMMENDED 

Height, width, and massing of new buildings 
conform to historic buildings in the immediate 
vicinity. 

 
AVOID 

Height, width, or massing of new buildings that 
is out of scale with historic buildings in the 
vicinity. 
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5. Setback. 

6. Roof. 

RECOMMENDED 

Small, varied masses consistent with historic 
buildings in the immediate vicinity. 

 
AVOID 

Single, monolithic forms that are not relieved by 
variations in massing. 

RECOMMENDED 

Front walls of new buildings are in the same 
plane as facades of adjacent historic buildings. 

 
AVOID 

Front walls that are constructed forward of or 
behind setback line of adjacent historic 
buildings. 
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7. Rhythm of Openings. 

8. Base or Platforms. 

RECOMMENDED 

Roof shape, pitches, and materials consistent 
with historic buildings in the immediate vicinity. 

 
AVOID 

Roof shapes, pitches, or materials not 
historically used in the immediate vicinity. 

RECOMMENDED 

Pattern or rhythm of wall to door/window 
openings on the primary façade or other 
visually prominent elevation is maintained. 
Maintain compatible width-to-height ratio of 
bays in the façade. 

 
AVOID 

A pattern or rhythm of window/door openings 
that is inconsistent with adjacent historic 
buildings. 
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9. Form. 

10. Entrances. 

RECOMMENDED 

A clearly defined base, or platform characteristic 
of historic buildings in the immediate vicinity. 

 
AVOID 

Walls that appear to rise straight out of the 
ground without a distinct platform or base at 
the ground level. 

RECOMMENDED 

Form (i.e., vertical/horizontal emphasis of 
building) that is consistent with that of adjacent 
historic buildings. 

 
AVOID 

Form that varies from that of existing adjacent 
historic buildings. 
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11. Imitation of Historic Features.

12. Additions.

RECOMMENDED 

Well-defined primary entrances with covered 
porches, porticos, and other architectural 
features compatible but not imitative of historic 
counterparts. 

AVOID 

Façades with minimally defined primary 
entrances. 

RECOMMENDED 

Accurate restoration of original architectural 
features on historic buildings. New 
construction, including additions, that is clearly 
contemporary in design, which enhances but 
does not compete visually with adjacent historic 
buildings. 

AVOID 

Replicating or imitating the styles, motifs, or 
details of historic buildings. 
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13. Garage Placement. 

C. Rehabilitation Standards for Existing Buildings and Additions. 

1. Purpose. Because there is so much activity these days in the improvement of older housing, new 
terminology has been introduced. The difference between “restoring”, “rehabilitating”, and “remodeling” may 
seem academic, but each results in a major difference in the way the job or project may turn out. See also, 
definitions of restoration and rehabilitation in part 18.6. 

RECOMMENDED 

Additions that are visually unobtrusive from a 
public right-of-way, and do not obscure or 
eliminate character defining features of historic 
buildings. 

 
AVOID 

Additions on the primary façade or any 
elevation that is visually prominent from a 
public right-of-way, and additions that obscure 
or destroy character defining features. 

RECOMMENDED 

Garage placed behind the primary historic 
building with access from a side street or alley if 
available. 

 
AVOID 

Garage placed beside or in front of the primary 
historic building. 
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To “restore” is to return a building to its original condition as if it were a precious museum piece. This 
technique it typically used for structures of particular significance, such as historic landmarks where accuracy 
will serve an educational purpose as well as a visual one. Restoration is the most painstaking improvement 
process and usually the most expensive because it requires technical skill and historical precision for 
successful results. It can involve the removal of extraneous elements as well as the recreation of original 
features which may have become deteriorated or been destroyed. A fine example of a restoration project in 
Ashland is the Swedenberg home found on Siskiyou Boulevard. Great care has been taken to assure that the 
architectural integrity of the building exterior is practically identical to that when it was built in the early 
1900s. 

Remodeling a building is normally at the opposite end of the improvement spectrum from restoration. Unless 
it is done with sensitivity, to remodel a building is to redesign it so that the generic features are obliterated 
and the basic character destroyed in the name of modernization. A remodeling job is to often considered a 
success if the original structure is unrecognizable in the end result. Remodeling is appropriate only for 
buildings which are not historic and have fallen into a state of disrepair due to vacancy or vandalism. 
Remodeling can also be a proper course of action when a non-historic structure undergoes a change in use, 
say from a single-family residence to commercial office space. 

Unfortunately, it is quite common for a house to be remodeled and totally divested of its valuable 
characteristics when conditions do not require such radical treatment. Hence, the expression “remodel” can 
have bad connotations. To many people it suggests a waste of valuable resources. It is possible, however, to 
remodel with sensitivity, especially with the help of a talented architect. 

To “rehabilitate” is to take corrective measures which will make a structure livable again. Some aspects of 
rehabilitation entail renovation and the introduction of new elements. For example, it is likely that inadequate 
electrical circuits would be required to be brought up to code to ensure safety and to provide adequate 
service for today’s modern appliances. When rehabilitating a building, it is essential to protect those portions 
or features which convey its historical, cultural, and architectural character. These are the very features 
through which the visual integrity and the economic value of the building are preserved. Modern elements 
shall only be introduced when absolutely necessary and in a manner which is sympathetic to the original 
design. An excellent example of a successful rehabilitation is the Ashland Community Center on Winburn 
Way. 

The rewards of sensitive home improvements are many. First there is the satisfaction of knowing you have 
done the job right. Second, there is the gratification from compliments of other people who appreciate what 
you have done. Third, there is the pleasure of living in an attractive, comfortable and historically preserved 
home. While these benefits are difficult to measure, such restoration or rehabilitation can result in significant 
economic benefits. A perceptive combination of restoration and remodeling will actually contribute to the 
resale value of your home. Finally, a good rehabilitation project can be surprisingly influential on an entire 
neighborhood. 

2. Rehabilitation Standards. In addition to the standards of part 18.4, the approval authority uses the 
following standards for existing buildings and additions within the Historic District Overlay. These standards 
apply primarily to residential historic districts, residential buildings in the Downtown Historic District, and 
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National Register-listed historic buildings not located within the Historic District Overlay. The purpose of the 
following standards is to prevent incompatible treatment of buildings in the Historic District Overlay and to 
ensure that new additions and materials maintain the historic and architectural character of the district. 

a. Historic architectural styles and associated features shall not be replicated in new additions or 
associated buildings. 

b. Original architectural features shall be restored as much as possible, when those features can be 
documented. 

c. Replacement finishes on exterior walls of historic buildings shall match the original finish. Exterior 
finishes on new additions to historic buildings shall be compatible with, but not replicate, the finish of 
the historic building. 

d. Diagonal and vertical siding shall be avoided on new additions or on historic buildings except in 
those instances where it was used as the original siding. 

e. Exterior wall colors on new additions shall match those of the historic building. 

f. Imitative materials including but not limited to asphalt siding, wood textured aluminum siding, and 
artificial stone shall be avoided. 

g. Replacement windows in historic buildings shall match the original windows. Windows in new 
additions shall be compatible in proportion, shape and size, but not replicate original windows in the 
historic building. 

h. Reconstructed roofs on historic buildings shall match the pitch and form of the original roof. Roofs 
on new additions shall match the pitch and form of the historic building, and shall be attached at a 
different height so the addition can be clearly differentiated from the historic building. Shed roofs are 
acceptable for one-story rear additions. 

i. Asphalt or composition shingle roofs are preferred. Asphalt shingles which match the original roof 
material in color and texture are acceptable. Wood shake, woodshingle, tile, and metal roofs shall be 
avoided. 

j. New porches or entries shall be compatible with, but not replicate, the historic character of the 
building. 

k. New detached buildings shall be compatible with the associated historic building and shall conform 
to the above standards. 

l. The latest version of the Secretary of the Interior’s Standards for Rehabilitation and Guidelines for 
Rehabilitating Historic Buildings shall be used in clarifying and determining whether the above standards 
are met. 
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The Ashland Land Use Ordinance is current through Ordinance 3229, passed December 19, 2023. 

Disclaimer: The City Recorder’s office has the official version of the Ashland Land Use Ordinance. Users should 
contact the City Recorder’s office for ordinances passed subsequent to the ordinance cited above. 

City Website: www.ashlandoregon.gov 
City Telephone: 541.488.5307 

Hosted by General Code. 
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         HISTORIC DISTRICT DEVELOPMENT STANDARDS  Windows     

         HISTORIC BUILDING BRIEF No. 2  
 

This project is supported in part by a grant from the Oregon State Historic Preservation Office, Oregon Parks & Recreation Department, 
funded by the National Park Service through the National Historic Preservation Act.  
   

General Guidelines 

 Retain and repair whenever possible; replace original windows only when 
too deteriorated to repair. 

 For best energy efficiency, weather-strip windows and use storm windows. 

 Ultimate goal is sustainability and stewardship of historic components and 
materials.   

 
History 

 Windows are an important character defining feature of a building. 

 Large sheets of glass were expensive to produce, so early windows had 
small panes separated by wood muntins; over time larger panes were used. 

 Ultimately, number and arrangement of panes became the overriding 
design element.   

 Originally constructed of wood because it was readily available and easy to work.   

 Most early windows were double-hung and were oriented vertically to allow for good light and 
ventilation - hot air would escape out the top and cooler air would flow in the bottom.  They often 
appear in pairs or triplets to increase overall window size. 

 Windows were set into walls to decrease potential for water infiltration and to allow space for 
operating mechanisms, usually ropes and pulleys.   

 
Repair and Maintenance  

 Properly maintained wood windows have greatly extended service and contribute to a building’s 
historic character; it is not unusual for them to work for 150 years or more.   

 Repairs can be labor intensive, but are typically not complicated. 

 If considering replacement, think twice; money is often better spent 
on repairing existing windows. 

 Badly deteriorated windows can be restored by applying consolidants 
or wood putties to split, checked or rotting wood.   

 Windows that cannot be stabilized may require replacing parts of the 
original window.   

 
Replacement Windows  

 Replacement of original windows is a last resort after all repair possibilities have been explored. 

 If windows are missing or not reparable, match replacements as closely as possible in terms of size, 
materials, profile and pane configuration.   

 If replacing windows with muntins, use either an external muntin or true divided light window.  
These muntins are often much wider and flatter than the originals so they change the look and 
reduce glass coverage. 

 Avoid internal or “between the glass” muntins – they don’t create a sense of depth like the original 
window, resulting in a “fake” appearance.    

 Replacement windows have a much shorter life span than original windows and may require 
replacement in just a few years, often before installation cost is recovered in energy savings. 
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 Vinyl windows don’t fit with historic buildings; they can’t be worked like wood; they can’t be 
painted so they are often stark white, a color not usually found on historic buildings; they yellow, 
crack, and shrink over time due to ultraviolet light exposure. 

 
Windows in Additions   

 Use wood, aluminum clad wood or fiberglass. 

 They should be single/double-hung sash or casement 
in operation. 

 Line up together, generally at the top of the opening, 
for each story of a building.  

 Orientation should be vertical, that is, taller than they 
are wide, with a minimum ratio vertically to 
horizontally of 1.5 to 1.  If a wider opening is 
preferred, pairs of vertical windows should be used. 

 Have a 1/1 light configuration, as large areas of glazing 
are readily available, so muntins are not needed.   

 They should be surrounded by exterior trim on the top 
and sides, with trim at least four inches wide.   

 Inset a minimum depth of two inches from the 
finished exterior wall.   

 
Energy Efficiency  

 Most heat is lost because of air infiltration between the window sash and the frame, not through 
the glass.  Despite widespread misconceptions, replacing old windows with new, double-glazed 
windows will not save money, will not significantly increase the energy efficiency of a house, and 
will probably cost more in the long term.   

 Appropriate weather-stripping, insulating the window frame cavity and installing sash locks will 
significantly reduce air infiltration.   

 Exterior storm windows should be considered as thermally efficient, cost-effective and reversible 
solutions for historic buildings, as they allow for the retention of original windows.   

 Interior storm windows can work, but there is potential for condensation damage.   

 Storm windows should be the same size as the underlying window.  Matte finish anodized or 
coated frames are best, preferably coated or painted to match the existing color of the windows. 

 “Mill aluminum” (shiny) windows should not be used. 
 
Additional Reading  

 National Park Service Preservation Briefs: 
No. 3: Conserving Energy in Historic Buildings www.nps.gov/hps/tps/briefs/brief03.htm  
No. 9: The Repair of Historic Wooden Windows www.nps.gov/hps/tps/briefs/brief09.htm 

 Window Preservation Guidance, Washington Department of Archaeology and Historic Preservation, 
http://www.dahp.wa.gov/window-preservation-guidance 

 The Real Cost of Removing Historic Windows, http://www.apti.org/publications/Past-Bulletin-
Articles/Sedovic-36-4.pdf 

http://www.nps.gov/hps/tps/briefs/brief03.htm
http://www.nps.gov/hps/tps/briefs/brief09.htm
http://www.dahp.wa.gov/window-preservation-guidance
http://www.apti.org/publications/Past-Bulletin-Articles/Sedovic-36-4.pdf
http://www.apti.org/publications/Past-Bulletin-Articles/Sedovic-36-4.pdf


         HISTORIC DISTRICT DEVELOPMENT STANDARDS              Exterior Materials   

         HISTORIC BUILDING BRIEF No. 3  
 

This project is supported in part by a grant from the Oregon State Historic Preservation Office, Oregon Parks & Recreation Department, 
funded by the National Park Service through the National Historic Preservation Act.  
   

General Guidelines 

 Properly maintained, wood siding outperforms wood 
substitutes and is the best choice.   

 Cement fiber planks are a good choice for new 
additions or construction. 

 Paint and most roofing materials are intended to be 
replaced periodically and therefore more flexibility can 
be given for substitute colors and materials. 

 
History 

 Horizontal wood siding and shingles were the most common exterior wall materials.  

 Wood was used because of its abundance in the region and ease of shaping. 

 The first wood siding was split clapboards, then sawn clapboards.  By the early 1900s various 
patterns were made in a variety of profiles often called drop, rustic, or novelty siding.  

 Several Victorian-era architectural styles used wood shingles sawn in various patterns such as 
octagonal and diamond patterns.   

 Mineral fiber (asbestos) shingles were common in the 1930s and 40s and were a fairly durable, 
maintenance free siding.  

 
Siding Types  

 Wood siding, both historically and today, is typically 
made from cedar or fir and installed with common 
nails.  It is the most durable siding – color is easily 
changed; blemishes can be sanded or filled.     

 Brick should not be painted. 

 Mineral fiber shingles can be painted but break easily. 

 Installation of vinyl, metal or mineral fiber siding often 
requires removal of original decorative elements such 
as cornices, brackets, and window trim. 

 Vinyl and metal is the least flexible material.  It cannot be repaired, painted or replaced in small 
sections.  Vinyl warps and cracks over time.  Metal easily shows imprint from tossed baseballs or 
lawn mower rocks.   

 Cement fiber siding products are durable, can be painted and often mimic original wood siding.  If 
used, smooth-faced planks are most compatible with historic buildings.  Wood-textured planks or 
panels do not mimic historic wood siding as it was always milled smooth.  Large panels of fiber 
siding do not have adequate shadow lines and leave inappropriate joint lines. 

 
Maintenance   

 Check regularly for loose bricks or deteriorated mortar – tuck pointing may be required.   

 Previously unpainted brick should not be painted, it encourages deterioration and hides subtle 
color and texture differences.  If brick has been painted, the best color choice for repainting is one 
that matches original color of the brick. 



          Exterior Materials     

 

Third in a series of educational briefs to encourage successful rehabilitation of Ashland’s historic buildings.  For additional briefs contact:  
 
ASHLAND HISTORIC COMMISSION        -       Tel: 541-488-5305       -        51 Winburn Way       -         Ashland, Oregon 97520       -        www.ashland.or.us    

 Maintain regular paint schedule and replace damaged or rotten boards as soon as discovered.  
Flaking or badly adhered paint should be removed.  Oil-based primers are best for old wood.   

 Appropriate methods for paint removal are scraping, sanding, thermal and mild chemical strippers. 

 Inappropriate methods are sandblasting, high pressure power washing, blow torch, or abrasive 
cleaning and stripping.  These usually cause permanent damage to siding materials. 

 Vinyl and metal siding often traps moisture resulting in hidden damage to walls.  If vinyl or metal is 
damaged it usually requires replacement of entire wall and occasionally entire building.   
 

Paint Colors 

 Italianate and Queen Anne style houses were typically painted in multi-color schemes in deep rich 
hues.  Three to four colors were used, sometimes with each floor or material a different color.  The 
base was usually darkest, with lighter colors on top.  Window sash were often black or dark red.   

 Colonial Revival houses were typically light color (gray, yellow or tan) trimmed with white or cream.  
Window sashes were often painted black or dark green.   

 Craftsman houses were usually painted in warm, rich earth tones.  Wood siding or shingles were 
often stained dark brown or green.  Trim was lighter, often ivory, tan or cream.  Window sashes 
varied greatly, and were red, black or the trim color.  

 Tudor/Mission/Spanish Revival houses had light walls with contrasting trim colors and red tile for 
Mission and Spanish Revival roofs.  

 Historic paint colors should be documented through paint analysis if possible. 
 
Roofing  

 Most houses were originally roofed with wood shakes/shingles from old-growth trees and lasted 
many years.  Modern shakes/shingles have much shorter life span.   

 City does not allow wood shakes/shingles due to fire danger in region.   

 Slate shingles are durable and have a long life span, but were not commonly used during historic 
period.  Should only be used on buildings that had them historically. 

 High style metal shingles and standing seam roofs are durable and have long life span, but were 
also not commonly used historically.  Corrugated metal panels were common on outbuildings 
beginning in 1920s.  They’re utilitarian and should be used on secondary buildings. 

 Standing seam metal roofs are not appropriate.  The minimal texture and bright colors look out of 
place in historic neighborhoods.   

 Asphalt or composition shingles became common in the 1930s.  Modern, architectural style asphalt 
shingles are better solutions in historic districts than the flat, three tab shingles, as they more 
closely mimic historic wood shakes/shingles.   

 
Additional Reading  

 National Park Service Preservation Briefs  
No. 8:  Aluminum/Vinyl Siding on Historic Buildings, www.nps.gov/hps/tps/briefs/brief08.htm 
No. 10: Exterior Paint Problems on Woodwork, www.nps.gov/hps/tps/briefs/brief10.htm 

 Wood Guidelines, http://www.nps.gov/hps/tps/standguide/restore/restore_wood.htm 

 Siding Profiles, http://www.wwpa.org/patterns/sections/g16.pdf 
 

http://www.nps.gov/hps/tps/briefs/brief08.htm
http://www.nps.gov/hps/tps/briefs/brief10.htm
http://www.nps.gov/hps/tps/standguide/restore/restore_wood.htm
http://www.wwpa.org/patterns/sections/g16.pdf


         HISTORIC DISTRICT DEVELOPMENT STANDARDS  Additions     

         HISTORIC BUILDING BRIEF No. 4  
 

This project is supported in part by a grant from the Oregon State Historic Preservation Office, Oregon Parks & Recreation Department, 
funded by the National Park Service through the National Historic Preservation Act.  
   

General Guidelines 

 Preserve historic features and materials of the 
original building. 

 Design additions so that it is clear it is an addition 
and not part of the original building.   

 Design additions so that they are compatible with 
the original building. 

 
History 

 Most historic buildings are compilations of multiple additions over time.  Families grew and added 
new bedrooms or bathrooms, or businesses needed more floor space.   

 Additions have always been placed to the rear or less prominent side.  

 Garages started as separate buildings but were incorporated beginning in the 1920s.  Often placed 
on the side of houses; in hilly locations they were often tucked underneath.  

 Additions that are historic should be kept.   
 
Placement and Size  

 Locate on an inconspicuous side or rear. 

 Additions should not be placed on the front nor a prominent side visible from a public right of way.   

 Must meet current Ashland codes on setback and lot coverage ratios.   

 Generally, one and two story historic buildings 
should not get an additional floor as it changes 
the character of the building and street. 

 When used, additional floors should be set back 
from the front and any prominent side.  The 
rule of thumb is that a new upper floor should 
not be visible from ground level across the 
street.           

 Additions should not overpower the original structure.  If a larger addition is planned it should be 
broken up into smaller segments so that the original building is dominant.   
 

 
Should you match the style of the original building?  

 An addition should be compatible, but shouldn’t exactly match the original.  It’s important to be 
able to identify the historic building, and for the addition to be secondary. 

 Similar materials, similar building elements, or similar sizes most often make an addition 
compatible.  But simplification is important so that the historic building plays the prominent role.   

 Connections between new and old should be clearly discernible.  This can be achieved by setting 
the new wall plane back from the old or using a transparent connector space between the two.     

 Compatibility with the existing historic district and streetscape, not just the historic building, is also 
critical.  



Additions
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 Additions should reflect the overall massing, roof shape, bay spacing, cornice lines and building
materials.

Tips for a successful addition 

 Limit the size of the connection between the old and new.  This reduces the amount of historic
material lost and clearly distinguishes between the old building and the new addition.  Utilize
existing doors or enlarge windows to make the connections.

 Avoid designs that unify the original and the addition as a single architectural whole (see
illustration to right).

 Take design cues for the new addition from the original building, but don’t copy it.

 Use new building materials in the same color range as the original.

 Base the size, rhythm and alignment of the new addition’s window and door openings on those of
the original building.

 Minimize loss of historic fabric from the original building.

Additional Reading 

 National Park Service Preservation Brief No. 14:  New Exterior Additions to Historic Buildings:
Preservation Concerns, www.nps.gov/hps/tps/briefs/brief14.htm

 National Park Service “The Secretary of the Interior’s Standards for Rehabilitation and llustrated
Guidelines for Rehabilitating Buildings”,
http://www.cr.nps.gov/hps/tps/standguide/rehab/rehab_approach.htm

 District of Columbia Historic Preservation Guidelines; Additions to Historic Buildings,
http://www.chrs.org/documents/HPO%20docs/Additions.pdf

 Bennington, Vermont Preservation Guidelines: Additions,
http://www.bennington.com/hpc/pdfs/Time_and_Place/additions.pdf

Successful  addition  form Non-compatible addition form 

http://www.nps.gov/hps/tps/briefs/brief14.htm
http://www.cr.nps.gov/hps/tps/standguide/rehab/rehab_approach.htm
http://www.chrs.org/documents/HPO%20docs/Additions.pdf
http://www.bennington.com/hpc/pdfs/Time_and_Place/additions.pdf
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