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ASHLAND HISTORIC PRESERVATION ADVISORY COMMISSION 
REGULAR MEETING AGENDA 

Wednesday, March 4, 2026 
Siskiyou Room, 51 Winburn Way 

4:00 pm  
Note:  Anyone wishing to speak at any Historic Preservation Advisory Committee 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 City you live for the record.  You will then be allowed to speak.  Please note the public 

testimony may be limited by the Chair.  
  

I. CALL TO ORDER  
 1. Land Acknowledgement** 
 2. Join Zoom Meeting: 

https://zoom.us/j/99489743323?pwd=piCzAM8ykM9umgR5IosDLWzNThoIbg.1  
  

II. APPROVAL OF AGENDA  

III. APPROVAL OF MINUTES  
 1. Approval of Minutes of February 2, 2026 

IV. PUBLIC FORUM  

V. LIAISON REPORTS  
 1. Council Liaison -Derek Sherrell 

Staff Liaison -Derek Severson and Nick Schubert 

VI. DISCUSSION ITEMS  
 1. Wayfinding Project Update-Deputy City Manager Jordan Rooklyn 
 2. Preservation Week 2026 — Preservation month celebrates America's 250th anniversary with an "All 

People Are Created Equal" theme 

• Tombstone Tales Wednesday, May 20th 
• Preservation Awards Thursday, May 21st, 12-1 -Potential nominees 

 
 3. Election of Officers -Chair & Co-Chair 
 4. Review Board Assignments — March & April 2026 

VII. LAND USE ITEMS  
 1. PLANNING ACTION: PA-T1 2025-00284 

SUBJECT PROPERTY: 246 A Street 
OWNER / APPLICANT: Parts & Service, LLC/Rafael Gonzales 
PLANNER: Matt Brinkley (Greentop Planning, Development & Research) 
ARCHITECT: Peter Burns Grossman (PBG Architecture) 
DESCRIPTION: A request for Site Design Review approval to renovate an existing auto shop 
building, add a new 822 square foot satellite food service building and reconfigure the site at 246 A 
Street for restaurant use. The application includes a request for a Tree Removal Permit to remove 
two trees. 

https://zoom.us/j/99489743323?pwd=piCzAM8ykM9umgR5IosDLWzNThoIbg.1
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COMPREHENSIVE PLAN DESIGNATION: Employment; ZONING: E-1; MAP: 39 1E 09 BA; TAX 
LOT: 1200 

VIII. ADJOURNMENT  
 1. Committee Contact information 
  
 
 
If you need special assistance to participate in this meeting, please contact Derek Severson at 
planning@ashlandoregon.gov or 541.488.5305 (TTY phone number 1.800.735.2900).  Notification at least three 
business days before the meeting will enable the City to make reasonable arrangements to ensure accessibility 
to the meeting in compliance with the Americans with Disabilities Act. 
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Note: Anyone who wishes 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…

Februaryy 4,, 20266 
Minutes

CALLL TOO ORDER:: Severson called the meeting to order at 4:00 p.m. Committee members Sam Whitford, 
Bill Emery, Katy Repp and Jed Prest were present, along with Planning Division staff liaison Derek 
Severson and Planning Commission liaison Lisa Verner, along with Associate Planner Nick Schubert.  
Committee members Scharen and DeLaunay and Council liaison Derek Sherrell were absent.  

READINGG OFF LANDD ACKNOWLEDGEMENTT 
Severson read the land acknowledgement. 

APPROVALL OFF AGENDAA 
No changes were made to the agenda.

APPROVALL OFF MINUTESS 
Whitford/Reppp m/ss too approvee thee minutess off Januaryy 7,, 2026,, ass presented..  Voicee vote:: Whitford,, 
Emery,, Reppp andd Prest,, YES..  Motionn passed..     

PUBLICC FORUMM  
Peter Finkle of Walk Ashland 1) Encouraged removal of the Ailanthus (Tree of Heaven) at 431 North Main 
Street; 2) Noted that #9 under HPAC’s responsibilities in AMC 2.13.010.B is “Assisting in promoting public 
support for the preservation and recognition of Ashland’s historic past.”  Finkle suggested as the 
Committee’s role in reviewing land use actions decreases with changes on state law, HPAC might do 
well to refocus on ways to promote preservation and Ashland’s historic past.  

LIASONN REPORTSS 
Councill Liaison Derek Sherrell was absent.  

Communityy Developmentt Stafff Liaison Severson provided a brief staff update, noting that a letter to 
Council prepared by Repp summarizing last month’s discussion of the Siskiyou Boulevard item.  
Members expressed their general support for having Scharen sign this letter.  Severson noted that he 
had looked into the issue of whether HPAC could charge fees for Preservation Week events such as 
Tombstone Tales.  He indicated that there was no mechanism to do so, and that if fees were charged 
any money collected would need to go into the general fund and could not be directed to support 
HPAC or preservation.  He noted that it might be possible for HPAC to co-sponsor an event sponsored 
by a nonprofit organization with the nonprofit to charge fees.  Repp reminded Severson that he needed 
to look into the possibility of placing a banner across East Main Street to promote the event.  
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PRESERVATIONN WEEKK 20266 
Peter Finkle suggested the possibility of granting an award to Madeline Hill who developed Mountain 
Meadows, which while not a historic district yet has nonetheless had a large impact on Ashland’s more 
recent history.  Members seemed generally agreeable to granting Hill an individual award, and Finkle 
noted that he had written a number of articles recently that might help.  

There was discussion of events for the week of May 17th to May 23rd noting that the awards ceremony 
would likely be Thursday, May 21st from 12-1, and that Tombstone Tales might benefit from a second 
event focused for kids.  It was noted that there would again be self-guided tours of the mausoleum.  

ELECTIONN OFF OFFICERSS 
Those present agreed to postpone the election of officers until the March meeting in hopes that 
everyone would be in attendance.  

REVIEWW BOARDD ASSIGNMENTSS 
Members present volunteered for Review Board assignments for February and March. 

Februaryy 5,, 2026 – Whitford, Repp & Prest
Februaryy 19,, 20266 –– Scharen, Emery & Prest
Marchh 5,, 2026 – Repp, Whitford & Emery (+/-)
Marchh 19,, 20266 –– Emery (+/-)   

REVIEWW BOARDD ITEMSS DISCUSSIONN 
581 East Main Street/Dezin Fine Homes Pre-Application Comments
The subject property is the “Hubbard-Hardy House”, an historic contributing resource within the 
Ashland Railroad Addition Historic District constructed in about 1889.  The historic survey document 
notes specifically the wrap-around front porch as a prominent feature and indicates that the shed 
dormer on the west elevation is incompatible, but that otherwise the home retains high integrity and 
effectively relates its historic period of development.  HPAC Review Board had previously reviewed the 
proposal in December 2025 with the following comments:

HPAC members’ preference would be to retain the home’s existing front porch/façade and thus 
its existing historic character. (AMC 18.4.2.050.C.2.b “Original architectural features shall be 
restored as much as possible, when those features can be documented.”)  There was, however,
recognition of the practical reasoning behind the proposal.  
Committee members indicated that if the proposal were ultimately approved, it would be crucial 
that trim, siding and windows, and overall proportions be carefully selected to maintain the 
historic character.  And that new landscaping be incorporated to soften the proposed exterior 
changes.  

In reviewing the pre-application materials, HPAC Review Board reiterated the above comments, with 
the following additional notes:
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HPAC members found it notable that the front entry is at grade, which is not typical.  They 
suggested that the proposal seems to work and is “reasonably reversible.”
HPAC members noted that new upper windows should match the existing, rather than increasing 
in size.  (AMC 18.4.2.050.C.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.”)
HPAC members were split on whether the change to the ground floor rear window (from narrow 
single to double) was appropriate.  (AMC 18.4.2.050.C.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.”)

624 A Street Pre-Application Comments
The subject property is identified in the Ashland Railroad Addition Historic District survey document as 
the Ashland Depot Hotel, South Wing and was constructed in about 1887.  The property is considered 
to be a historic contributing resource in the district and is individually listed on the National Register 
of Historic Places.  In reviewing the pre-application materials, the HPAC Review Board recommended 
that the proposed new window be shifted to the left to be adjacent to the door for symmetry with the 
window on the opposite side of the door; that the window be of a type to match the existing; and that 
trim boards be adjusted to match the existing.   

161 B Street/Dezin Fine Homes Pre-Application Comments  
The subject property is identified in the Ashland Railroad Addition Historic District survey document as 
the Steve H. Royle Rentals, constructed in about 1979.  The property is considered to be non-
historic/non-contributing.   The two buildings on-site are noted for being generally compatible with the 
multiple-uses and dense development of the Railroad District.

HPAC Review Board had previously reviewed the proposal in December 2025 with the following 
comments:

HPAC members urged that historic proportions be retained through the proposed 
replacement windows and lap siding, suggesting a five-inch exposure was 
appropriate.  

In reviewing the new pre-application materials, HPAC Review Board reiterated the above comments
with no additional notes.  It was noted that the rear building has limited exposure to B Street.    

Planning Commission Chair Verner exited to avoid potential ex parte contact on an item that would be 
before the Planning Commission on February 10th.   
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LANDD USEE ITEMSS 
PLANNINGG ACTION:: PA-T2-2025-00065
SUBJECTT PROPERTY:: 431 North Main Street
APPLICANT: Rogue Planning and Development
OWNER: Rogue Holdings LLC
DESCRIPTION: A request for concurrent Outline and Final Plan approval for a Performance 
Standards Option (PSO) subdivision. The parent parcel at 431 N Main Street is proposed to be subdivided 
into four new lots, each with a single-family dwelling. The existing structure is proposed for demolition. 
The application also includes a request for four Conditional Use Permits to exceed the Maximum 
Permitted Floor Area (MPFA) in a Historic District on each new home, a request to remove a significant 
tree 33” DBH in size (Ailanthus altissima, Tree of Heaven) and a request for an exception to street 
standards to not install standard street improvements due to the existing sidewalk and site constraints. 
COMPREHENSIVEE PLANN DESIGNATION: Multi-Family Residential; ZZONING: R-2; MMAP: 39-1E-05-DA; TTAXX LOT:
7300

Severson gave a brief staff report, explaining that the discussion tonight was to review revisions 
provided in response to previous recommendations and to provide updated recommendations to the 
applicant and Planning Commission. 

Amy Gunter of Rogue Planning briefly explained the revisions provided.

In reviewing the revisions, HPAC members indicated that they could not find that the revised designs 
were in keeping with the Historic District Development Standards.  HPAC members had the following 
additional design recommendations to bring the proposed buildings more in line with the Historic 
District Development Standards.  With these recommendations fully incorporated into conditions of 
approval to be included in the final building permit drawings and reviewed by the HPAC Review Board, 
HPAC would support the requests for Conditional Use Permits to exceed the maximum permitted floor 
area (MPFA).

   
o Threee Singlee Familyy Residencess (SFRs)) (Lotss #1,, #22 andd #3))  

HPAC members had previously recommended that the design of one of these three SFRs should 
be flipped so that it was a mirror image of the others (i.e. a garage and driveway in opposite 
relation to the rest of the house), rather than having all three identically configured, and that 
this could be done most readily to Lot #3 adjacent to the SRO while satisfying driveway 
separation requirements and providing a massing that stepped from the single-story SRO 
building to a single-story garage element to the two-story mass of the remainder of the SFR.  
This recommendation was fully incorporated into the revisions, and HPAC had no further 
recommendations with regard to the SFR designs.    

o Single-roomm occupancyy (SRO)) structuree proposedd onn thee cornerr lott (Lott #4):: 
HPAC’s originally recommendations responded to concerns that the initial designs were not in 
keeping with the Historic District Development Standards in terms of scale, massing, roof, form
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and entrances.  HPAC had previously suggested segmenting the building to bring a central 
element forward to provide articulation in the street-facing façade(s) and adding a 
corresponding secondary gable element, with a more substantial pitch, to the roof and 
potentially hipping the roof to provide greater articulation to the roof form and better fit with the 
surrounding historic neighborhood; adjusting the exterior treatment in terms of the porch and 
railings, doors, access points and coverings.  HPAC generally indicated that this design needed 
more work to break the mass into separate forms with greater articulation in the roof and street-
facing façades rather than presenting a monotonous, box-like form on this prominent corner
at the gateway to the historic district. 

In considering the January 12th and January 28th revisions, HPAC members expressed some
disappointment that the revised designs had not segmented the building to bring forward a
central element to provide some better articulation in the street-facing facades as was
previously recommended.  However, HPAC expressed general appreciation for the applicants’
efforts in making other revisions in response to the earlier recommendations.  HPAC indicated
that even with the revisions there were still concerns with how the large gable facing Nursery
Street presented to those approaching from the north via North Main Street. The
recommendations below were largely focused, in terms of the Historic District Development 
Standards, on how to mitigate the impact of this gable with regard to scale, massing, roof, and 
form through design modifications, and to better address the stair entrances:

• Combine stairs to a single stair entry on N. Main side, at least 5-6’ wide.  Similar on Nursery 
side, with a minimum 4-5’ walkway.

• HPAC generally preferred gables that aligned with porch eaves as depicted in January 12 
submittals.  

• Enlarge dormer on west side; both dormers should be the same size.  No windows in the 
dormers; there should be vent louvers. (See illustration.)

• Column placement should be re-worked to better align with gables above. Column bases 
should be brick.

• Add shingles on all gables/dormers.  Should be Hardie-Plank ® straight shingles (i.e. not “fish 
scale”).

• Nursery Street side hipped portion should be enlarged as gable steps back to reduce gable 
mass as it presents to the North when approaching on North Main from the north, and the 
gable stepped back 2-3 trusses (at least 48”) from the wall face (approx. 9’ from front of 
porch).  Could do a similar treatment on East side but not necessary.  (See illustration.)
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HPAC reviewed the January 12th and January 28th revisions and made these additional 
recommendations they believed to be necessary to support a finding that the proposal was in keeping 
with the Historic District Development Standards and merited approval of a Conditional Use Permit to 
exceed the MPFA.  In reaching these additional recommendations, HPAC specifically noted that they 
believed their recommendations were detailed enough that they could be conditioned and would not 
require additional review by HPAC prior to their Review Board’s consideration of final building permit 
drawings.  The rough sketch above was prepared during the meeting to be included with the 
recommendations to the applicants and Planning Commission for clarity.

ADJOURNMENTT 
The meeting was adjourned at 6:04 p.m.
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Memo
DDATE:: March 4, 2026
TO:: Historic Preservation Advisory Committee
FROM:: Derek Severson, Planning Supervisor 
RE:: Pedestrian Wayfinding Signage Design Project Update

The City Manager’s Office has been working with Terrain Architecture to design pedestrian wayfinding
signage for some time.   An advisory committee has been providing feedback, and the City Manager’s
Office has also been reaching out to specific groups, including those with an artistic eye and those
who are involved in design review.  Chair Shelby Scharen and Jed Prest have previously offered to
provide feedback on behalf of HPAC, and the City Manager’s Office has expressed their appreciation.  

Attached is a report that summarizes the project and process to date. At its last meeting, the advisory
committee recommended that Terrain Architecture continue developing “Concept 2A” (snapshot
below) with the following considerations:
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Adjust the scale so that it better blends with surroundings
Make it less “busy” (Only one color element? Doing cut-outs, rather than attachments?)

The City Manager’s Office wanted to provide an update to HPAC, and anticipates presenting the next
iteration of Concept 2A to HPAC at the March meeting.  

REFERENCES & ATTACHMENTS
Attachment #1: Pedestrian Wayfinding Signage Design Presentation
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Memo
DDATE:: March 4, 2026
TO:: Historic Preservation Advisory Committee
FROM:: Derek Severson, Planning Supervisor 
RE:: Preservation Week 2026

BANNERR 
In looking into the possibility of a banner, it would require obtaining and paying for permits 
from the Oregon Department of Transportation (ODOT) to place a banner across their East 
Main Street right-of-way, and having a banner professionally made to ODOT standards, 
installed and removed.  HPAC’s total annual budget is limited to $300, and the cost of a banner 
and required permitting would exceed available funds.  

VENUEE 
Pioneer Hall rental rates for a weekday are $125 for the first hour and $25/hour for additional 
hours.  (The Community Center is likely to be used for city offices while City Hall is closed 
and will not be available.)

The Lithia Park Bandshell rental rate is now $250 for eight hours provided there are less than 
200 people. 

The Railroad Park Gazebo used previously is not currently listed as available for rental.  

Staff will discuss options with the Parks Department and bring an update to the meeting.  

TOMBSTONEE TALESS 
The subcommittee has had an initial meeting and proposes to hold the Tombstone Tales 
event on Wednesday, May 20th.  Subcommittee members can provide further detail at the 
meeting.

PRESERVATIONN AWARDSS 
At the February meeting, members were in general agreement that Madeline Hill should 
receive an individual award at the event.  Peter Finkle has written a number of articles about 
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Madeline Hill and Mountain Meadows which may assist in preparing a write-up.  Those will 
be forwarded via e-mail in conjunction with the packet distribution.

A list of permitted projects in the historic districts is attached.  Staff will have a presentation 
with photos of completed projects to assist in review and selection of awardees at the 
meeting.  

WWALKINGG TOURR 
If a walking tour is to be part of the event, it would be beneficial to narrow down a date and 
time to aid in promotion.

CALENDARR SOO FAR:: 
It would also be beneficial to finalize any other details in the calendar to assist in promotion.  
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POSSIBLE PIGGY-BACK WITH STRATEGIC PLANNING
The City Council’s Strategic Planning effort is kicking off and the City Manager’s Office may 
request to have a table at this event as part of the public engagement effort.  

REFERENCES & ATTACHMENTS
Attachment #1: List of permitted projects in the historic districts over the last year



HPW THEME: All People Are Created Equal

Permit # Address Assign Scope of work
Appvl 
State Applicant/Owner Contractor

BD-R-2024-
01103 53 Pine

Garage conversion to ARU with 
addition FINAL Hollandsworth By Owner

BD-R-2025-
01261 126 Strawberry Lane Detached ARU FINAL Eisenberg Taylored Elements
BD-R-2025-
01396 239 Third ARU with loft ISSUE Ransom Concious Construction
BD-R-2025-
01400 115 Pine

ARU on 2nd floor of main 
residence at 113 Pine READY Suncrest Homes By Owner

BD-2017-02323 
& BD-R-2018-
00064 263 N Second

Addition, interior remodel, 
restoration of roof and porch ISSUE Benton By Owner

BD-R-2024-
01132 108 Seventh

Addition of multi-purpose living 
space/shop use ISSUE Clayton By Owner

 BD-R-2024-
01190 80 Coolidge

978 SF residential addition & 95 
SF deck FINAL Erickson By Owner

BD-R-2024-
01160 18 Hillcrest

large interior reno with small 
garage addition FINAL Chirgwin Jovick Construction

BD-R-2024-
01131 486 Siskiyou

Small addition of laundry and 
mud-room ISSUE Montes DAK Construction

BD-R-2024-
01126 209 Almond

Large addition and renovation 
of home ISSUE Bekolay Pacific Earthworks

BD-R-2025-
01356 147 Van Ness

Remodel and addition at rear of 
home ISSUE Dryden Josh Barnes

BD-R-2025-
01358 237 Almond

Addition of bedroom and 
bathroom/New 370 SF patio ISSUE Teitelbaum Hamlett Construction

BD-R-2024-
01224 77 Fifth Small addition to main house FINAL Pettinger Asher Homes
BD-R-2025-
01296 104 S First

Heated art studio space with 
bathroom and sauna FINAL Hayes Spacemen LLC

BD-R-2024-
01172 70 Granite

Small addition (bump out) of 
bedroom on deck area/Add 
sliding door FINAL Mastain Cascade Pro Build

BD-R-2024-
01108

114 Bush New SFR
FINAL Stokes By Owner

BD-R-2025-
01399 113 Pine New SFR with garage READY Suncrest Homes By Owner

BD-R-2025-
01285 80 Hargadine Roof Deck FINAL Cope Devry Construction
BD-R-2025-
01353 152 Manzanita Shed replacement with porch FINAL Ennis Richards Construction
BD-R-2025-
01378 63 Nutley

Kitchen remodel and sunroom 
replacement ISSUE Donner Rick Hanson

BD-R-2025-
01352 165 Gresham

Garage conversion to living 
space ISSUE Corler Ashland Builders

BD-NR-2024-
00306

27 N Main TI  Lumina Café 
FINAL Circiello By Tenant

BD-NR-2024-
00309

500 A Street Tenant Improvement (B occ) 
site improvements at existing 
building. See PA-T1-2025-
00259

ISSUE Kaplan Travis Curtis 
Construction

BD-NR-2025-
00366

142 E Main Coffee Kiosk in front of 
Paddington Station ISSUE Hammond Taylored Elements

BD-NR-2025-
00321, BD-NR-
2025-00322

201 S Mountain Seismic Retrofit of science 
building at AHS & quad 
improvements

ISSUE ASD Outlier

STRUCT-2025-
00270

340 A Street Add 9 new windows to the rear 
of Commercial building

FINAL Comstock By Owner/John Fields

BD-R-2024-
01082, BD-R-
2024-01199, BD-
R-2024-01197, 
BD-R-2024-
01198

Gresham/Holly Street 292 
Gresham, 290 Gresham, 427 
Holly, 423 Holly Multi family development

FINAL DeBoer By Owner

BD-R-2024-
01235 40 Granite

Interior and exterior remodel for 
R2 occ(8 apts with 5 exterior 
decks)

ISSUE Mastain Home Builders 
Construction

Butler-Perozzi Fountain
IDEAS FOR CIVIC OR INDIVIDUAL?

SECOND DWELLINGS

ADDITIONS

SFR'S

AlTERATIONS AND STRUCTURALS

COMMERCIAL

MULTI FAMILY
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DATE COMMITTEEE MEMBERSS ATTENDING 

Aprill 9th

Aprill 23rd 



**Calll 541-488-53055 too verifyy theree aree itemss onn thee agendaa too revieww 

 
Marchh 20266 

 
 
 

HPACC Revieww Boardd  
Meett att 3:00pmm -- Lithiaa Roomm 

Everyy otherr weekk 
**Stafff too emaill iff theree iss anythingg too revieww onn thee offf weeks**

DATE COMMITTEEE MEMBERSS ATTENDING 

March 5tthh Katy Sam Bill (+/-)

Marchh 119thh Bill (+/-)



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

                                                                              

Memo
DATE: March 4, 2026
TO: Historic Preservation Advisory Committee
FROM: Derek Severson, Planning Supervisor
RE: Land Use Application Review: 246 A Street

BACKGROUND
The subject property at 246 A Street is addressed in the Railroad Addition historic district 
survey document as follows: 

The separate, associated dwelling described at 280 First Street was demolished in about 2016.  

In previously reviewing the proposal at the pre-application level, HPAC had generally 
indicated that the proposal seemed well-suited to the setting and complementary to the 
Ashland Food Co-Op across the street.  

PROPOSAL
The current application is a request for Site Design Review approval to renovate the existing 
auto shop building, add a new 822 square foot satellite food service building and reconfigure 
the site at 246 A Street for restaurant use to include both indoor and outdoor seating.  The 
application also includes a request for a Tree Removal Permit to remove two trees.    
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The applicant’s written submittals and drawings are included in the packet materials.  Pages 
7-12 of the applicant’s 37-page written findings document respond directly to the Historic 
District Development Standards.  

RECOMMENDATION
HPAC is asked to make a recommendation on this item to the Staff Advisor in the Planning 
Division to consider in making a final decision on the Site Design Review application.  Staff are 
specifically hoping for any input with regard to the proposal as it relates specifically to the 
Historic District Development Standards or more generally in terms of compatibility with the 
immediate neighborhood and surrounding district.  

REFERENCES & ATTACHMENTS
Attachment #1: Written Findings Submitted for Review
Attachment #2: Drawings Submitted for Review
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BEFORE CITY OF ASHLAND 
FINDINGS OF FACT AND CONCLUSIONS OF LAW 

 
IN THE MATTER OF AN APPLICATION FOR SITE DESIGN REVIEW FOR A PROPOSED 
RESTAURANT AT 246 A STREET, TAX LOT 391E09BA1200, COVERING 
APPROXIMATELY 0.28 ACRES, ZONED E-1 EMPLOYMENT. 
 
Application Type: Type I Site Design Review 
 
Property Description 
Site Location: 246 A Street, 39 1E 09BA 1200   
Site Area: 0.28 acre  (12,200 ft2) 
Base Zone:  Employment (E-1)  
Overlays:  Residential, Railroad Historic District, Detail Site Review 
Action: Type 1 Commercial Site Design Review for 
  redevelopment of auto service shop to restaurant 
Concurrent: Fence permit, Tree protection plan / removal permit, Sign permit  
 
Owner    Parts and Service LLC 
Contact    Rafael Gonzales (541) 631-1600 rmk.gonzales@gmail.com 
Architect   Peter Grossman  
Civil Engineer   Charles Kroning    
Landscape Architect  Shelby Scharen  
Building Code Consultant Pat DeBenedetti  
Land Use Planning  Matt Brinkley – Green Top Planning 
 
Surrounding Zoning  Surrounding Land Use  Current Occupant/User 
North:  E-1   Commercial/Retail   Ashland Hardware 
South: R-2   Residence 
East:   E-1   Commercial/Retail   Ashland Recycled Furniture 
West:   E-1   Commercial/Retail   Ashland Food Co-Op 
 
Comprehensive Plan Designation 
Employment 
 
Existing Improvements 

 2,040 ft2 one story, concrete block walls, wooden roof, Type III construction, non-sprinklered;  

 513 ft2 modular spray booth, with wooden-frame, metal-clad walls and roof, Type V construction, 
non-sprinklered, attached to the main building.  Total floor area = 2,553 ft2. 

 There are extensive areas of asphalt paving (~2,700 ft2) and compacted gravel (~3,700 ft2).  

 The site is fully enclosed by chain-link fencing (~320 lf).     
 
EXISTING INFRASTRUCTURE 
Utilities: The site is served by water, electricity, gas, sanitary sewer, storm sewer. Electrical 
infrastructure is aerial and feeds the site from the alley abutting the south boundary of the site. All other 
utilities are underground. A fire hydrant sits at the site’s northwest corner (A St & First St). 
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Transportation: Access is multi-modal.  The subject site is a corner lot bounded on 3 sides by public 
rights of way: A Street (neighborhood collector1) along the north property line; First Street 
(neighborhood street) along the west property line; and an alley along the south property line. An 8-ft-
wide public sidewalk abuts the site’s A Street frontage, and a 6-ft-wide public sidewalk and 14-ft-wide 
planter strip abuts the site’s First Street frontage.  Surrounding public streets provide curbside parking. 
The site is accessible via local/regional public bus service within a short walk ( mile). The site is also 
accessible by bicycle.  Neighborhood streets accommodate bikes.  
 
ADA Parking:  One ADA parking space, available for nonexclusive public use, abuts the site on First 
St. 
Project Summary The existing use is classified by the Ashland Land Use Ordinance as, “Motor Vehicle 
Repair Garage,” and by the Oregon Structural Specialty Code (OSSC) as, “Moderate-Hazard Factory 
Industrial, Group F-1.”  The existing use, which includes an extensive area of vehicle parking, is 
permitted in the E-1 zone; the location within 200 feet of a residential zone is nonconforming. 
Applicant proposes to redevelop the Subject as a quality restaurant, which is a permitted commercial 
use in the E-1 Zone. The existing structure, comprised of a 2,040 ft2, one-story, concrete-block bldg, c. 
1973, and an attached 513 ft2 spray booth covered by a 600 ft2 roof, c.1987, are utilitarian and lack 
any historical features or portions to preserve. The existing main building would be renovated for 
practical function, energy efficiency, and architectural compatibility with the neighborhood. The attached 
spray booth and cover would be replaced by an 822 ft2 addition to the main building.  
A primary goal of this project is to create a gathering place that focuses at least as much on the outdoor 
environment as the indoor. Toward that goal, the asphalt area, presently used for vehicle parking, would 
be redeveloped as a plaza. Replacing asphalt with landscaping, hardscaping, sitting areas, and partial 
shelter from wind, rain, and sun, would provide for all-season outdoor socialization and dining, and 
would integrate indoor and outdoor spaces and activities.  
Prominent and clearly identifiable entrances to the building and outdoor dining area would be 
constructed on the First Street and A Street, which is the higher-order street of the corner lot. 
 

 

 

 

***** 

 
1 Functional classification of streets per Ashland Transportation System Plan (2012). 
   https://www.ashlandoregon.gov/DocumentCenter/View/2038/2012-Transportation-System-Plan-pdf?bidId= 
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Compliance with Standards of Review 
The following demonstrates how the application complies with the standards, or criteria, used by the 
City of Ashland to review this application. All applicable criteria can be found by the City of Ashland to 
conform with these standards. 
Only criteria relevant to this particular application are considered in these findings. 
Text reproduced and/or excerpted from the Ashland Municipal Code (AMC) and other regulatory 
documents that are reproduced verbatim appear in italicized Times New Roman font; Applicant’s 
findings of fact and conclusions of law appear in plain Arial font. 
 

18.5.2  Site Design Review 
 
18.5.2.010  Purpose 
https://ashland.municipal.codes/LandUse/18.5.2.010 
 
The purpose and intent of this chapter is to regulate the manner in which land in the City is used and 
developed, to reduce adverse effects on surrounding property owners and the general public, to create 
a business environment that is safe and comfortable, to further energy conservation efforts within the 
City, to enhance the environment for walking, cycling, and mass transit use, and to ensure that high 
quality development is maintained throughout the City. 
 

Findings of Fact: The proposed redevelopment beneficially repurposes an existing autocentric use 
that with one that is more compatible with neighboring specialty retail and hospitality uses. The existing 
building’s appearance will be greatly enhanced with thoughtful architectural features and landscape 
elements.  
 

18.5.2.020  Applicability 
https://ashland.municipal.codes/LandUse/18.5.2.020 
 
Site Design Review is required for the following types of project proposals. 
 
A. Commercial, Industrial, Non-Residential, and Mixed Uses. Site Design Review applies to the 
following types of non-residential uses and project proposals, including proposals for commercial, 
industrial, and mixed-use projects, pursuant to section 18.5.2.030, Review Procedures. 
 
1. New structures, additions, or expansions in C-1, E-1, HC, CM, and M-1 zones. 
 

Findings of Fact: The proposed redevelopment is located in the E-1 zone, and would include new 
structures and an addition to an existing structure. 
 
Conclusions of Law: It can be concluded that Site Design Review is required. 
 

18.5.2.030  Review Procedures 
https://ashland.municipal.codes/LandUse/18.5.2.030 
 
A. Type I Review. Except as provided by 18.5.2.030, subsections B - G, below, applications for Site 
Design Review are subject to the Type I procedure, pursuant to section 18.5.1.050. 
 
B. C-1, E-1, HC, and M-1 Zones. In the C-1, E-1, HC, and M-1 zones, but not within the Downtown 
Design Standards or Detail Site Review overlays, new structures or additions greater than 15,000 
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square feet in gross floor area, or greater than 50 percent of an existing building’s gross floor area 
are subject to Type II review. 
 
C.  Downtown Design Standards Overlay.  N/A 
 
D. Detail Site Review Overlay. In the Detail Site Review overlay, new structures or additions greater 
than 10,000 square feet in gross floor area, or longer than 100 feet in length or width are subject to 
Type II review. 

 
Findings of Facts: The Subject is located within the Detail Site Review Overlay. The existing building 
has a gross floor area of 2,040 square feet; the proposed addition is 822 square feet, creating a total 
gross floor area of 2,862 square feet. The longest dimension of the enclosed building space is nearly 
90 feet. 
Conclusions of Law: The proposed redevelopment does not include any new structures or additions 
greater than 10,000 square feet or longer than 100 feet. It can be concluded that this Application is 
subject to a Type I review as provided in 18.5.2.030.A. 

 
 
18.5.2.040 APPLICATION SUBMISSION REQUIREMENTS 
 

18.5.2.040 Application Submission Requirements 
https://ashland.municipal.codes/LandUse/18.5.2.040 

 
The following information is required for site design review application submittal, except where 
the Staff Advisor determines that some information is not pertinent and therefore is not required: 

 
 A. General Submission Requirements. Information required for Type I or Type II review, as 

applicable (see sections 18.5.1.050 and 18.5.1.060), including but not limited to a written 
statement or letter explaining how the application satisfies each and all of the relevant criteria and 
standards. 

 
 B. Site Design Review Information. In addition to the general information required for site 

design review, the applicant shall provide the following information: 
 
 1. Basic Plan Information.  

2. Site Analysis Map.  
3. Proposed Site Plan.  
4. Architectural Drawings.  
5. Preliminary Grading and Drainage Plan.  
6. Erosion Control Plan. 

 7. Landscape and Irrigation Plans. 
8. Narrative. Letter or narrative report documenting compliance with the applicable approval criteria 

contained in section 18.5.2.050. Specifically, the narrative shall contain the following: 
 
a. For commercial and industrial developments: 
 

i.  The square footage contained in the area proposed to be developed. 
 
Findings of Fact 
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Redevelopment would affect 9,243 ft2 or 76% of the site.  
 
ii.  The percentage of the lot covered by structures. 
 

Findings of Fact 
Existing and proposed enclosed structures with measurable floor area would comprise 3,270 ft2, 
covering 27% of the site. 

 
iii. The percentage of the lot covered by other impervious surfaces. 
 

Findings of Fact 
Other impervious surfaces would comprise 6,315 ft2, covering 52% of the site.   
The total area of impervious surfaces would cover 9,585 ft or 79% of the site. 

 
iv. The total number of parking spaces. 
 

Findings of Fact 
Existing onsite parking would be removed from the site.   

 
v. The total square footage of all landscaped areas. 
 

Findings of Fact 
Landscaped areas would be comprised of 1,655 ft2 of traditional plantings and 438 ft2 of stormwater 
planters for a total area of 2,093 ft2 or 17% of the site.   
 
The total area of pervious surfaces would cover 2,615 ft2 or 21% of the site.  
 
The submittal is comprised of plans and narrative descriptions of the proposed redevelopment which 
apply and evaluate compliance with relevant standards and approval criteria. The plans address Site 
Design Review items B.1 through B.7. The narrative (item B.8) analyzes the proposed redevelopment 
for compliance with the Ashland Land-Use Ordinance also referenced as the Ashland Municipal Code 
(AMC).  Selected topics are discussed in detail in this narrative to document background and reasoning.  
Selected topics include ADA parking, stormwater management, and signs.  
 
Conclusions of Law: It can be concluded that the Applicant’s submittal satisfies the requirements of 
18.5.2.030. 
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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. 

Findings of Fact: Per AMC 18.2.2.030, a restaurant is a permitted use, subject to E-1 and overlay 
development standards. 
 
Conclusions of Law: It can be concluded that the proposed use satisfies the criterion in 
18.5.2.050.A. 
 

18.2.6.030  Unified Standards for Non-Residential Zones 
https://ashland.municipal.codes/LandUse/18.2.6.030 

 
There is no minimum lot area, width or depth, or maximum lot coverage; or minimum front, side or 
rear yard, except as required to comply with the special district and overlay zone provisions of 
part 18.3 or the site development and design standards of part 18.4.  There is no minimum front, 
side, or rear yard required, except where buildings on the subject site abut a residential zone, in 
which case a side yard of not less than 10 ft and a rear yard of not less than 10 ft per story is required. 

     
Standard   Proposed    Criterion 
Lot area   12,200 ft2    no minimum 
Lot width   100 ft     no minimum 
Lot depth   120 ft     no minimum 
Lot coverage   79% impervious   no maximum 
Front yard   5 ft     min 5 ft, max 20 ft 
Side yard   2 ft      no minimum 
Rear yard   6ft     10 ft minimum 
Bldg height   20.5 ft     40 ft maximum 
Solar setback (SSB)   exempt    16 ft maximum  
Landscape area  17%     15% minimum 
Floor : Area (FAR)  0.69     0.50 minimum 
    
Findings of Fact: Table 18.2.6.030. Standards for Non-Residential Zones establishes a minimum rear 
yard setback of ten (10) feet per story when an E-1 property abuts a residential zone, as is the case for 
the subject property. The existing structure is only one story, and proposed accessory structures 
(outdoor service and storage buildings) are only one story as well. All buildings (existing and proposed) 
would be at least twelve (12) feet from the rear yard setback.  
Solar setback requirements limit shade over the north property line to 16 feet at noon on December 21. 
Exemptions are provided by 18.4.8.020.B.1 (architectural projections) and B.4 (existing shade 
conditions). A rooftop mechanical equipment screen, with maximum height of 4 feet, would be placed 
on the existing building. The shadow cast across the north property line by these features are exempt 
from solar setback requirements. Per the definition of Northern Lot Line, “If the northern lot line adjoins 
any unbuildable area (e.g., street, alley, public right-of-way, parking lot, or common area) other than a 
required yard area, the northern lot line is that portion of the northerly edge of the unbuildable area 
which is due north from the actual northern edge of the applicant's property.”  The northern lot line 
adjoins a public street. 
Section 18.4.2.040.C.1.a requires a minimum floor/area ratio (FAR) of 0.50. FAR is calculated by 
dividing the sum of the floor area of buildings, plazas, and pedestrian areas on a lot by the total lot area. 
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In this case, buildings and other contributing site features (accessory structures, outdoor dining area, 
etc.) cover 8,420 square feet achieving an FAR of 0.69 over the 12,000 square foot lot. 
Conclusions of Law: The project as proposed complies with all yard setbacks as defined in Table 
18.2.6.030. Per existing conditions, exemptions, & definition, the solar setback requirement is met. I 
can be concluded, therefore, that the project complies with AMC 18.2.6.030. 
 

18.5.2.050.B  Overlay Zones. The proposal complies with applicable overlay zone requirements 
(part 18.3). 
 

The proposed redevelopment is subject to the following overlays: Detail Site Review, Residential, and 
Railroad Historic District. Compliance with the standards of review for each is provided in the 
following. 

 
18.3.12.030   Detail Site Review Overlay 

 
See below:  18.4.2.040.C   Detail Site Review Standards 

 
 
18.3.13.010   Residential Overlay Regulations 
https://ashland.municipal.codes/LandUse/18.3.13.010 

 
A. Purpose. The Residential overlay is intended to encourage a concentration and mix of businesses 

and housing that provide a variety of housing types, support resource and energy conservation, 
and promote walking, bicycling, and transit use. 

B. Applicability. The Residential overlay applies to all property where ‘Residential Overlay’ (R) is 
indicated on the Zoning map. 

C. Requirements. The Residential overlay requirements are as follows: 
1. Mixed-Use Developments. If there is one building on a site, ground floor residential uses shall 

occupy not more than 35 percent of the gross floor area of the ground floor. Where more 
than one building is located on a site, not more than 50 percent of the total lot area shall be 
designated for residential uses. At least 65 percent of the gross floor area of the ground floor 
shall be designated for permitted uses and uses permitted with special use standards, not 
including residential uses. 

2. No maximum residential densities shall apply. 
3. Residential uses shall be subject to the same setback, landscaping, and design standards as 

for permitted uses in the E-1 District. 
 
Findings of Fact: Requirements of the residential overlay are not more restrictive than those of E-1 
zone. The proposed project, as a neighborhood gathering place, would meet the purpose of the 
residential overlay. The proposed restaurant and design would “support resource and energy 
conservation, and promote walking, bicycling, and transit use.”   
 
Conclusions of Law: Based on the findings above, the land-use governing authority can find the 
proposed redevelopment complies with the requirements of AMC §18.3.13.010 - Residential Overlay. 
 
 

18.3.12.050   Historic District Overlay 
https://ashland.municipal.codes/LandUse/18.3.12.050 
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A. The Historic District Overlay, also referred to as the Historic Interest Area, is that area defined 
in the Historic Districts map. 
B. Development in the Historic District Overlay is subject to section 18.4.2.050 Historic District 
Standards in addition to all other applicable sections of this ordinance. (Ord. 3263 § 6, amended, 
06/03/2025) 

 
 

18.4.2.050   Historic [Railroad] District Standards 
https://ashland.municipal.codes/LandUse/18.4.2.050 

 
1. Transitional Area: 

 
Findings of Fact:  As discussed below, proposed height, scale, mass, and materials, as described in 
the submitted plans, are consistent with existing buildings throughout the “Transitional Area.”  
 

2. Height:  
 
Findings of Fact: No change to height from the existing building is proposed, except for screening roof-
top mechanical equipment. The screening, which is required by code, only increases building height by 
four feet, resulting in an overall building height that is consistent with existing, surrounding buildings 
that are one and two stories. 

 
3. Scale:  

 
Findings of Fact: The building footprint of the existing structure is a similar width relative to surrounding 
buildings. The building addition would only increase that width from 30 to 36 feet. An open porch on the 
east side of the building would add several more feet, but the remainder of the site is left open for an 
outdoor seating area.  
 
The building would remain one story. 
 

4. Massing: 
 
Findings of Fact:  An addition, which is the same width as the existing building footprint, is proposed 
to be constructed at the north end of the existing building. This will “bring” the building closer to A Street, 
making it more similar to the building orientation and massing of surrounding historic buildings. The 
addition of the porch roof adds architectural variation to the existing building, which is a rather plain 
rectangular building with flat roof and few architectural features to break up or vary its north and east 
elevations that are visible from A and 1st Streets.  
 
The proposed porch roof would break up the existing box with a historically common feature which 
provides shade and shelter and supports socialization and neighborhood-scale commerce. The addition 
would also add two large windows and a second door to the building’s north façade, adding visual 
interest and breaking up what is currently a blank, corrugated metal wall. 
 

5. Setback: 
 
Findings of Fact: The building addition and front porch would bring the building to the back of the A 
Street sidewalk, in line with the building at 258 A Street.  
 

6. Roof:  
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Findings of Fact: The building addition and the porches would be roofed with standing-seam metal, 
which is preferred to corrugated metal for the following reasons: 
 Contemplated future installation of photovoltaic and thermal solar panels would attach directly to 

the standing seams with readily available hardware, and without compromising the waterproofing 
integrity of the roof. Attachment hardware for corrugated metal is available, but is more vulnerable 
to leaks. 

 Corrugated metal is vulnerable to damage from maintenance and service footsteps, while standing-
seam is not. 

 Corrugated imitates historically used materials; standing-seam reflects the practical basis of 
historical design (form evolves from function).  

 
The sloping roofline of the building addition and porches add visual interest to what is currently a flat 
roof. While other buildings in the general vicinity have flat rooves, pitched rooves are a common or even 
prevalent architectural feature.  
 

7. Rhythm of Openings: 
 
Findings of Fact: Other nearby buildings vary greatly in the placement and amount of fenestration that 
is visible from the street. The proposed building addition and renovated east façade would add a 
significant number of windows and doors to a building that currently has very few. The north façade of 
the building that faces A Street, has no doors or windows, and the east façade only has one door, one 
window, and three roll up doors. As proposed, the north façade would have two large windows and two 
doors, placed at regular intervals. The east façade would have five doors, a window, and two roll doors 
with glazing.  
 

8. Base or Platforms: 
 
Findings of Fact: The existing building is monolithic, completely lacking any vertical division on its 
north or east façades. The addition of a porch, pitched roof, additional fenestration, and (on the north 
façade) retaining wall below the porch on the north side of the building, will create a recognizable vertical 
division. 
 

9. Form. 
 
Findings of Fact: The existing building lacks architectural features that are characteristic of 
surrounding historic and newer buildings that have been designed to be compatible with historic 
buildings (e.g. Ace Hardware across the street from the subject property). 
 
The addition of a covered porch would give the existing building a more historically compatible 
appearance. Covered porches in public and private spaces foster(ed) socialization, during the 
historically relevant time period, and today. 

 
10. Entrance: 

 
Findings of Fact: Per submitted plans, the primary entrance is proposed to be clearly defined by a 
prominent entryway, connected directly to the porch that is proposed to wrap around the north and 
east facades of the building. This covered portico invites pedestrians into a landscaped plaza / 
outdoor dining area. 

 
11. Imitation of Historic Features: 

 
Findings of Fact: Although the proposed building addition and remodeling of the existing building recall 
or acknowledge the architectural vernacular of historical commercial and industrial buildings, proposed 
architectural features do not replicate the appearance of such buildings. For example, both 201 and 
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195 Oak Street are historic buildings that feature exposed metal structural components, roofing 
materials, and cladding. The subject property proposes to use similar materials without reproducing any 
particular architectural detail found at these or other historic buildings in the vicinity. The proposed 
design acknowledges the architectural heritage of nearby historic buildings but does not attempt to 
disguise itself as one of them. 

 
12. Additions: 

 
Findings of Fact: An existing, semi-open paint booth, clad on its street-facing north side with painted 
corrugated metal, would be replaced with a framed structure comprised of the materials listed below, 
which would improve practical function and historical character.  
 
Porch & Addition Roof:   Standing-seam metal 
Siding:      Wood & steel  
Covered Porch:    Oversized wooden posts and glue-laminated beams  
 
The placement of the addition, moreover, would greatly improve the existing building’s connection with 
the public sidewalk, making it much more like adjacent historic buildings. 
 

13. Garage Placement: 
 
Findings of Fact: Not applicable. 
  

Other - National Listing: 
 
Findings of Fact: There is no known historic listing of the subject building. 
 
Conclusions of Law: Based on the findings above, it can be concluded that the proposed 
redevelopment complies with the requirements of AMC 18.3.12.050 - Historic District Overlay and 
§18.4.2.050 - Historic [Railroad] District Standard. 

 
 
18.4.2.050.C   Rehabilitation Standards for Existing Buildings and Additions 

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

associated buildings. 
 
Findings of Fact:  The shed roof structure proposed to replace the spray booth addition would reflect 
a historically ubiquitous feature without imitating historical details.    
 

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

 
Findings of Fact:  N/A.  The existing structure is a 1973 non-historic noncontributing building.    
 
The subject structure is comprised of a CMU building (c.1973), with an attached wood-framed paint 
booth (c.1987).  These “architectural features” are not worthy of restoration. 
 

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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Findings of Fact: The existing structure is a 1973 non-historic noncontributing CMU-block, painted 
structure. 
 
The CMU block would be repainted. The other building materials, wood and metal, would be compatible 
with other historic buildings.  
 

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. 

 
Findings of Fact: The existing structure is a 1973 non-historic noncontributing building. Any new siding 
would be horizontal wood, or metal. 
 

e. Exterior wall colors on new additions shall match those of the historic building. 
 
Findings of Fact: Not applicable: the existing structure is a 1973 non-historic noncontributing building.  
 

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

 
Findings of Fact: The new building materials would be real wood and steel, as represented in the 
plans.  
 

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. 

 
Findings of Fact: Not applicable: the existing structure is a 1973 non-historic noncontributing building. 
The existing window would be replaced with a clear anodized aluminum or black aluminum window in 
compliance with the energy efficiency code. Two of the three garage doors would be replaced with clear 
anodized aluminum or black aluminum-window roll up loading doors. The third garage door would be 
replaced with matching metal-framed windows and personnel door.  
 

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. 

 
Findings of Fact: Not applicable: the existing structure is a 1973 non-historic noncontributing building. 
 
The main building roof (approx. 2% slope) would be structurally reinforced,but not altered in pitch or 
form. The paint booth currently has a shed roof which would be replaced with a new shed roof. Added 
porch roofs would be single-slope (shed) roofs.  
 

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

 
Findings of Fact: Not applicable: the existing structure is a 1973 non-historic noncontributing 
building. 
 
The main building roof (2% slope) would be maintained by replacement of the waterproofing 
membrane. This roof surface is not visible from ground level.  The paint booth currently has a shed 
roof.  It would be replaced with a new standing-seam metal roof.  The porch and awning roofs would 
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be standing-seam metal.  Standing-seam metal roofs are abundant on A street, thus reflecting 
surrounding neighborhood aesthetics.  
 

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

 
Findings of Fact: Not applicable: the existing structure is a 1973 non-historic noncontributing 
building. 
 
The proposed porches would be compatible with other buildings in the neighborhood. 
 

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

 
Findings of Fact: Not applicable: the existing structure is a 1973 non-historic noncontributing 
building. A storage shed and a satellite service counter (both non-conditioned), and a covered, open-
wall seating area are proposed.  Roof slopes and materials would be compatible with the porch roof 
added to the main building. 
 

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

 
Findings of Fact:  Not applicable: the existing structure is a 1973 non-historic noncontributing 
building. 
 
Conclusions of Law:  Based on the findings above, it can be concluded that the proposed 
redevelopment complies with the requirements of AMC §18.4.2.050.C -  Rehabilitation Standards for 
Existing Buildings and Additions. 
 
 
18.5.2.050.C   APPROVAL CRITERIA / SITE DEVELOPMENT AND DESIGN STANDARDS 
 

18.4  Site Development and Design Standards 
  https://ashland.municipal.codes/LandUse/18.4 
 
• 18.4.2 Building Placement, Orientation, and Design 
• 18.4.3 Parking, Access, and Circulation 
• 18.4.4 Landscaping, Lighting, and Screening 
• 18.4.5 Tree Preservation and Protection 
• 18.4.6 Public Facilities 
• 18.4.7 Signs 
 
18.4.2  Building Placement, Orientation, and Design 
 
18.4.2.040.B  Basic Site Review Standards  
   https://ashland.municipal.codes/LandUse/18.4.2.040 
 
Except as otherwise required by an overlay zone or plan district, the following requirements apply 
to commercial, industrial, non-residential and mixed-use development pursuant to 
section 18.5.2.020.  
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1. Orientation and Scale. 
 
a.  Buildings shall have their primary orientation toward the street and not a parking area. 

Automobile circulation or off-street parking is not allowed between the building and the street. 
Parking areas shall be located behind buildings, or to one side.  

b.  A building façade or multiple building façades shall occupy a large majority of a project’s street 
frontage as illustrated in Figure 18.4.2.040.B.6, and avoid site design that incorporates 
extensive gaps between building frontages created through a combination of driveway aprons, 
parking areas, or vehicle aisles. This can be addressed by, but not limited to, positioning the 
wider side of the building rather than the narrow side of the building toward the street. In the 
case of a corner lot, this standard applies to both street frontages. Spaces between buildings 
shall consist of landscaping and hard durable surface materials to highlight pedestrian areas. 

 
Findings of Fact 
The primary entrance would be oriented toward A Street, with a second significant public entrance on 
First Street. Additional discussion of the primary entrance is provided below.  There would be no vehicle 
parking onsite.  Accordingly, there can be no off-street parking between the building and the streets.   
 
The existing building footprint is approximately 30 feet wide and 60 feet deep. The building addition and 
porch roof will expand this footprint to approximately 46 feet wide by 88 feet deep, occupying nearly 
half of the A Street frontage, and most of the 1st Street frontage. With a large uninterrupted landscaped  
outdoor dining and gathering area between the building and 1st Street, the development will be one 
cohesive unit without “extensive gaps between buildings frontages […]”. 
 
Conclusions of Law 
It can be concluded that the site plan as proposed complies with AMC 18.4.2.040.B.1.a and b. 

 
   

c.  Building entrances shall be oriented toward the street and shall be accessed from a public 
sidewalk. The entrance shall be designed to be clearly visible, functional, and shall be open to 
the public during all business hours. See Figure 18.4.2.040.B.1. 

d.  Building entrances shall be located within 20 feet of the public right-of-way to which they are 
required to be oriented. Exceptions may be granted for topographic constraints, lot 
configuration, designs where a greater setback results in an improved access or for sites with 
multiple buildings, such as shopping centers, where other buildings meet this standard. 

 
Findings of Fact 
AMC 18.4.2.040.B.1.c requires that “Building entrances shall be oriented toward the street and shall be 
accessed from a public sidewalk. The entrance shall be designed to be clearly visible, functional, and 
shall be open to the public during all business hours.”  
 
“Building entrance” is not expressly defined, neither as separate words nor as a phrase in AMC 
18.6.1.030 Definitions. However, “building” and “entrance” can be defined in relevant context with 
unambiguous meaning. The Americans with Disabilities Act, for example, defines “entrance” as  
 

Any access point to a building or portion of a building or facility used for the purpose of entering. An 
entrance includes the approach walk, the vertical access leading to the entrance platform, the 
entrance platform itself, vestibule if provided, the entry door or gate, and the hardware of the entry 
door or gate.2 Emphasis added 

 
2 ADA 2010 Standards, Titles II and III Definitions, emphasis added 
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Figure 1: Renderings of the primary entrance on A Street show the connected relationship between the roof of 
the primary building and the entryway, inviting guests into the site and guiding them to indoor or outdoor dining 

areas. 
 
Applicant proposes that the A Street entrance be considered as the entrance to the building and site. 
From this primary entrance, two entrances into the primary building are located within approximately 60 
feet of travel, accessible by stairs and an ADA ramping system. The outdoor dining area is also 
accessible from these facilities. The ADA ramping system is relatively extensive due to an nearly three 
and a half foot change in elevation between the sidewalk and current (and proposed) finished floor 
elevation (FFE) of the primary building. The gate which leads to the ADA ramp and stairs are located in 
the best, and arguably only, location that connects the sidewalk with entrances into the primary building 
and outdoor seating area in the most direct and convenient manner possible. 
 
One of these building entrances is proposed to be located on the north end of the building, adjacent to 
and visible from the sidewalk. This entrance is within six feet of the back of sidewalk, meeting the literal 
application of AMC 18.4.2.040.B.1.d. This entrance will provide access for staff to the back of house 
(office, storage, food preparation areas); another entrance on the west side of the building leads directly 
to a host station and indoor dining area. This building entrance is visible directly from the First Street 
gate. Landscaping planters and the configuration of ramps, stairs, and landings will lead guests directly 
to these service areas from the public sidewalk on both A and First Streets. 
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The primary entrance (the gate portico) will be open during business hours, providing public access to 
the restaurant. There would be no vehicles between the building entrance and the sidewalk.  
 
Conclusions of Law 
Recognizing that designation of the gate and portico as the primary building entrance for the purposes 
of determining compliance with AMC 18.4.2.040.B.1.c and d may require the application of some 
discretion in reaching that conclusion, Applicant believes that AMC 18.5.2.050.E(1) can be applied and 
that the “approving authority” can reasonably conclude that a “demonstratable difficulty” exists in 

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

As demonstrated above, application of an Exception in this case is necessary to address the difference 
in grades between the sidewalk and the FFE of the existing building and outdoor dining and gathering 
area. The location of required ADA ramping and stairs provides the most direct access to these site 
features. The approving authority can reasonably conclude, therefore, that the “exception requested is 
the minimum which would alleviate the difficulty […]”. 
 
There is no conceivable way that allowing the A Street gate to be considered as the “primary building 
entrance” would in any way “substantially negatively impact adjacent properties […]”. The gate would 
be constructed as the primary access to the site, regardless of granting of the Exception. Furthermore, 
in the absence of the beneficial repurposing of this property, negative impacts issuing forth from the 
existing use can reasonably be expected to persist. The current use of the property is as an automobile 
service garage, an autocentric use in the midst of an otherwise highly walkable built environment 
dominated by small retail stores and restaurants that benefit from pedestrian traffic. 
 
In the absence of a specific definition to the contrary, it can also reasonably be concluded based on the 
findings above that the primary building entrance proposed in the site plan is consistent with the “stated 
purpose of the Site Development and Design” standards in AMC 18.4.2.040.B.1.c and d. Application of 
these standards in this manner is consistent with the legislative intent of AMC 18.4.2.040 and planning 
best practices to which this section of the Ashland Municipal Code would seem to aspire. This section 
of the Ashland’s development code seems to be primarily concerned with the development of urban 
form that emphasizes attractive, walkable, urban streetscapes by discouraging, and even prohibits the 
placement of parking areas between buildings and public sidewalks and streets. AMC 18.4.2.040.A 
Purpose and Intent explains that  
 

One area in which Ashland’s commercial differs from that seen in many other cities is the 
relationship between the street, buildings, parking areas, and landscaping. The most common form 
of modern commercial development is the placement of a small buffer of landscaping between the 
street and the parking area, with the building behind the parking area at the rear of the parcel with 
loading areas behind the building. This may be desirable for the commercial use because it gives 
the appearance of ample parking for customers. However, the effect on the streetscape is less than 
desirable because the result is a vast hot, open parking area which is not only unsightly but results 
in a development form which the City discourages […] The alternative desired in Ashland is to design 
the site so that it makes a positive contribution to the streetscape and enhances pedestrian and 
bicycle traffic. 

AMC 18.4.2.040.B.1.a further clarifies that in order to realize this intent, “buildings shall have their 
primary orientation toward the street and not a parking area.” In this context, AMC 18.4.2.040.B.1.c and 
d would seem to be concerned not simply with “orientation” of any and all accessways into a building 
or site, but rather with architectural and site design features that meaningfully make “a positive 
contribution to the streetscape and enhances pedestrian and bicycle traffic.” 
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Current best practices that support the stated policy goals of AMC 18.4.2.040.B.1.c and d also support 
application of the Exception. The Department of Land Conservation and Development recently 
published guidance for “walkable design standards.”3 This guidance seeks to “ensure convenient 
access for pedestrians, promote buildings close to the sidewalk that reinforce pedestrian orientation, 
and support a visually interesting experience for pedestrians […].” Consistent with the legislative intent 
stated in Ashland’s own code, the guidance prohibits vehicle “parking or circulation” between the 
building and “street lot line” (in this case, the public sidewalk on A Street).  
 
The guidance further explains several ways a building’s “main” entrance can be designed to achieve 
the policy goals shared by the guidance document and the AMC.4 A main entry could, for example, 
“open onto a covered porch that must be at least 25 square feet in area” or “face a courtyard [no less 
than 15 feet in width] that abuts the street.” As documented above, the two entrances into the primary 
building open onto a covered patio area that wraps around the entire north and west elevations of the 
building. A “courtyard”, used in this case for outdoor dining and gathering, occupies half of the site 
between the primary building and 1st Street to the west. 
 
While the Applicant recognizes that this guidance is not legally binding, it is consistent with the 
legislative intent stated in AMC 18.4.2.040.A and provides greater clarity where the AMC may be 
ambiguous. 
 
Therefore, based on the Findings of Fact and reasoning presented heretofore, the approving authority 
can conclude that an Exception to these standards is appropriate in this case, and that the site plan as 
proposed complies with AMC 18.4.2.040.B.1.c and d with application of this Exception. 
 
 
 
 
 
 
 

***** 

 
3 Climate-Friendly and Equitable Communities Walkable Design Standards Guidebook, Oregon Department of Land 
Conservation and Development, 2025 
4 The guidance defines a main entrance as “the entrance to a building that is designed to facilitate ingress and 
egress for the highest volume of building users.” 
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Figure 2: Site features and circulation. Two pedestrian pathways, shown in broken blue line, provide ADA 
compliant connections between the primary entrance on A Street and a second public entrance on First Street.

e. Where a building is located on a corner lot, its entrance shall be oriented toward the higher 
order street or to the lot corner at the intersection of the streets. The building shall be located 
as close to the intersection corner as practicable.
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Findings of Fact 
The subject site is a corner lot. The primary entrance is proposed to be oriented toward A Street, which 
is the higher-order street. The building is existing.  
Between the existing building and the intersection of A Street and First Street, a large outdoor dining 
area is proposed. Several new accessory structures are proposed along the perimeter of this area, 
including a “satellite food service” building. The proposed configuration of the outdoor dining area, with 
the accessory food service building located approximately 75 feet north of the corner, is a function of 
the operational needs of the restaurant and the availability of space for the accessory building. Locating 
the accessory building at the corner (immediately behind the retaining wall at the intersection of A and 
First Streets), would reduce the functional effectiveness and benefit of the accessory building. The 
location where the accessory building would provide operational benefit is toward the rear (south side) 
of the site, where it can better service more customers in the outdoor dining and gathering area. 
Locating the accessory building somewhere between the corner and its proposed location would split 
the outdoor dining and gathering area, making it less appealing for patrons, while interfering with staff’s 
ability to observe the outdoor dining and ensure a high level of service. It would also obstruct access to 
the First Street entry gate, creating unnecessary out-of-direction travel for guests with disabilities who 
use the ADA parking space on First Street. 
In addition, the southwest corner of the site that abuts the intersection is highly constrained by the 
presence of site and building access facilities (ADA ramps, stairs, and surrounding landscaping planters 
which collect stormwater and must be at the lowest elevation of the site). As proposed, the area between 
the west (1st Street) property line and the ADA ramp landing and landscaping planters is roughly 14-15 
feet wide; the proposed accessory building would be more than 10 feet wide. The remaining clear area 
would provide less than optimal access to the building for both staff and patrons. 
Conclusions of Law 
It can be concluded that the proposed location of the accessory building is as close to the corner as is 
“practicable.” There is no definition of “practicable” in the Ashland Land Development Ordinance, but 
the word is commonly used synonymously with the word “feasible.” In order to achieve a site 
configuration in this particular case that most “feasibly” or practicably meets the legislative intent of AMC 
18.4.2.040.A and current best practices for walkability, the accessory building should be located as 
proposed.  
It can also be concluded that the location of the accessory building meets the requirements for an 
exception under AMC 18.5.2.050.E. The location of the accessory building is the result of site conditions 
(grade in particular) that necessitate a significant ADA ramping system. The approval of this Exception 
would not negatively impact any adjacent. Given the operational requirements of the outdoor dining 
area, this is the minimum Exception needed. 
 

f. Public sidewalks shall be provided adjacent to a public street along the street frontage. 
 

Finding 
The existing driveway apron is proposed to remain in the sidewalk, for access by emergency response 
vehicles, and by service and maintenance equipment during non-business hours.  The street space 
presently used as part of an access driveway is proposed to be available for use by the general public 
for time-restricted parking (15 minutes is suggested), which would primarily support commercial activity 
of the neighborhood while providing limited access for servicing the subject site during off hours. 

 
2. Streetscape. 
 

Finding 
Landscape plan and elevations compliant with 18.4.4.030.E accompany this submittal. 
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3. Landscaping. 
 
a.  Landscape areas at least ten feet in width shall buffer buildings adjacent to streets, except the 

buffer is not required in the Detail Site Review, Historic District, and Pedestrian Place overlays. 
 

Finding 
Site is subject to Detail Site Review. Buffer not required. 

 
b.  Landscaping and recycle/refuse disposal areas shall be provided pursuant to chapter 18.4.4. 

 
Finding 
Landscaping and recycle/refuse disposal areas are provided per the proposed site plan and landscape 
plan. 
 

 
5. Noise and Glare.  

 
Finding 
Per submitted plans, outdoor lighting will 100% cutoff, designed to eliminate glare as required by 
§18.4.4.050. 
Hours of operation would be within 7:00 AM – 11:00 PM, which would assure compliance with AMC 
§9.08.170.C & D.12.a, limiting unnecessary noise. 
 
Conclusions of Law 
Based on the findings above, it can be concluded that the proposed redevelopment complies with the 
requirements of AMC §18.4.2.040.B - Basic Site Review Standards. 
 

 
18.4.2.040.C    Detail Site Review Standards 
   https://ashland.municipal.codes/LandUse/18.4.2.040.C 
 
Development that is within the Detail Site Review overlay shall, in addition to complying with the 
standards for Basic Site Review in subsection 18.4.2.040.B, above, conform to the following 
standards: 
 
1. Orientation and Scale:  
 
a. Developments shall have a minimum FAR of 0.50. 

 
Finding 
The site area is approximately 12,200 square feet. The floor area of buildings, covered porches, and 
plaza would comprise a commercial-use area of approximately 8,420 square feet, resulting in a Floor-
to-Area Ratio (FAR) of approximately 69%. 
 

b. Building frontages greater than 100 feet in length shall have offsets, jogs, or have other 
distinctive changes in the building façade. 

 
Finding 
The longest side of a building is 90 feet and includes distinctive changes in the building façade. The 
longest building frontage is less than 100 ft.                       
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c. Any wall that is within 30 feet of the street, plaza, or other public or common open space shall 

contain at least 20 percent of the wall area facing the street in display areas, windows, or 
doorways. Windows must allow view into working areas, lobbies, pedestrian entrances, or 
display areas. Blank walls with in 30 feet of the street are prohibited. Up to 40 percent of the 
length of the building perimeter can be exempted for this standard if oriented toward loading or 
service areas. 

 
Finding 
Fronting A Street is a wall located within 30’ of the sidewalk.  The existing wall is comprised of a modular 
steel automotive paint booth, which would be removed and replaced by contemporary materials (steel 
and wood). The replacement wall would be broken up by windows, trellised plants, wood, and metal to 
bring beauty to the public pedestrian environment.  Window area would be at least 20% of wall area. 
The building’s wall facing First St (and the site’s plaza) would include glazed sectional roll-up loading 
doors in two of the existing three large openings (formerly used for vehicle access to repair bays).  The 
third large opening would be glazed with a storefront assembly.  Glazed fenestration (325 ft2) would 
connect indoor/outdoor views and flow of people through the CMU wall (952 ft2).  34% of this wall would 
be glazed.  
 

d. Buildings shall incorporate lighting and changes in mass, surface or finish to give emphasis to 
entrances. 

 
Finding 
The primary entrance would be emphasized by a distinctive framed gateway as an extension of the 
building, and would incorporate changes in materials, geometry, color, and lighting. 

 
e. Infill of buildings, adjacent to public sidewalks, in existing parking lots is encouraged and 

desirable. 
 
Finding 
The asphalt and compacted gravel of the current parking and storage areas would be removed.  The 
existing parking areas would be redeveloped as a hardscaped and landscaped patio for dining, 
entertainment, and gathering.  Materials would include pavers, concrete, trees, shrubs, planters, and 
arbors.  

 
f. Buildings shall incorporate arcades, roofs, alcoves, porticoes, and awnings that protect 

pedestrians from the rain and sun. 
 

Finding 
A large covered porch attached to the main building, and an independent, open-sided roofed structure 
would provide guests with cover from rain, and shade from sun. 
 

2. Streetscape. 
 
a. Hardscape (paving material) shall be utilized to designate areas. Sample materials could be unit 

masonry, scored and colored concrete, grasscrete, or combinations of the above.  
 

Finding 
Except for the trash area, all asphalt would be removed from the site and replaced by landscaping, 
hardscaping as depicted in the accompanying landscaping plan. The project emphasizes the outdoor 



 

21 of 37 

space; the incorporation of hardscaping and landscaping are integral to the plan.  A mix of pavers, 
concrete, trees, shrubs, planters, and arbors would be a part of this project. 

 
b. A building shall be set back not more than five feet from a public sidewalk unless the area is 

used for pedestrian activities such as plazas or outside eating areas, or for a   required public 
utility easement. This standard shall apply to both street frontages on corner lots. If more than 
one structure is proposed for a site, at least 65 percent of the aggregate building frontage shall 
be within five feet of the sidewalk. 

 
Finding 
The building addition is currently set back approximately nine (9) feet from the property line. The 
proposed rebuilt addition would be within five (5) feet of the property line. 
 
The building is set back approximately 68’ from First Street. The space between First Street and the 
building is outdoor dining area with additional accommodations, including bike parking.  An open-
sided covered structure is proposed to be constructed in the area between the building and First 
Street, with approximately 2-ft setback from First Street. 

 
3. Buffering and Screening. 
 
a.  Landscape buffers and screening shall be located between incompatible uses on an adjacent 

lot. Those buffers can consist of either plant material or building materials and must be 
compatible with proposed buildings. 

 
Finding 
The building and use are compatible with adjacent uses and improvements which consist of 
specialty retail and dining.  

 
b. Parking lots shall be buffered from the main street, cross streets, and screened from 

residentially zoned land. 
 

Finding 
The existing parking areas and use would be removed and replaced with outdoor dining space and 
bike parking, with hardscaping and landscaping incorporated throughout.  
 

4. Building Materials. 
 
a. Buildings shall include changes in relief such as cornices, bases, fenestration, and fluted 

masonry, for at least 15 percent of the exterior wall area. 
 

Finding 
A deep covered porch would extend the length of the building facing First Street.  Sectional roll-up 
loading doors and storefront fenestration would replace sheet metal loading doors.  The building’s 
boxy characteristics would be interrupted by these design features.  Materials would include standing-
seam metal on the porch roofs; oversized wooded posts, glue-laminated beams, wood, and metal 
throughout the outdoor space. Fenestration and other features will exceed 15% of exterior wall area. 

                                                                                                                                                                       
b. Bright or neon paint colors used extensively to attract attention to the building or use are 

prohibited. Buildings may not incorporate glass as a majority of the building skin. 
 
Finding 



 

22 of 37 

Subdued paint colors are proposed. Glass would not comprise the majority of the exterior surface of 
the building. 
 
Conclusions of Law 
Based on the findings above, it can be concluded that the proposed redevelopment complies with the 
requirements of AMC §18.4.2.040.C -  Detail Site Review Standards. 
 
 

 18.4.3  Parking, Access, and Circulation 
   https://ashland.municipal.codes/LandUse/18.4.3 
 
    • 18.4.3.040 Vehicle and Bicycle Quantity Standards. 
    • 18.4.3.050 Accessible Parking Spaces. 
    • 18.4.3.070 Bicycle Parking Standards. 
    • 18.4.3.090 Pedestrian Access and Circulation. 

 
 18.4.3.040   Vehicle and Bicycle Quantity Standards 
   https://ashland.municipal.codes/LandUse/18.4.3.040 

 

Finding 
The would be no onsite vehicle parking. There is no requirement to provide onsite parking, except for 
ADA accessible parking. 
Onsite bicycle parking is required to accommodate a minimum of one bike per 20 seats or one per 500 
square feet of gross floor area, whichever is less.  2,922 ft2 of gross floor area is proposed for the 
restaurant use.  2,922 ft2 / 500 ft2/bike space = 6 bike parking spaces. 
2 bikes / rack x 6 racks = 12 bikes could be secured in the bike shelter.  12 spaces proposed to be 
provided > 6 spaces minimum required. 
Conclusions of Law 
Based on the findings above, the land-use governing authority can find the proposed redevelopment 
complies with the requirements of AMC §18.4.3.040  Vehicle and Bicycle Quantity Standards. 
 
 

18.4.3.070.B   Bicycle Parking Standards 
   https://ashland.municipal.codes/LandUse/18.4.3.070 
 
1. Bicycle parking shall be located so that it is visible to and conveniently accessed by cyclists, and 
promotes security from theft and damage. 
2. Bicycle parking requirements, pursuant to this section, can be met in any of the following ways: 

a. Providing bicycle racks or lockers outside the main building, underneath an awning or 
marquee, or in an accessory parking structure. 

b. Providing a bicycle storage room, bicycle lockers, or racks inside the building. 
c. Providing bicycle racks on the public right-of-way, subject to review and approval by the Staff 

Advisor. 
3. All required exterior bicycle parking shall be located on-site and within 50 feet of a regularly 
used building entrance and not farther from the entrance than the closest motor vehicle parking 
space. Bicycle parking shall have direct access to both the public right-of-way and to the main 
entrance of the principal use. For facilities with multiple buildings, building entrances or parking 
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lots (such as a college), exterior bicycle parking shall be located in areas of greatest use and 
convenience for bicyclists. 
4. Required bicycle parking spaces located outdoors shall be visible enough to provide security. 
Lighting shall be provided in a bicycle parking area so that all facilities are thoroughly illuminated, 
well-lit, and visible from adjacent walkways or motor vehicle parking lots during all hours of use. 

 
Finding 
Bike parking is proposed in close proximity to and readily visible from the A Street and First Street 
entrances in the northeast corner of the site. 
 

5. Paving and Surfacing. Outdoor bicycle parking facilities shall be surfaced in the same manner 
as the automobile parking area or with a minimum of two-inch thickness of hard surfacing (i.e., 
asphalt, concrete, pavers, or similar material) and shall be relatively level. This surface will be 
maintained in a smooth, durable, and well-drained condition. 
 

Finding 
The bike parking area will be surfaced with concrete (see Civil Engineering Sheet C 1.0, Landscape 
Layout Sheet L1.1). 

 
6. Bicycle parking located outside the building shall provide and maintain an aisle for bicycle 
maneuvering between each row of bicycle parking. Bicycle parking including rack installations shall 
conform to the minimum clearance standards as illustrated in Figure 18.4.3.070.B.6. 

a. Bicycle parking must be installed in a manner to allow space for the bicycle to be maneuvered 
to a position where it may be secured without conflicts from other parked bicycles, walls, or 
other obstructions. 

b. Bicycle parking should include sufficient bicycle parking spaces to accommodate large 
bicycles, including family and cargo bicycles. 

 
8. Each required bicycle parking space shall be accessible without moving another bicycle. 
 

Findings of Fact 
Bicycle parking was designed in conformance with spatial requirements for maneuvering as illustrated 
in 18.4.070.8.6. 

 

9. Areas set aside for required bicycle parking shall be clearly marked and reserved for bicycle 
parking only. 
 

Findings of Fact 
Bicycle parking is clearly indicated by hardware as well as signage. 

 

10. Sheltered parking shall mean protected from all precipitation and must include the minimum 
protection coverages as illustrated in Figure 18.4.3.070.B.10.a 
 

Findings of Fact 
Bicycle parking was designed in conformance with spatial requirements of 18.4.3.070.10.a. 
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11. Bicycle parking shall be located to minimize the possibility of accidental damage to either 
bicycles or racks. Where needed, barriers shall be installed. 
 

12. Bicycle parking shall not impede or create a hazard to pedestrians. They shall not be located so 
as to violate the vision clearance standards of section 18.2.4.040. Bicycle parking facilities should 
be harmonious with their environment both in color and design. Facilities should be incorporated 
whenever possible into building design or street furniture. 

 
Findings of Fact 
Bicycle parking is proposed in an area dedicated to bicycle parking. No vehicle parking is located 
nearby. The location does not conflict with pedestrian travel either. 
Conclusions of Law   
Based on the Findings of Facts above, the land-use governing authority can find the proposed 
redevelopment complies with the requirements of AMC §18.4.3.070. 

 

 

18.4.3.050   Accessible [Vehicle] Parking Spaces 
   https://ashland.municipal.codes/LandUse/18.4.3.050 
 
Where off-street vehicle parking is voluntarily provided, it must include the required number of 
accessible vehicle parking spaces as specified by the state building code and federal standards. Such 
parking spaces must be sized, signed, and marked as required by these regulations and in compliance 
with ORS chapter 447.  
 
In cases where no parking spaces are voluntarily proposed, outside of the C-1-D zone, for 
commercial, industrial, public use, mixed-use, and multifamily developments with three or more 
dwelling units, it is mandatory to provide at least one accessible parking space.  
 
Accessible parking shall be provided consistent with the requirements of the building code, including 
but not limited to the minimum number of spaces for automobiles, van-accessible spaces, location of 
spaces relative to building entrances, accessible routes between parking areas and building 
entrances, identification signs, lighting, and other design and construction requirements.  
 
Accessible parking shall be included and identified on the planning application submittals. (Ord. 
3229 § 1, amended, 12/19/2023) 

 
Findings of Fact 
There exists an accessible parking space adjacent to and appurtenant to the subject site - 246 A Street, 
which was constructed around 2011 within the right of way of First Street for nonexclusive public use.  
At that time, this accessible parking space was established as appurtenant to the subject site in 
anticipation of redevelopment. 
Archived correspondence of 2011 between the then owner of the subject site and the City of Ashland 
was reviewed by Senior Planner and Building Official.  The review resulted in confirmation that the on-
street parking space would satisfy the requirement of 18.4.3.050 to provide the site’s accessible parking 
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space, subject to compliance with applicable sections of the building code, including provision of an 
accessible route to the building.  
The existing improvements of the ADA parking space, applicable regulations, including the Land Use 
Ordinance and the Building Code, are reviewed below. 
State Building Code: Oregon Structural Specialty Code (OSSC) (2022, rev. 10/23); 
https://codes.iccsafe.org/content/ORSSC2022P2  
 
Federal ADA Regulations: ICC A117.1 (2017, rev 5/24); 
https://codes.iccsafe.org/content/ICCA117.12017P7 
Standards for Accessible Parking Places, Oregon Transportation Commission (OTC) (2023); 
https://www.oregon.gov/odot/ada/technical/ADA_Standards-Accessible-Parking.pdf 
Oregon Revised Statutes (ORS), section 447.233. 
https://www.oregonlegislature.gov/bills_laws/ors/ors447.html 

 

OSSC  Chapter 11  Accessibility, Section 1102  Compliance 

OSSC 1102.1 Design.  Buildings and facilities shall be designed and constructed to be accessible in 
accordance with this code and ICC A117.1, as detailed in this chapter. 

OSSC 202 Definitions: FACILITY. All or any portion of buildings, structures, site improvements, 
elements and pedestrian or vehicular routes located on a site.  

1102.1.2.7 Parking spaces 

ICC A117.1 Sections 502.5, 502.6, 502.10 and 502.11 are adopted. The remaining provisions of ICC 
A117.1 Section 502 are deleted.  Accessible parking spaces, dimensions, markings and signs shall 
be designed in compliance with the Standards for Accessible Parking Places set forth by the Oregon 
Transportation Commission.  See ORS 447.233. 

Please see the analysis below for each applicable section of ICC A117.1. 
 

502.5 Floor surfaces. Parking spaces and access aisles shall comply with Section 302 and have 
surface slopes not steeper than 1:48. Access aisles shall be at the same level as the parking spaces 
they serve. 
 

Findings of Fact 
Longitudinal slope and cross slope are compliant. The access aisle surface and parking space surface 
are faired to a common gutter, with no abrupt vertical change.   

 

302.1 General.Floor surfaces shall be stable, firm, and slip resistant. 
 

Findings of Fact 
Floor surfaces are comprised of asphalt and concrete with a non-slip broom finish. 
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303.2 Vertical.Changes in level of 1/4 inch maximum in height shall be permitted to be vertical. 

303.3 Beveled.Changes in level greater than 1/4 inch in height and not more than 1/2 inch 
maximum in height shall be beveled with a slope not steeper than 1:2. 

 

Findings of Fact 
The upper edge of the existing perpendicular curb ramp, which connects the access aisle to the public 
sidewalk, is approximately ½” to ¾” out of vertical alignment with the surface of the sidewalk.  The 
vertical difference would be ground fair.    

 
502.6 Vertical clearance.A vertical clearance of 98 inches minimum shall be provided at the 
following locations:• Parking spaces for vans• The access aisles serving parking spaces for 
vans.• The vehicular routes serving parking spaces for vans. 

Findings of Fact 
There are no encroachments into the areas of prescribed vertical clearance. 

 

STANDARDS FOR ACCESSIBLE PARKING PLACES, OREGON TRANSPORTATION 
COMMISSION (2023) 

 

1.0 – Parking Lot Layouts 

 

 An accessible parking space shall be at least 9’ wide with an adjacent access aisle at least 
6’ wide.  The access aisle shall be at least 8’ wide for an accessible parking space designated 
as “van-accessible.” 

 Per ORS 447.233(2)(b), "A van accessible parking space shall be at least nine feet wide and 
shall have an adjacent access aisle that is at least eight feet wide." 

 

Findings of Fact  
The state building code (OSSC 1102.1) defers to ICC A117.1.  The geometry of the existing access 
aisle is compliant with ICC ANSI A117.1 Standard for Accessible and Usable Buildings and Facilities 
(rev. May 2024): 
 

502.9.1 Wide sidewalks. 

Where the width of the adjacent sidewalk or available right-of-way exceeds 14 feet, an access aisle 
60 inches wide minimum shall be provided at street level the full length of the parking space and 
shall connect to a pedestrian access route. The access aisle shall comply with Section 502.4 and 
shall not encroach on vehicular travel lanes. 

502.4 Access aisle. 

Car and van parking spaces shall have an adjacent access aisle complying with Section 502.4. 
502.4.1 Location. 

Access aisles shall adjoin an accessible route. 
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502.4.2 Width. 

Access aisles serving car and van parking spaces shall be 60 inches minimum in width. 

502.4.3 Length. 

Access aisles shall extend the full length of the parking spaces they serve. 

502.4.4 Marking. 

Access aisles shall be marked so as to discourage parking in them. Where access aisles are marked 
with lines, the width measurements of access aisles and adjacent parking spaces shall be made from 
the centerline of the markings. 

 
Findings of Fact 
Proposed pavement markings would delineate the existing seven (7) foot wide access aisle and an 
adjacent nine (9) by 20 foot van-accessible parking space.  Pavement markings would be as specified 
per 2.0 below, and would discourage parking in the access aisle.   

 

2.0 – Pavement Markings 

 Each accessible parking space shall have a pavement marking stencil [International Symbol 
of Accessibility].  

 Pavement markings and stencils are required to be white and should be retroreflective.  

 The use of blue curb and blue background on pavement marking stencils is optional. 

 The symbol for the pavement marking stencil is the international symbol of access as shown 
in the Standard Highway Signs book published by the Federal Highway Administration 
(FHWA). 

 Pavement marking stencil for facilities not on the state highway right of way shall be of the 
following dimensions. 

 28” height 

 24” width 

 3” stripe width 

 Each access aisle shall have a “No Parking” pavement marking with 12”-high letters. 
 

Findings of Fact 
The access aisle and parking space would be cleaned and painted per the above specifications. 

 

3.0 – Sign Design 

 Each accessible parking space shall have the appropriate sign(s) as required below.  

 All signs are required to be retroreflective. 

 Sign No. R7-8 – This is the standard sign used to designate accessible parking spaces. All 
accessible parking spaces shall have this sign. 
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 Sign No. R7-8P – The “VAN ACCESSIBLE” sign is used with R7-8 sign to designate those 
accessible parking spaces that have a minimum 8’ wide access aisle.  Any vehicle with a 
DMV disabled permit can use van-accessible spaces. 

 Sign No. OR7-9 – The “ACCESS AISLE NO PARKING” sign is installed in areas where the 
“No Parking” pavement marking stencil may not be visible regularly due to snow or sand.   

 

Findings of Fact 
Sign #R7-8 is properly installed on a post. Sign #R7-8P would be added, per the specification below. 

 

4.0 – Sign Mounting 

 Post-mounted signs shall be installed with a vertical clearance of 7’ (±3”) between the 
bottom of the sign to the ground line.  If more than one sign is required for an accessible 
parking space, all signs shall be mounted on a single post except for the “ACCESS AISLE 
NO PARKING” and arrow signs.  

 
Findings of Fact 
The existing signpost has a vertical clearance of 89” to the bottom of R7-8.  An adjustment of the existing 
sign would accommodate the addition of a 9” tall (R7-8P) sign while maintaining compliant clearance 
(84” ±3”) - above the ground.  
 

OSSC 1104  ACCESSIBLE ROUTE 
 
1104.1 Site arrival points.At least one accessible route within the site shall be provided from public 
transportation stops, accessible parking, accessible passenger loading zones, and public streets or 
sidewalks to the accessible building entrance served. 

1104.2 Within a site.At least one accessible route shall connect accessible buildings, accessible 
facilities, accessible elements and accessible spaces that are on the same site. 

1104.3 Connected spaces.Where a building or portion of a building is required to be accessible, at 
least one accessible route shall be provided to each portion of the building, to accessible building 
entrances connecting accessible pedestrian walkways and to the public way. 

 
Findings of Fact 
The proposed site plan provides two accessible routes from entry points on both A Street and First 
Street (see Figure 2 above). Access from A Street is accomplished through a ramping system to over 
an approximately 3 foot grade difference between the A Street sidewalk and the finished floor elevation 
of the building and outdoor dining area.  
Access from the First Street entrance to outdoor dining area and main building entrance is more direct, 
because the grade change between the First Street sidewalk at the entry is much less steep. An ADA 
compliant parking space on First Street is located approximately 50 feet from the First Street public 
entrance.  
Once inside the site, all areas, with the exception of the storage building and stage at the south end of 
the site, are accessible. 
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OSSC 1106  PARKING AND PASSENGER LOADING FACILITIES 

 
1106.1 General.Parking shall comply with ORS 447.233 and Sections 1106.2 through 
1106.9.  Passenger loading zones shall comply with Section 1106.10.1106.7 Location. Accessible 
parking spaces shall be located on the shortest practical accessible route of travel from adjacent 
parking to an accessible building entrance. 

Findings of Fact 
A curb ramp six (6) feet wide and seven feet long will connect the ADA parking space on First Street 
and access aisle to the public sidewalk. From that point, a guest would travel approximately 50 feet to 
reach the public entrance on First Street. Given site constraints (primarily grades and the location of 
the existing building), this is route constitutes the shortest accessible route practical. 
 

1106.8 Surfaces and identification of parking spaces. 
Findings of Fact 
First Street is surfaced with asphalt; existing sidewalks and new/retrofitted sidewalks and landings will 
be concrete. Internal circulation routes will be concrete or closefitting pavers. 

 
1106.8.1 General.Accessible car and van parking spaces shall comply with the surface requirements 
of ICC ANSI A117.1, Section 502.5.  Accessible parking spaces, dimensions, markings and signs 
shall be designed in compliance with the Standards for Accessible Parking Places set forth by the 
Oregon Transportation Commission. 

Please see discussion above per relevant sections of ICC A117.1 and Standards for Accessible Parking 
Places, Oregon Transportation Commission. 

 
Conclusions of Law 
Based on the findings above, it can be concluded that the proposed redevelopment complies with AMC 
§18.4.3.050, which requires the provision of at least one accessible parking space, subject to the 
following conditions applicable to the existing ADA parking space on First St:  
1. Grind fair  the existing  
2. Clean and repaint in compliance with specification “2.0 Pavement Markings” per   
     “Standards for Accessible Parling Places,” Oregon Transportation Commission (2023); and 
3.  Install sign #R7-8P on existing post, with above-ground clearance of 84” ±3”.  
 

18.4.3.090   Pedestrian Access and Circulation 

   https://ashland.municipal.codes/LandUse/18.4.3.090 

 

B.  Standards. Development subject to this chapter, except single-family dwellings on individual 
lots, accessory residential units, duplexes, and associated accessory structures, shall conform to 
the following standards for pedestrian access and circulation: 

1.  Continuous Walkway System. Extend the walkway system throughout the development site and 
connect to all future phases of development, and to existing or planned off-site adjacent 
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sidewalks, trails, parks, and common open space areas to the greatest extent practicable. The 
developer may also be required to connect or stub walkway(s) to adjacent streets and to private 
property for this purpose. 

2.  Safe, Direct, and Convenient. Provide safe, reasonably direct, and convenient walkway 
connections between primary building entrances and all adjacent streets. For the purposes of 
this section, the following definitions apply: 

a.  Reasonably Direct. A route that does not deviate unnecessarily from a straight line or a route 
that does not involve a significant amount of out-of-direction travel for likely users. 

b.  Safe and Convenient. Reasonably free from hazards and provides a reasonably direct means 
of walking between destinations. 

c.  Primary Entrance. For a non-residential building, the main public entrance to the building. 
In the case where no public entrance exists, street connections shall be provided to the main 
employee entrance. 

d.  Primary Entrance. For a residential building, the front door (i.e., facing the street). For 
multifamily buildings and mixed-use buildings where not all dwelling units have an 
individual exterior entrance, the “primary entrance” may be a lobby, courtyard, or 
breezeway serving as a common entrance for more than one dwelling. 

3.  Connections within Development. Walkways within developments shall provide connections 
meeting all of the following requirements as illustrated in Figures 18.4.3.090.B.3.a and 
18.4.3.090.B.3.b:  

a.  Connect all building entrances to one another to the extent practicable. 

b.  Connect on-site parking areas, common and public open spaces, and common areas, and 
connect off-site adjacent uses to the site to the extent practicable. Topographic or existing 
development constraints may be cause for not making certain walkway connections. 

4.  Walkway Design and Construction. Walkways shall conform to all of the following standards as 
illustrated in Figures 18.4.3.090.B.3.a and 18.4.3.090.B.3.b. For transportation improvement 
requirements, refer to chapter 18.4.6, Public Facilities. 

c. Walkway Surface and Width. Walkway surfaces shall be concrete, asphalt, brick/masonry 
pavers, or other durable surface, and at least five feet wide. Multi-use paths (i.e., for bicycles 
and pedestrians) shall be concrete or asphalt, and at least ten feet wide, in accordance with 
section 18.4.6.040, Street Design Standards. 

d.  Accessible Routes. Walkways shall comply with applicable Americans with Disabilities Act 
(ADA) and State of Oregon requirements. The ends of all raised walkways, where the 
walkway intersects a driveway or street, shall provide ramps that are ADA accessible, and 
walkways shall provide direct routes to primary building entrances. 

e.  Lighting. Lighting shall comply with section 18.4.4.050.  

 

Findings of Fact 
As discussed above regarding accessibility, the site provides a continuous “walkway system” 
throughout its entirety, connecting the main building with outdoor dining areas and amenities (see 
Figure 2). The internal pedestrian circulation system is connected directly to public sidewalks on First 
and A Streets by architecturally prominent entryways. The A Street entrance is proposed to be the 
“primary entrance” to the site (see discussion above regarding exception to AMC 18.4.2.040.B.1.c). 
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With the exception of the stage and surrounding seating, storage building, and trash enclosure at the 
extreme south end of the site, all outdoor dining and indoor dining spaces are proposed to be 
accessible. 
Conclusions of Law 
Based on the findings above, it can be concluded that the proposed redevelopment complies with the 
requirements of AMC §18.4.3.090 Pedestrian Access and Circulation. 

 
18.4.4.030   LANDSCAPING, LIGHTING, AND SCREENING 
  https://ashland.municipal.codes/LandUse/18.4.4 
 
AMC 18.4.4.030.B establishes minimum landscaping standards for development depending on 
applicable zone. According to Table 18.2.6.030, 15% of a development in the E-1 zone must be 
landscaped. 
 

 
 

Figure 3: Site areas by surface types. Reproduced from “City of Ashland Hydraulic Calculations On-Site 
Stormwater Facilities”, dated February 18, 2026, Figure 1. 

 
Findings of Fact 
Different surface area types are depicted in Figure 3. Landscaping, shown in bright green, will consist 
of raised planting beds and other landscaping elements. Stormwater facilities are also planting beds, 
but designed and engineered to manage stormwater runoff. As shown in the following table, a minimum 
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of 1,830 square feet of landscape area is required for a development site with a total area of 12,200 
square feet; 2,654 square feet is proposed, exceeding the minimum by 40%.  

Area Type Area Description 

Area 
Coverage 
(Square 

Feet) 

Percent of 
Total Site 

Area 

Landscaping Planting beds 1,535 13% 
Pervious Hardscape Pervious paver 561 5% 
Stormwater Facilities Planting beds 468 4% 
Misc.   65 1% 

Existing Impervious to 
Remain 

Buildings, 
structural 
features, 
pavements 2,841 23% 

New & Replaced 
Impervious 

Buildings & new 
pavements, 
structural features 6,730 55% 

 Totals 12,200 100% 
Minimum Code Required  
Landscaped Area  1,830   
Proposed 2,564   
Difference 734   
% Difference 40%   

 
Table 1: Site Areas by Surface Types 

Conclusions of Law 
Based on the findings above, it can be concluded that the proposed redevelopment complies with the 
requirements of AMC §18.4.4.030.B.  

 
E.   Street Trees. The purpose of street trees is to form a deciduous canopy over the street. 

The same effect is also desired in parking lots and internal circulation streets; rows of 
street trees should be included in these areas where feasible. 

All development fronting on public or private streets shall be required to plant street trees 
in accordance with the following standards and chosen from the 
recommended list of street trees. 

1.  Location of Street Trees. Street trees shall be located in the designated planting strip 
or street tree wells between the curb and sidewalk, or behind the sidewalk in 
cases where a planting strip or tree wells are or will not be in place. Street 
trees shall include irrigation, root barriers, and generally conform to the 
standards established by the Community Development Department. 

2.  Spacing and Placement of Street Trees. All street tree spacing may be made subject 
to special site conditions that may, for reasons such as safety, affect the 
decision. Any such proposed special condition shall be subject to the Staff 
Advisor’s review and approval. The placement, spacing, and pruning of street 
trees shall meet all of the following requirements: 
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a.  Street trees shall be placed at the rate of one tree for every 30 feet of street 
frontage. Trees shall be evenly spaced, with variations to the spacing 
permitted for specific site limitations, such as driveway approaches. 

b.  Street trees shall not be planted closer than 25 feet from the curb line of 
intersections of streets or alleys, and not closer than ten feet from private 
driveways (measured at the back edge of the sidewalk), fire hydrants, or utility 
poles. 

c.  Street trees shall not be planted closer than 20 feet to light standards. 
Except for public safety, no new light standard location shall be positioned 
closer than ten feet to any existing street tree, and preferably such locations 
will be at least 20 feet distant. 

d.  Street trees shall not be planted closer than two and one-half feet from the 
face of the curb. Street trees shall not be planted within two feet of any 
permanent hard surface paving or walkway. Sidewalk cuts in concrete for 
trees, or tree wells, shall be at least 25 square feet; however, larger cuts are 
encouraged because they allow additional air and water into the root system 
and add to the health of the tree. Tree wells shall be covered by tree grates in 
accordance with City specifications. 

e.  Street trees planted under or near power lines shall be selected so as to not 
conflict with power lines at maturity. 

 f.  Existing trees may be used as street trees if there will be no damage from 
the development which will kill or weaken the tree. Sidewalks of variable 
width and elevation, where approved pursuant to section 18.4.6.040, Street 
Design Standards, may be utilized to save existing street trees, subject to 
approval by the Staff Advisor. 

Findings of Fact 
There are four existing street trees along First Street, planted at intervals of 20 and 50 feet. The trees 
are proposed to be retained, and are identified for protection during construction on landscaping sheet 
L0.2. 
There are currently no street trees planted along A Street. Several larger bushes (photinia and a laurel) 
are proposed to be removed at the northeast and northwest corners of the site, along with a box elder 
that is in poor condition. Given the existing condition (the relatively narrow sidewalk) and location of the 
building addition and retaining walls, Applicant proposes to three (3) paperbark maples to be planted 
on site, behind the A Street sidewalk, at the northwest and northeast corners of the site. Proposed 
spacing of the first two trees will exceed the 30 foot standard; the third will not. Given the proposed 
design of the building addition and site and building access, which are required by other parts of the 
AMC, the proposed locations are optimal. 
Conclusions of Law 
It can be concluded that given existing conditions and the necessary placement of proposed site 
improvements, the proposed site plan meets the requirements of AMC 18.4.4.030.E. 

 

G.   Other Screening Requirements. Screening is required for refuse and recycle containers, 
outdoor storage areas, loading and service corridors, mechanical equipment, and the City 
may require screening in other situations, pursuant with the requirements of this 
ordinance. 



 

34 of 37 

1.  Recycle and Refuse Container Screen. Recycle and refuse containers or disposal 
areas shall be screened by placement of a solid wood fence or masonry wall 
five to eight feet in height to limit the view from adjacent properties or public 
rights-of-way. All recycle and refuse materials shall be contained within the 
screened area. 

Findings of Fact 
As depicted on Sheet 7 of the Architectural Plan accompanying this Application, the refuse area, which 
is internal to the site, is screened by a metal framed sliding gate with wooden slats. 
Conclusions of Law 
It can be concluded that the proposed site plan meets the requirements of AMC 18.4.4.030.G.1. 
 

4.  Mechanical Equipment. Mechanical equipment shall be screened by placement of 
features at least equal in height to the equipment to limit view from public 
rights-of-way, except alleys, and adjacent residentially zoned property. 
Mechanical equipment meeting the requirements of this section satisfy the 
screening requirements in subsection 18.5.2.020.C.4. 

a.  Roof-Mounted Equipment. Screening for roof-mounted equipment shall be 
constructed of materials used in the building’s exterior construction and 
include features such as a parapet, wall, or other sight-blocking features. Roof-
mounted solar collection devices are exempt from this requirement pursuant to 
subsection 18.5.2.020.C.4. 

Findings of Fact 
As depicted on Sheet 5 of the Architectural Plan accompanying this Application, rooftop mechanical 
equipment will be screened by an approximately four foot tall, “weathered metal” screen. 
Conclusions of Law 
It can be concluded that the proposed site plan meets the requirements of AMC 18.4.4.030.G.4.a. 
 

H.   Irrigation. Irrigation systems shall be installed to ensure landscape success. If a 
landscape area is proposed without irrigation, a landscape professional shall certify the 
area can be maintained and survive without artificial irrigation. Irrigation plans are 
reviewed through a ministerial process at the time of building permit submittals. 

I.   Water Conserving Landscaping. Water has always been a scarce, valuable resource in 
the Western United States. In the Rogue Valley, winter rains give way to a dry season 
spanning five to seven months. Lack of water during the dry summer season was a major 
problem facing early settlers. Their creative solutions greatly altered the development of 
this region. Talent Irrigation District’s and other district’s reservoirs and many miles of 
reticulating canals are an engineering marvel. 

Findings of Fact 
Landscaping is proposed to be irrigated (see Landscaping Plan sheet L3.1). 
A planting schedule is provided with the Landscaping Plan (see sheet L2.1). Aside from restoration of 
existing lawn on the edge of the west side of the site, no additional turfgrass areas are proposed. 
Proposed plantings include various grasses, shrubs, and ornamental and shade trees. General notes 
are provided for bed preparation. Plantings were selected in part to comply with the standards of this 
section of the AMC. 
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Conclusions of Law 
It can be concluded that the proposed site plan meets the requirements of AMC 18.4.4.030.H and I. 
 

18.4.4.050 Outdoor Lighting 
This section of the AMC establishes standards for outdoor lighting for development proposals subject 
to all levels of review, including Type I.  
Findings of Fact 
A site specific lighting plan was not included with this Application.  
Conclusions of Law 
It can be concluded that the proposed site plan can be made to comply with the requirements of AMC 
18.4.4.050 with a condition of approval requiring submittal and staff approval of a lighting prior to 
issuance of permits for vertical construction. 

 
18.4.4.060 FENCES 
  https://ashland.municipal.codes/LandUse/18.4.4.060 
 
Findings of Fact 
Existing chain-link fencing would be removed.  Alley fencing would be replaced as described above in 
section 18.4.2.040.C.3.a.  
Perimeter fencing would be replaced by an artisan-crafted durable metal fence (Architectural Plans, 
sheet A303, detail 2).  The fence will have an average total height of 7’ 9” from average grade along 
First Street, which slopes downward from south to north. Steel wire, forming a 4” X 4” grid, will fill space 
between tubular steel posts and framing. The upper +/- 20% of the vertical space will be open except 
for two vertical posts that divide the space into thirds. The entire vertical plane is open except for frame 
and wire grid infill elements, allowing complete visibility of the interior outdoor dining area from First 
Street. This allows for the outdoor area to be secured during off business hours, enables patron access 
management during business hours, and activates the First Street frontage.  
Fencing on A Street will continue this design, but is mounted atop a 3’ 8” concrete retaining wall that is 
necessary to address the grade difference between the finished floor elevation of the building and 
outdoor dining area and the existing grade of top of sidewalk on A Street. The fence itself will be 3’ 11” 
from the top of the concrete retaining wall to the top of the frame. Like the First Street fence, the space 
inside the frame will be filled with steel wire on a 4” X 4” grid pattern, enable nearly 100% transparency.  
The concrete retaining wall, it should be further noted, has been designed to create a 15’ foot clear 
vision triangle at the corner of First and A Streets. This will provide northbound drivers on First Street 
with improved ability to see westbound pedestrians, bicyclists, and vehicles on A Street. 
Conclusions of Law 
It can be found that the proposed development complies with the standards of AMC 18.4.4.060. 

 
 
18.4.5   TREE PRESERVATION AND PROTECTION 
  https://ashland.municipal.codes/LandUse/18.4.5 
 
Findings of Fact 
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Existing trees will be protected, as shown on Landscaping Sheet L0.2, except for two trees:  

 Tree #4318, a box elder, would be removed due to disease and resulting damage, subject to “Tree 
Removal Permit” per Type 1 review.    

 Tree #5005, another box elder, would be removed due to improper location (suppression of vigor 
from shady location, ladder fuel hazard due to flammability of species and proximity to subject 
building and neighboring building, and potential damage to foundations), subject to “Tree Removal 
Permit” per Type 1 review.    

Conclusions of Law 
Based on the findings above, it can be concluded that the proposed redevelopment complies with the 
requirements of AMC §18.4.5 Tree Preservation and Protection. 

 

18.4.6.070  Sanitary and Water Service Improvements 

  https://ashland.municipal.codes/LandUse/18.4.6.070 
 
Findings of Fact 
Existing public water distribution facilities and public sanitary sewer collection facilities are adequate to 
serve the proposed redevelopment. 
Existing and proposed water and sanitary sewer connection locations and sizes are detailed in the civil 
plans (Civil Engineering sheet C2.0). 
Conclusions of Law 
With City approval of final construction engineering design, it can be concluded that the proposed 
redevelopment complies with the requirements of AMC §18.4.6.070 – Sanitary Sewer and Water 
Service Improvements. 

 
18.4.6.080   Storm Drainage and Surface Water Management Facilities 

A.  Storm Drainage Plan Approval. Development permits for storm drainage and 
surface water management plans must be approved by the City Engineer and Building 
Official. 
https://ashland.municipal.codes/LandUse/18.4.6.080 

 

Findings of Fact 
A complete “City of Ashland Hydraulic Calculations, On-Site Stormwater Facilities” report and draft 
Stormwater Faciliteis Operation and Maintenance Manual has been submitted with this Application for 
review by the City of Ashland. The report finds that “the project will develop/redevelop less than 10,000 
sf of impervious surface, with no increase in runoff as compared to existing conditions.” It continues, 
“Per the Rogue Valley Stormwater Quality Design Manual (2025 revisions), the project is required to 
provide stormwater treatment with no additional retention or detention requirements.”5 
Treatment of stormwater runoff is addressed with two stormwater treatment planters located at the north 
(downgradient) end of the property. The planters also provide landscaping for the site. 
Conclusions of Law 

 
5 Ibid., p. 1 
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With City approval of final construction engineering design, it can be concluded that the proposed 
redevelopment complies with the requirements of AMC §18.4.6.080. 
 
18.4.7   SIGNS 
  https://ashland.municipal.codes/LandUse/18.4.7 
 
Findings of Fact 
No final design for signage has been submitted with this Application. 
Conclusions of Law 
Applicant will apply separately for sign permits. 
 
 

 
 
 
 
 
 
 

***** 
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