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ASHLAND PLANNING COMMISSION 
REGULAR MEETING AGENDA 

Tuesday, March 10, 2026   
Note:  Anyone wishing to speak at any Planning Commission meeting is encouraged to do so.  If you 

wish to speak, please rise and, after you have been recognized by the Chair, give your name and 
complete address for the record.  You will then be allowed to speak.  Please note the public testimony 

may be limited by the Chair.  
  

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

II. ANNOUNCEMENTS  
  1. Staff Announcements 

2. Advisory Committee Liaison Reports 

III. CONSENT AGENDA  
  Approval of Minutes 

1. February 24, 2026 Special Meeting Minutes 

IV. PUBLIC FORUM  
  Note: To speak to an agenda item in person you must fill out a speaker request form at the meeting 

and will then be recognized by the Chair to provide your public testimony. Written testimony can be 
submitted in advance or in person at the meeting. If you wish to discuss an agenda item 
electronically, please contact PC-public-testimony@ashland.or.us by 10:00 a.m. on March 10, 
2026 to register to participate via Zoom. If you are interested in watching the meeting via Zoom, 
please utilize the following link: https://zoom.us/j/98953674106  

V. TYPE II PUBLIC HEARINGS  
  PLANNING ACTION:     PA-T2-2026-00066 

SUBJECT PROPERTY: a portion of Tax lot 8600 of map 39-1E-04-AD 
APPLICANT:                  Rogue Planning & Development Services, LLC 
OWNER:                        CT Properties, LLC 
DESCRIPTION:             A request for concurrent outline plan and final plan approval for a 
Performance Standards Option (PSO) Subdivision to divide ‘Area 7’ into four new lots. The 
application also includes a request for residential Site Design Review approval, and the removal of a 
single non-hazard tree. COMPREHENSIVE PLAN DESIGNATION: North Mountain Plan; ZONING: 
NM-MF; MAP: 39-1E-04-AD; TAX LOT: 8600 

VI. OPEN DISCUSSION  

VII. ADJOURNMENT  
  Next Meeting Date: March 24, 2026 
  
 
 Next Meeting Date: 
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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In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please email 
planning@ashland.or.us. Notification 72 hours prior to the meeting will enable the City to make reasonable arrangements to 
ensure accessibility to the meeting (28 CFR 35.102-35.104 ADA Title 1). 

 

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

February 24, 2026 
 SPECIAL MEETING 

DRAFT Minutes  
 

I. CALL TO ORDER:   
Chair Verner called the meeting to order at 7:00 p.m. at the Civic Center Council Chambers, 1175 E. 
Main Street.  

 
Commissioners Present:        Staff Present:                
Lisa Verner                Brandon Goldman, Community Development Director 
Eric Herron                       Derek Severson, Planning Supervisor  
Kerry KenCairn         Michael Sullivan, Executive Assistant   
Russell Phillips                       
John Maher           
Jay Lininger 
                                                              
Absent Members:         Council Liaison:      
Susan MacCracken Jain                     Jeff Dahle  
 
 

II. ANNOUNCEMENTS  
1. Staff Announcements – None  

 
2. Advisory Committee Liaison Reports – None  

 
 

III. CONSENT AGENDA  
Approval of Minutes 
   1.    February 10, 2026 Regular Meeting Minutes   
 

Commissioners Maher/Lininger m/s to approve the consent agenda as presented. Commissioner 
KenCairn abstained from voting due to her absence from the February 10th meeting. Voice Vote: All 
AYES. Motion Passed 5-0.  
 
 

IV. PUBLIC FORUM – None  
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In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please email 
planning@ashland.or.us. Notification 72 hours prior to the meeting will enable the City to make reasonable arrangements to 
ensure accessibility to the meeting (28 CFR 35.102-35.104 ADA Title 1). 

 

IV. UNFINISHED BUSINESS 
Approval for Findings for PA-T2-2025-00065, 431 North Main Street 

 
Chair Verner noted that staff had sent out revised findings for approval (see attachment #1).  
 
Ex Parte Contact 
No ex parte contact was disclosed. 
 
Decision 
Commissioners Phillips/Herron m/s to approve the findings as presented and amended by staff. 
Commissioner KenCairn abstained from voting due to her absence from the February 10th 
meeting. Roll Call Vote: Commissioners Phillips, Maher, Herron, Lininger, Verner: AYE. Motion 
passed 5-0.   
 
 

V. DISCUSSION ITEMS  
Oregon Legislative Updates Discussion  

 
Community Development Director Brandon Goldman briefly outlined recent state legislation, 
specifically Senate Bill 974 and House Bill 2138, and the impacts these bills would have on Ashland Land 
Use (see attachment #2). Mr. Goldman detailed how Senate Bill 974 changes how certain residential 
application and engineering plans are reviewed, requiring administrative decisions first, with hearings 
before the Planning Commission only in the event of an appeal. House Bill 2138 expands and clarifies 
middle housing, land divisions, and single-room occupancy housing, with several future code 
compliance deadlines. 
 
Planning Supervisor Derek Severson detailed the Oregon Housing Needs Analysis (OHNA) as a 
statewide methodology for estimating regional housing needs, establishing local housing production 
targets, and how these targets will impact future housing development in the City (see attachment 
#3). 
 
The Commission discussed how Senate Bill 974 and House Bill 2138 will impact land use, as well as City 
staff and the Commission’s role in project review. Mr. Goldman stated that staff will bring specific code 
amendments to the Commission for public hearings in the near future.  

 
VI. OTHER BUSINESS  

Election of Planning Commission Officers  
 
Commissioners KenCairn/Lininger m/s to maintain Commissioner Verner as Chair and 
Commissioner KenCairn as Vice-Chair. 
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In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please email 
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Discussion: Commissioner Maher stated his intention of nominating Commissioner Phillips as Vice-
Chair. 
Commissioner KenCairn withdrew her motion.  
 
Commissioners Maher/Herron m/s to maintain Commissioner Verner as Chair and to nominate 
Commissioner Phillips as Vice-Chair. Voice Vote: Commissioners Maher, Phillips, Herron, 
KenCairn, Lininger, and Verner: AYE. Motion passed 6-0.  
 
 

VII. OPEN DISCUSSION – None  
 
 
VIII. ADJOURNMENT   
Meeting adjourned at 7:56 p.m. 
 
Submitted by, 
Michael Sullivan, Executive Assistant      
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ATTENTION 
_________________________________

For attachments to February 24, 
2026 Meeting Minutes, please use 

the link below:

https://ashlandor.portal.civicclerk.com/event/473/files/agenda/2089
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TYPE II PUBLIC HEARING
_________________________________ 

PA-T2-2025-00066, 
Kestrel Park Area 7, 

a portion of Tax Lot 8600
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COMMUNITY DEVELOPMENT DEPARTMENT  
51 Winburn Way Tel: 541.488.5305  
Ashland, Oregon 97520 Fax:  541.552.2050         
ashland.or.us TTY:  800.735.2900                                                                                                                                                                         
 

NOTICE OF PUBLIC HEARING 
 

PLANNING ACTION: PA-T2-2026-00066 
SUBJECT PROPERTY: a portion of Tax lot 8600 of map 39-1E-04-AD 
APPLICANT:  Rogue Planning & Development Services, LLC 
OWNER:  CT Properties, LLC 
DESCRIPTION:   A request for concurrent outline plan and final plan approval for a Performance Standards Option 
(PSO) Subdivision to divide ‘Area 7’ into four new lots. The application also includes a request for residential Site Design 
Review approval, and the removal of a single non-hazard tree. 
COMPREHENSIVE PLAN DESIGNATION: North Mountain Plan; ZONING: NM-MF; 
MAP: 39-1E-04-AD; TAX LOT: 8600 
 
ASHLAND PLANNING COMMISSION MEETING: Tuesday March 10, 2026 at 7:00 PM, Ashland Civic Center, 
1175 East Main Street 
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OUTLINE PLAN SUBDIVISION APPROVAL (AMC 18.3.9.040.A.3) 
Approval Criteria for Outline Plan. The Planning Commission shall approve the outline plan when it finds all of the following criteria have 
been met. 
 
a. The development meets all applicable ordinance requirements of the City. 
b. Adequate key City facilities can be provided including water, sewer, paved access to and through the development, electricity, urban storm drainage, 

police and fire protection, and adequate transportation; and that the development will not cause a City facility to operate beyond capacity. 
c. The existing and natural features of the land; such as wetlands, floodplain corridors, ponds, large trees, rock outcroppings, etc., have been identified 

in the plan of the development and significant features have been included in the open space, common areas, and unbuildable areas. 
d. The development of the land will not prevent adjacent land from being developed for the uses shown in the Comprehensive Plan. 
e. There are adequate provisions for the maintenance of open space and common areas, if required or provided, and that if developments are done in 

phases that the early phases have the same or higher ratio of amenities as proposed in the entire project. 
f. The proposed density meets the base and bonus density standards established under this chapter. 
g. The development complies with the Street Standards. 
h.  The proposed development meets the common open space standards established under section 18.4.4.070. Common open space requirements may 

be satisfied by public open space in accordance with section 18.4.4.070 if approved by the City of Ashland. 
 
 
APPROVAL CRITERIA FOR FINAL PLAN 
18.3.9.040.B.5 
 
Final Plan approval shall be granted upon finding of substantial conformance with the Outline Plan. This substantial conformance provision is intended solely 
to facilitate the minor modifications from one planning step to another. Substantial conformance shall exist when comparison of the 

Notice is hereby given that a PUBLIC HEARING on the following request with respect to the ASHLAND LAND USE 
ORDINANCE will be held before the ASHLAND PLANNING COMMISSION on meeting date shown above. The meeting will be 
at the ASHLAND CIVIC CENTER, 1175 East Main Street, Ashland, Oregon. 
 
A copy of the application, including all documents, evidence and applicable criteria are available online at “What’s Happening 
in my City” at https://gis.ashland.or.us/developmentproposals/. Copies of application materials will be provided at reasonable 
cost, if requested.  Application materials may be requested to be reviewed in-person at the Ashland Community Development 
& Engineering Services Building, 51 Winburn Way, via a pre-arranged appointment by calling (541) 488-5305 or emailing 
planning@ashland.or.us.  
 
The ordinance criteria applicable to this application are attached to this notice. Oregon law states that failure to raise an 
objection concerning this application, either in person or by letter, or failure to provide sufficient specificity to afford the decision 
maker an opportunity to respond to the issue, precludes your right of appeal to the Land Use Board of Appeals (LUBA) on that 
issue.  Failure to specify which ordinance criterion the objection is based on also precludes your right of appeal to LUBA on 
that criterion. Failure of the applicant to raise constitutional or other issues relating to proposed conditions of approval with 
sufficient specificity to allow this Commission to respond to the issue precludes an action for damages in circuit court. 
 
During the Public Hearing, the Chair shall allow testimony from the applicant and those in attendance concerning this request. 
The Chair shall have the right to limit the length of testimony and require that comments be restricted to the applicable criteria. 
Unless there is a continuance, if a participant so requests before the conclusion of the hearing, the record shall remain open 
for at least seven days after the hearing.  
 
If you have questions or comments concerning this request, please feel free to contact Aaron Anderson at 541-488-5305 or 
planning@ashland.or.us.   
 
In compliance with the American with Disabilities Act, if you need special assistance to participate in this meeting, please contact the City 
Administrator’s office at 541-488-6002 (TTY phone number 1-800-735-2900).  Notification 72 hours prior to the meeting will enable the City 
to make reasonable arrangements to ensure accessibility to the meeting. (28 CFR 35.102.-35.104 ADA Title I). 
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outline plan with the final plan meets all of the following criteria. 
a. The number of dwelling units vary no more than ten percent of those shown on the approved outline plan, but in no case shall the number of units exceed 

those permitted in the outline plan. 
b. The yard depths and distances between main buildings vary no more than ten percent of those shown on the approved outline plan, but in no case shall 

these distances be reduced below the minimum established within this Ordinance. 
c. The open spaces vary no more than ten percent of that provided on the outline plan. 
d. The building size does not exceed the building size shown on the outline plan by more than ten percent. 
e. The building elevations and exterior materials are in conformance with the purpose and intent of this ordinance and the approved outline plan. 
f. That the additional standards which resulted in the awarding of bonus points in the outline plan approval have been included in the final plan with 

substantial detail to ensure that the performance level committed to in the outline plan will be achieved.  
g. The development complies with the Street Standards. 
h. Nothing in this section shall limit reduction in the number of dwelling units or increased open space provided that, if this is done for one phase, the 

number of dwelling units shall not be transferred to another phase, nor the open space reduced below that permitted in the outline plan. 
 
 
SITE DESIGN AND USE STANDARDS   
18.5.2.050  
 
The following criteria shall be used to approve or deny an application: 
 
A.  Underlying Zone: The proposal complies with all of the applicable provisions of the underlying zone (part 18.2), including but not limited to: building and 

yard setbacks, lot area and dimensions, density and floor area, lot coverage, building height, building orientation, architecture, and other applicable 
standards.  

B.  Overlay Zones: The proposal complies with applicable overlay zone requirements (part 18.3).  
C.  Site Development and Design Standards: The proposal complies with the applicable Site Development and Design Standards of part 18.4, except as 

provided by subsection E, below.  
D.  City Facilities: The proposal complies with the applicable standards in section 18.4.6 Public Facilities and that adequate capacity of City facilities for water, 

sewer, electricity, urban storm drainage, paved access to and throughout the property and adequate transportation can and will be provided to the subject 
property. 

E. Exception to the Site Development and Design Standards: The approval authority may approve exceptions to the Site Development and Design 
Standards of part 18.4 if the circumstances in either subsection 1 or 2, below, are found to exist. 

 
1. There is a demonstrable difficulty meeting the specific requirements of the Site Development and Design Standards due to a unique or unusual aspect 

of an existing structure or the proposed use of a site; and approval of the exception will not substantially negatively impact adjacent properties; and 
approval of the exception is consistent with the stated purpose of the Site Development and Design; and the exception requested is the minimum 
which would alleviate the difficulty.; or 

2. There is no demonstrable difficulty in meeting the specific requirements, but granting the exception will result in a design that equally or better achieves 
the stated purpose of the Site Development and Design Standards.  

 
 
TREE REMOVAL PERMIT (AMC 18.5.7.040.B)  
 
 Tree That is Not a Hazard. A Tree Removal Permit for a tree that is not a hazard shall be granted if the approval authority finds that the application 

meets all of the following criteria, or can be made to conform through the imposition of conditions. 
 

a. The tree is proposed for removal in order to permit the application to be consistent with other applicable Land Use Ordinance requirements 
and standards, including but not limited to applicable Site Development and Design Standards in part 18.4 and Physical and Environmental 
Constraints in part 18.10. 

b. Removal of the tree will not have a significant negative impact on erosion, soil stability, flow of surface waters, protection of adjacent trees, 
or existing windbreaks. 

c. Removal of the tree will not have a significant negative impact on the tree densities, sizes, canopies, and species diversity within 200 feet of 
the subject property. The City shall grant an exception to this criterion when alternatives to the tree removal have been considered and no 
reasonable alternative exists to allow the property to be used as permitted in the zone.  
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d. Nothing in this section shall require that the residential density to be reduced below the permitted density allowed by the zone. In making 
this determination, the City may consider alternative site plans or placement of structures of alternate landscaping designs that would lessen 
the impact on trees, so long as the alternatives continue to comply with the other provisions of this ordinance.  

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

 
 
NORTH MOUNTAIN NEIGHBORHOOD 
SECTION 18.3.5.030 Site Plan & Architectural Review Procedure 
 
C. Supplemental Approval Criteria. In addition to the criteria for approval required by other sections of this ordinance, applications within the NM district shall 

also meet all of the following criteria. 

1. The application demonstrates conformity to the general design requirements of the North Mountain Neighborhood Plan, including density, 
transportation, building design, and building orientation. 

2. The application complies with the specific design requirements as provided in the North Mountain Neighborhood Design Standards. 

 
 
 
 
  

Total Page Number: 14

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


_________________________________

Staff Report 

Total Page Number: 15



Total Page Number: 16



Planning Action: PA-T2-2026-00066  Ashland Planning Department – Staff Report  
Owner: CT Properties LLC  Page 1 of 14 

ASHLAND PLANNING DEPARTMENT 
STAFF REPORT 

Before the Planning Commission – March 10, 2026 

PLANNING ACTION:  PA-T2-2026-00066 
OWNER:    CT Properties LLC  
APPLICANT:   Rogue Planning & Development Services, LLC 
 
LOCATION:    a portion of Tax Lot 8600 assessor map 39-1E-04-AD 
ZONE DESIGNATION: North Mountain Multi-Family (NM-MF) 
COMP. PLAN DESIGNATION: North Mountain  
 
ORDINANCE REFERENCES: 18.2.4 General Regulations for Base Zones 

18.2.5 Standards for Residential Zones 
18.3.5 North Mountain Neighborhood District 
18.3.9 Performance Standards Overlay 
18.4 Site Development & Design Standards 
18.5.1 General Review Procedures 
18.5.2 Site Design Review 
18.5.3 Land Divisions & Property Line Adjustments 
18.6.1 Definitions 

 
APPLICATION DATE: January 26, 2026 
PUBLIC NOTICE:   February 16, 2026 **22 days prior to hearing** 
MEETING DATE:   March 10, 2026 
 
PROPOSAL: A request for concurrent Outline and Final Plan approval for a four-lot 
Performance Standards Option (PSO) subdivision and a request for residential Site Design 
Review approval to construct three triplex buildings.  The fourth building, a duplex, is not 
subject to Site Design Review. The application also includes a request to remove a single non-
hazard tree. 

The property was created as lot 31 of Kestrel Park Phase II and was reserved for this final phase 
of the Kestrel Park Subdivision. The property is zoned “North Mountain-Multi Family” (NM-
MF) and is regulated by the North Mountain Neighborhood Plan (NMNP). The NMNP is 
codified at Ashland Municipal Code (AMC) 18.3.5 and applies to all properties within the North 
Mountain Neighborhood Plan area (adopted by City Ordinance 2800 in April 1997). 

I. Introduction and Background 

This is the final component of the third phase of the Kestrel Park Subdivision. This phase is the 
culmination of the entire Kestrel Park Subdivision which began in 2018 and we do not attempt to 
provide a complete background and roadmap to all the previous approvals and appeals of the 
prior phases. The staff report prepared for the original outline approval for Phase 3 plan (see PA 
#T2-2024-00054) has an extensive planning history of all previous phases. 
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1) Background 
The subject property is a portion of Lot 31 (of Phase 2) and was reserved for this final phase. The 
previously approved Phase 3 of the subdivision (presently under construction) connects both 
Nandina Street and Patton Lane / Mountain Meadows Drive to create four blocks that have been 
identified previously as areas four, five, six and seven (shown below).  

 

The Residential development for areas four, five, and six as well as the related public 
improvements have all been approved, however the plat has not been recorded yet as the 
construction of those improvements is ongoing. 

As relevant to this application, during the original Outline Plan approval for Phase 3, Area 7’ was 
removed from consideration at the last minute. The design for area seven has been modified and 
now proposed to subdivide ‘Area 7’ into four new lots, with one lot proposed to be developed 
with a duplex and the remaining three lots proposed to be developed with triplexes. 

The reason to refer to this application as ‘Area 7 of Phase 3’ is that, while the subdivision of 
‘Area 7’ is being addressed individually, it is still the applicant’s intent to file a final plat for all 
of Phase 3 together. 

2) Site Description 
The subject property is Tax lot #8600 of Assessor Map 39-1E-04-AD; it does not presently have 
an assigned street address. The application also includes three tax lots owned by the City of 
Ashland; tax lot 4700 a 0.05-acre strip of land along the north, as well as tax lots 7800 & 4900 
which are both ‘street plugs’ to be vacated for street R-O-W. The property was created as lot-31 
of Kestrel Park Phase II and was reserved for this final phase of the Kestrel Park Subdivision. 
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The property is 2.27 acres in size and slopes from east to west at approximately 15% and is 
zoned North Mountain Multi-Family (NM-MF). 

3) Proposal 
The AMC requires that all applications involving the creation of three or more lots in the NMNP 
to be processed in accordance with AMC 18.3.9 the ‘Performance Standards Option and PSO 
Overlay’ chapter (see: AMC 18.3.5.040.K). The proposed PSO subdivision includes a total of 4-
lots for residential development. The application includes a request for Site Design Review 
approval for three multifamily triplexes, with the fourth lot proposed with a duplex. This 
provides a total of 11-dwelling units for all of ‘Area 7’. 

II. Project Proposal – Outline Plan Subdivision and Residential Site Design Review. 

1) Performance Standards Option (PSO) Subdivision – Outline Plan Approval 
The preliminary final plat for all of Phase 3 of the Kestrel Subdivision is shown below. As 
mentioned above, construction of civil improvements is underway, and the present application 
only relates to the subdivision of Area 7* - highlighted in red dashed line below. 

 

The approval criteria for Outline Plan include eight items which are summarized as follows: 
1) The development meets all applicable ordinance requirements of the city. 
2) Adequate key City facilities can be provided including water, sewer, paved access. 

 
* Condition of Approval #2 from PA -T2-2025-00059: “All proposed public improvements including sidewalks, 
curbs, gutters, park rows with irrigated street trees and the alley shall be installed, including surrounding Area 7, 
prior to the recording of final plat. [emphasis added] 
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3) The natural features, such as wetlands and large trees, are included in unbuildable areas. 
4) The development of the land will not prevent adjacent land from being developed. 
5) There are adequate provisions for the maintenance of common open space. 
6) The proposed density meets the base and bonus density standards. 
7) The development complies with the street standards. 
8) The proposed development meets the common open space standards.  

The application includes detailed written responses to each of the approval criteria and design 
standards, and by their reference they are incorporated herein as if set out in full. Next, we 
briefly address each of the approval criteria, and any needed conditions of approval to 
demonstrate compliance with the applicable standards. 

The first approval criterion is that “the development meets all applicable ordinance requirements 
of the city.” This first approval criterion is all-encompassing allowing the Planning Commission 
to address all city standards, even outside of Chapter 18 of the AMC. The application materials 
explain that the proposal utilizes the Performance Standards Option Chapter 18.3.9, and that the 
development demonstrates compliance with the standards from AMC 18.3.9.050 – 18.3.9.080. 
The application materials emphasize that as a Performance Standards Options proposal, the 
application is not required to meet the minimum lot size, lot width, lot depth or setback standards 
of part 18.2. With the application materials fully considered staff concluded that findings can be 
made that all applicable ordinance requirements will be met. 

The second approval criterion is that “adequate key City facilities can be provided including 
water, sewer, paved access.” Staff reiterates that this is a portion of the third phase of the Kestrel 
Park Subdivision and that all city facilities were sized with the capacity for this phase in mind. 
Staff note that all relevant public improvements were approved with the original phase 3 outline 
plan and that they are currently under construction. Planning staff have consulted with the 
Engineering Department in Public Works regarding the civil plans and have confirmed that the 
proposed infrastructure will meet all city standards, and that there is sufficient capacity for the 
proposed development. Staff conclude that findings can be made that this approval criterion is 
met. 

The third approval criterion is that “the natural features, such as wetlands and large trees, are 
included in unbuildable areas.” The previous phases of the subdivision have addressed 
floodplain and wetland areas. For this phase the subject property has no identified natural 
features or wetlands to consider with the exception of the single multi branched tree that is 
proposed for removal and is discussed further below. Staff believe findings can be made that this 
approval criterion is met. 

The fourth approval criterion is that “the development of the land will not prevent adjacent land 
from being developed.” The subject property is surrounded by land that has already fully 
developed, and a finding can be made that this approval criterion is met. 

The fifth approval criterion is that “there are adequate provisions for the maintenance of 
common open space.” Staff restate what was set out in the previous phase 3 approval: That the 
existing HOA’s were formed for the earlier phases of the Kestrel Park.  “The three phases are 
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also tied together through monetary commitments (HOA Dues) for the maintenance of common 
areas and improvements such as the site’s wetlands, common spaces, park benches, park row 
vegetation and irrigation and street trees.” Staff conclude that the HOA provides sufficient 
evidence of the provisions for the ongoing maintenance for the common open space and that 
findings can be made that this approval criterion is met. 

The sixth approval criterion is that “the proposed density meets the base and bonus density 
standards.” The ultimate density of the Kestrel Park subdivision has been a significant point of 
emphasis of previous phases. This is because the subdivision spans multiple zones of different 
density, and that in addition to maximum density the NMNP also has a requirement for a 
minimum density of between 75% and 110% of each zone’s base density. In previous phases 
there has been a table detailing the number of units in each phase, acreage and required densities. 
The remaining number of units required was summarized in the Planning Commission’s outline 
plan phase 3 findings as follows: “The Planning Commission concludes that Area 7 will need to 
develop with at least two but not more than eighteen units, and a condition of approval to that effect 
has been included below.” (PA-T2-2024-00054 section 2.4.6 at p.7). Staff would note that the 11 
proposed dwelling units are greater than two, and less than 18. Staff conclude that findings can 
be made that this approval criterion will be met. 

The seventh approval criterion is that “the development complies with the street standards.” As 
mentioned previously all of the associated civil improvements have been previously approved 
during the original Phase 3 outline and final plan approval. Additionally, as was stated in the 
previous land use approval, all properties were required to sign in favor of and agree to 
participate in a Local Improvement District (LID) for the future construction of a bridge across 
Bear Creek to connect Nevada Street to Oak Street. As such, a condition was included to require 
that all properties within the Kestrel Park Subdivision sign a similar agreement prior to signature 
of the final survey plat. The subject properties here are within the subdivision and are subject to 
that original condition which has been included below. Staff conclude that with the condition of 
approval findings can be made that this approval criterion will be met. 

The eighth and final approval criterion is that “the proposed development meets the common 
open space standards.” Here we restate what was set out in the original phase 3 outline plan 
approval:  

“The application notes the following: “The Kestrel Park Subdivision is 13.48 acres in size 
of which 5.13 acres was dedicated as open space (Bear Creek Riparian Area) and another 
.7 acres was platted as private open space for the subdivision’s on-site wetlands and a 
couple of smaller landscape areas - located at various street corners as common 
neighborhood landscaping, for a total of 5.82 acres or roughly 43% of the subdivision’s 
acreage of which only 8% is required with Performance Standard Subdivisions and an 
additional 4% for Site Review applications. Additionally, each of the proposed multi-
family units do include an additional 8% recreational space (porches/patios).” 

Staff conclude that findings can be made that this approval criterion will be met. 

Staff conclude, based on the above, that findings can be made that the Outline Plan Approval 
Criteria criterion will be met. 
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2) Final Plan Approval  
The approval criteria for Final Plan are intended to ensure substantial conformance between 
Outline Plan approval and Final Plan approval when the two are requested as separate procedural 
steps. When both Outline and Final plan are filed concurrently, as is the case here, there is no 
procedural separation between the two, and the concurrent Final Plan proposal is identical to the 
Outline Plan in terms of number of dwelling units, yard depths, distances between buildings, 
common open spaces, building sizes, building elevations and exterior materials, standards 
resulting in density bonuses, and street standards. Based on the above Staff conclude that 
findings can be made that the final plan approval criteria are met. 

3) NMNP Supplemental Design Standards 
The NMNP also included Supplemental Approval Criteria that require that there is conformity 
with both the “general design requirements of the North Mountain Neighborhood Plan, including 
density, transportation, building design, and building orientation” as well as the “specific design 
requirements as provided in the North Mountain Neighborhood Design Standards.” The NMNP 
includes detailed Design standards for both roads and architectural design. The application states 
that the NMNP design standards are fully met and include detailed dimensions on the site plan 
showing that porches meet the correct sizes. Additionally, there are standards for garage 
setbacks, however in this application there are no proposed garages as all parking is off the 
proposed alley. The remainder of the architectural standards are discussed below under the Site 
Design Review approval criteria. Staff conclude that findings can be made that the Supplemental 
Approval Criteria criterion will be met. 

4) Residential Site Design Review 
The applicability section of Site design review is provided at AMC 18.5.2.020.B and requires 
Site Design Review for “Three or more dwelling units on a lot” as is proposed on three of the 
lots in this application. 

The first criterion of approval for Site Design Review is that “The proposal complies with all of 
the applicable provisions of the underlying zone (part 18.2), including but not limited to: 
building and yard setbacks, lot area and dimensions, density and floor area, lot coverage, 
building height, building orientation, architecture, and other applicable standards.” PSO 
subdivisions are not required to meet the minimum lot size, lot width, lot depth, and setback 
standards of part 18.2, and other standards as specifically provided by AMC 18.3.9. By virtue of 
being a PSO development this approval criterion is effectively not applicable. Staff conclude that 
findings can be made that this approval criterion will be met. 

The second criterion of approval for Site Design Review is that “The proposal complies with 
applicable overlay zone requirements (part 18.3).” The only applicable overlay zone is the North 
Mountain Neighborhood District at AMC 18.3.5 which governs all development in the NMNP 
area. Included in the NMNP standards are the Site Development and Design Standards at AMC 
18.3.5.100. When printed these standards occupy 30 pages, so we do not address each item 
individually. That said the building elevations and renderings make clear that the architectural 
design requirements are clearly met as the proposed buildings features include covered porches, 
eaves, and building offsets. The site plans have dimensions shown that the three single family 
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common wall buildings each include the required setback and offset for the garages as illustrated 
in AMC 18.3.5.100.A.4.a. Staff conclude that findings can be made that this approval criterion 
will be met. 

The third criterion of approval for Site Design Review is that “The proposal complies with the 
applicable Site Development and Design Standards of part 18.4, except as provided below.” 
Because the development is regulated by the NMNP many of the regulations in 18.4 are not in 
effect. AMC 18.3.5.020 provides in part that “where the provisions of this chapter conflict with 
comparable standards described in any other ordinance, resolution or regulation, the provisions 
of the North Mountain Neighborhood district shall govern.” That said, the site plan clearly 
demonstrates that the driveway spacing meets or exceeds the 24’ requirement as well as details 
on recycling and refuse area. The application materials include a detailed landscaping plan 
showing that all portions of a lot not otherwise developed are to be landscaped.  

The buildings are proposed to be separated to respond to the character of the neighborhood, 
rather than developed as a single apartment building on one tax lot.  The application proposes to 
comply with building separation requirements of the Performance Standards Options chapter, 
and to apply a “Mill Pond” standard for solar access to allow shading five-feet up the wall of the 
first story’s living space.  The lower level is considered a basement here, not a story.    

The “Mill Pond” solar access standard is not codified, but was first allowed with the Mill Pond 
subdivision, a Performance Standards Options subdivision in the 1980’s, where the flexibility of 
the Performance Standards meant that there were not always standard setbacks between 
buildings.  The “Mill Pond” standard allowed a shadow to be cast to the bottom windowsill of 
the first story living space on the property to the north as functionally equivalent to “Standard A” 
Solar Access.  This standard has been allowed for a number of subdivisions over the last 40 
years, and in staff’s assessment, the Planning Commission can reasonably make a finding that 
the shading proposed is functionally equivalent to Standard A.  A condition is recommended 
below to require that the building permit submittals demonstrate compliance with the “Mill 
Pond” shading described in the application, and with that staff conclude that findings can be 
made that this approval criterion will be met. 

The fourth criterion of approval for Site Design Review is that “The proposal complies with the 
applicable standards in section 18.4.6 Public Facilities, and that adequate capacity of City 
facilities for water, sewer, electricity, urban storm drainage, paved access to and throughout the 
property, and adequate transportation can and will be provided to the subject property.” As 
discussed above the proposed street network and proposed City facilities have been sized 
specifically for the proposed density. The application includes detailed civil plans and staff are 
confident that findings can be made that this approval criterion has been met. 

The last criterion of approval for Site Design Review is that “The approval authority may 
approve exceptions to the Site Development and Design Standards of part 18.4 if the 
circumstances in either subsections below, are found to exist…” There are no exceptions 
requested to the above standards and staff is confident that findings can be made that this 
criterion of approval has been met. 
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5) Tree removal 
The application includes a request to remove what is described as a ‘multi stem’ cherry tree 
which is located in the proposed building envelope of the multi family housing. Staff have 
doubts about whether the proposed tree is regulated based on the photos and site visits. Based on 
the trees form it presents more like a shrub rather than a dominate trunk that then splits. The Tree 
Management Advisory Committee (MAC) reviewed the application also questioned if the 
proposed tree removal was in fact a regulated tree, while also unanimously recommending 
approval of the proposed removal. Based on the location the proposed removal meets the criteria 
of approval for removal as it is located within the building envelope. 

6) Public Input 
Notice was posted at the property frontage and mailed to all properties within 200’ on February 
13th, 2026. At present no public comment has been received. 

III. Procedural – Approval Criteria 

1) Outline Plan Approval Criteria 
AMC 18.3.9.040.A.3 provides the approval criteria and standards for Outline Plan approval: 

A.3 Approval criteria for Outline Plan. The planning commission shall approve the 
Outline Plan when it finds all of the following criteria have been met: 

A. the development meets all applicable ordinance requirements of the city. 
B. adequate key city facilities can be provided including water, sewer, paved 
access to and through the development, electricity, urban storm drainage, police 
and fire protection, and adequate transportation; and that the development will 
not cause a city facility to operate beyond capacity. 
C. the existing and natural features of the land; such as wetlands, floodplain 
corridors, ponds, large trees, rock outcroppings, etc., have been identified in the 
plan of the development and significant features have been included in the 
common open space, common areas, and unbuildable areas. 
D. the development of the land will not prevent adjacent land from being 
developed for the uses shown in the comprehensive plan. 
E. there are adequate provisions for the maintenance of common open space 
and common areas, if required or provided, and that if developments are done in 
phases that the early phases have the same or higher ratio of amenities as 
proposed in the entire project. 
F. the proposed density meets the base and bonus density standards 
established under this chapter. 
G. the development complies with the street standards. 
H. the proposed development meets the common open space standards 
established under section 18.4.4.070. Common open space requirements may 
be satisfied by public open space in accordance with section 18.4.4.070 if 
approved by the city of Ashland. 
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2) Final Plan Approval Criteria 
AMC 18.3.9.040.B.5 provides the approval criteria and standards for Final Plan approval: 

5. Approval Criteria for Final Plan. Final plan approval shall be granted upon finding of 
substantial conformance with the outline plan. This substantial conformance provision is 
intended solely to facilitate the minor modifications from one planning step to another. 
Substantial conformance shall exist when comparison of the outline plan with the final 
plan meets all of the following criteria: 

a. The number of dwelling units vary no more than ten percent of those shown 
on the approved outline plan, but in no case shall the number of units exceed 
those permitted in the outline plan. 
b. The yard depths and distances between main buildings vary no more than ten 
percent of those shown on the approved outline plan, but in no case shall these 
distances be reduced below the minimum established within this ordinance. 
c. The common open spaces vary no more than ten percent of that provided on 
the outline plan. 
d. The building size does not exceed the building size shown on the outline plan 
by more than ten percent. 
e. The building elevations and exterior materials are in conformance with the 
purpose and intent of this ordinance and the approved outline plan. 
f. That the additional standards which resulted in the awarding of bonus points in 
the outline plan approval have been included in the final plan with substantial 
detail to ensure that the performance level committed to in the outline plan will be 
achieved. 
g. The development complies with the street standards. 
h. Nothing in this section shall limit reduction in the number of dwelling units or 
increased open space; provided, that if this is done for one phase, the number of 
dwelling units shall not be transferred to another phase, nor the common open 
space reduced below that permitted in the outline plan. 

3) Supplemental Approval Criteria 
AMC 18.3.5.030.C provides the approval criteria and standards for development in the NMNP. 

C. Supplemental Approval Criteria. In addition to the criteria for approval required by 
other sections of this ordinance, applications within the NM district shall also meet all of 
the following criteria. 

1. The application demonstrates conformity to the general design requirements 
of the North Mountain Neighborhood Plan, including density, transportation, 
building design, and building orientation. 
2. The application complies with the specific design requirements as provided in 
the North Mountain Neighborhood Design Standards. 

4) Site Design Review Approval Criteria 
AMC 18.5.2.050 provides the approval criteria and standards for Site Design Review: 
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An application for Site Design Review shall be approved if the proposal meets the 
criteria in subsections A, B, C, and D below. The approval authority may, in approving 
the application, impose conditions of approval, consistent with the applicable criteria. 

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

1. There is a demonstrable difficulty meeting the specific requirements of 
the Site Development and Design Standards due to a unique or unusual 
aspect of an existing structure or the proposed use of a site; and approval 
of the exception will not substantially negatively impact adjacent 
properties; and approval of the exception is consistent with the stated 
purpose of the Site Development and Design; and the exception 
requested is the minimum which would alleviate the difficulty; 
2. There is no demonstrable difficulty in meeting the specific 
requirements, but granting the exception will result in a design that 
equally or better achieves the stated purpose of the Site Development 
and Design Standards; or 
3. There is no demonstrable difficulty in meeting the specific 
requirements for a cottage housing development, but granting the 
exception will result in a design that equally or better achieves the stated 
purpose of section 18.2.3.090. 

5) Tree Removal Approval Criteria 
AMC 18.5.7.040 provides the approval criteria and standards for tree removal. 

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

a. The tree is proposed for removal in order to permit the application to be 
consistent with other applicable Land Use Ordinance requirements and 
standards, including but not limited to applicable Site Development and Design 
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Standards in part 18.4 and Physical and Environmental Constraints in part 
18.3.10. 
b. Removal of the tree will not have a significant negative impact on erosion, soil 
stability, flow of surface waters, protection of adjacent trees, or existing 
windbreaks. 
c. Removal of the tree will not have a significant negative impact on the tree 
densities, sizes, canopies, and species diversity within 200 feet of the subject 
property. The City shall grant an exception to this criterion when alternatives to 
the tree removal have been considered and no reasonable alternative exists to 
allow the property to be used as permitted in the zone. 
d. Nothing in this section shall require that the residential density to be reduced 
below the permitted density allowed by the zone. In making this determination, 
the City may consider alternative site plans or placement of structures of 
alternate landscaping designs that would lessen the impact on trees, so long as 
the alternatives continue to comply with the other provisions of this ordinance. 
e. The City shall require the applicant to mitigate for the removal of each tree 
granted approval pursuant to section 18.5.7.050. Such mitigation requirements 
shall be a condition of approval of the permit. 

IV. Conclusion and Recommendations 

Staff recommend that the Planning Commission approve concurrent Outline Plan and Final Plan 
for the PSO subdivision and the requested tree removal. Staff also recommend that the Planning 
Commission approve Site Design Review for the three proposed triplex buildings. 

If the Planning Commission approves the application, staff recommends including the following 
conditions of approval below: 

1) That all proposals of the applicant shall be conditions of approval unless otherwise 
specifically modified herein. 

2) That all new addresses shall be assigned by City of Ashland Planning Department. 
3) That permits shall be obtained from the Ashland Public Works Department prior to any 

work in the public right of way, including but not limited to permits for driveway 
approaches, street improvements, utilities or any necessary encroachments. 

4) That the properties within the project sign in favor and agree to participate in a local 
improvement district (LID) for future construction of the Nevada Street bridge across 
Bear Creek. The agreement shall be prepared by the City of Ashland and signed by the 
property owner prior to signature of the final survey plat. Nothing in this condition is 
intended to prohibit an owner/developer, their successors or assigns from exercising their 
rights to freedom of speech and expression by orally objecting or participating in the LID 
hearing or to take advantage of any protection afforded any party by City ordinances and 
resolutions. 

5) That a final Fire Prevention and Control Plan addressing the General Fuel Modification 
Area requirements in AMC 18.3.10.100.A.2 of the Ashland Land Use Ordinance shall be 
provided prior to bringing combustible materials onto the property, and any new 
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landscaping proposed shall comply with these standards and shall not include plants 
listed on the Prohibited Flammable Plant List per Resolution 2018-028. 

6) That the building permit submittals shall demonstrate compliance with the Millpond 
Standard for solar access described in the application materials, with shading not to extend 
above the lowest windowsill (five feet) of the first story living space.   

7) That a final survey plat shall be submitted within 18 months of Final Plan approval. Prior 
to submittal of the final subdivision survey plat for signature: 

a. Final electric service, utility and civil plans including but not limited to the water, 
sewer, storm drainage, electric, street and driveway improvements shall be 
submitted for the review and approval of the Planning, Building, Electric, and 
Public Works/Engineering Departments with the Final Plan submittal. The street 
system plan shall include full street designs with cross-sections consistent with 
the City’s Street Design Standards for the proposed residential neighborhood 
streets and alleys, as approved. Street lights shall be included in keeping with city 
street light standards.  The utility plan shall include the location of connections to 
all public facilities including the locations of water lines and meter sizes; fire 
hydrant; sanitary sewer lines, manholes and clean-out’s; storm drain lines and 
catch basins; and locations of all primary and secondary electric services 
including line locations, transformers (to scale), cabinets, meters and all other 
necessary equipment.  Transformers, cabinets and vaults shall be located in areas 
least visible from streets, while considering the access needs of the utility 
departments.  Any required private or public utility easements shall be delineated 
on the civil plans. All civil infrastructure shall be installed by the applicants, 
inspected and approved prior to the signature of the final survey plat.    

b. That the applicant shall submit a final electric design and distribution plan 
including load calculations and locations of all primary and secondary services 
including transformers, cabinets, street lights and all other necessary equipment. 
This plan must be reviewed and approved by the Electric Department prior to the 
signature of the final survey plat.  Transformers and cabinets shall be located in 
areas least visible from streets and outside of the sidewalk corridor and vision 
clearance areas, while considering the access needs of the Electric Department.  
Electric services shall be installed underground to serve all lots within the 
applicable phase prior to signature of the final survey plat.  At the discretion of the 
Staff Advisor, a bond may be posted for the full amount of underground service 
installation (with necessary permits and connection fees paid) as an alternative to 
installation of service prior to signature of the final survey plat.  In either case, the 
electric service plan shall be reviewed and approved by the Electric, Engineering, 
Building and Planning Departments   prior to installation of facilities. 

c. A final storm drainage plan detailing the location and final engineering for all 
storm drainage improvements associated with the project shall be submitted for 
review and approval by the Departments of Public Works, Planning and Building 
Divisions. The storm drainage plan shall demonstrate that post-development peak 
flows are less than or equal to the pre-development peak flow for the site as a 
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whole, and that storm water quality mitigation has been addressed through the 
final design. 

d. A final grading and erosion control plan shall be submitted for the review and 
approval of the Building, Planning and Engineering divisions. 

e. That a parking lot tree canopy plan shall be prepared by a licensed landscape 
architect or International Society of Arboriculture (ISA) certified arborist and 
provided for review.  This plan shall include written certification from the 
landscape architect/arborist that the final plan as prepared is consistent with ANSI 
A300 standards. 

f. That the requirements of the Ashland Fire Department relating to approved 
addressing; fire apparatus access, fire apparatus access approach, aerial ladder 
access, firefighter access pathways, and fire apparatus turn-around; fire hydrant 
distance, spacing and clearance; fire department work area; fire sprinklers; 
limitations on gates, fences or other access obstructions; and addressing standards 
for wildfire hazard areas including vegetation standards and limits on work during 
fire season shall be satisfactorily addressed in the final submittals.  Fire 
Department requirements shall be included in the civil drawings. 

g. That draft CC&Rs for the Homeowner's Association shall be provided for review 
and approval of the Staff Advisor with the Final Plan submittal. The CC&R’s 
shall describe responsibility for the maintenance of all common use-
improvements including driveway, open space, landscaping including trees and 
street trees, utilities, and stormwater detention and drainage system, and shall 
include an operations and maintenance plan for the stormwater detention and 
drainage system.   

h. A fencing plan which demonstrates that all fencing shall be consistent with the 
provisions of the “Fences and Walls” requirements in AMC 18.4.4.060, and that 
fencing around common open space, except for deer fencing, shall not exceed 
four feet in height.  Fencing limitations shall be noted in the subdivision CC&R’s.  
The location and height of fencing shall be identified at the time of building 
permit submittals, and fence permits shall be obtained prior to installation.  

8. Prior to the signature of the final plat:  
a. All easements including but not limited to public and private utilities, public 

pedestrian and public bicycle access, drainage, irrigation and fire apparatus access 
shall be indicated on the final subdivision plat submittal for review by the 
Planning, Engineering, Building and Fire Departments. 

b. The final survey plat shall include the dedication of right-of-way necessary to 
accommodate the proposed street system. 

c. Subdivision infrastructure improvements including but not limited to utilities, 
driveways, streets and common area improvements shall be completed according 
to approved plans, inspected and approved.   

d. Irrigated street trees selected from the Recommended Street Tree Guide and 
planted according to city planting and spaces standards shall be planted along all 
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street frontages pursuant to the proposed landscape plan, inspected and approved 
by the Staff Advisor. 

e. Electric services shall be installed underground to serve all lots, inspected and 
approved. The final electric service plan shall be reviewed and approved by the 
Ashland Electric, Building, Planning and Engineering Divisions prior to 
installation. 

f. That the sanitary sewer laterals and water services including connection with 
meters at the street shall be installed to serve all lots within the applicable phase, 
inspected and approved. 
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Kestrel Park, Phase 3 – Area 7 
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REQUEST FOR OUTLINE AND FINAL PLAN APPLICATION OF A  
FOUR LOT PERFORMANCE STANDARDS SUBDIVISION  

INCLUDING A REQUEST FOR 
SITE DESIGN REVIEW FOR THREE, ATTACHED TRIPLEX DWELLINGS 

 
 
Map & Tax Lot:  391E04AD - 8600   
 
 
Property Owner:   CT Properties LLC 

1679 Jackson Road 
Ashland, OR 97520 
 

Surveyor:   Pacific Crest Surveying 
    340 A Street #209 
    Ashland, OR 97520 
 
Building Design:  DeZine Fine Homes 
    190 Harrison Street 
    Ashland, OR 97520 
 
Landscape Design:  Terrain Landscape Architecture 
    310 Oak Street, Suite 3 
    Ashland, OR 97520 
 
 
Planning Consultant:  Rogue Planning & Development Services 
    1314-B Center Dr., PMB #457 
    Medford, OR 97501 
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Property Details: 
The property is zoned North Mountain NM-MF 
(multi-family) and is part of the Kestrel Park 
Subdivision, referenced as area 7 on the 
subdivision plans. It was established as lot-31 of 
Kestrel Park Phase II.  
 
The parent parcel spans 2.27 acres, while the 
specific lot encompasses approximately 18,019 
square feet. The future streets are presently 
being developed. When complete, this lot will 
have street frontage along Patton Lane on the 
west side. The north will be bound by Nandina 
Street, and the east side of the development 
area bound by Mariposa Lane. 
 
Historically, the North Mountain neighborhood has been planned since 1995, with the North Mountain 
Neighborhood Plan adopted in 1997 to guide growth over 30 years. Developments include a mix of 
single-family homes, cottage-style residences, and multi-family units, with extensive approvals in 2019 
and 2020 for phased subdivisions. 
 
In 2019, an Outline and Final Plan (PA-T1-2019-00075) was approved for six larger lot areas with 
additional multi-family units and single-family residences. This phase consisted of single-family detached 
homes which are predominantly completed and outlined the area of future developments.  
 
In 2020, the Planning Commission approved a Final Plan proposal for a 15-unit, 16-lot subdivision for 
Area 3 of the Kestrel Park Subdivision, including a remainder parcel which included identified future 
phasing Areas #4 - #7 (PA-T1-2020-00113). This area or phase of the master plan consists of attached 
and detached cottage homes which have been completed. 
 
In 2025, the Planning Commission approved an Outline Plan approval for a 15 lot Performance Standards 
Subdivision, including a Site Design Review for 16 multi-family apartments, and Variance was approved 
(PA-T2-2024-00054). Following the Outline Plan application, the area of the subject development, Area 
7, was eliminated from the proposal and deferred for future development proposal. This received 
approval in 2025. Grading, drainage, street, and utility plans were included in these previous submittal. 
The plans were coordinated and designed in concert with various service agencies and City staff.  Those 
infrastructure improvements and utility installation within the larger subdivision area are currently 
under construction.  
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Request: 
Request for approval of an Outline and Final Plan for Performance Standards Subdivision (PSO) to create 
four residential lots. Each lot is proposed to be developed with attached residential. Two lots are 
proposed with duplex units and two lots are proposed with a three-unit, triplex building as shown in the 
submitted architectural plans and solar analysis. Site Design Review approval is requested for the two 
triplex developments.  

The lot numbering is in sequence with the Lot numbering within Kestrel Park Phase 3.  

Units Proposed: 11 

● Lot 13 – Building 2: Triplex (3 units) 
○ Lot Size: 3,469 sq. ft. 
○ Building size: 1,350.2 sq. ft. 
○ Total coverage: 4,373.4 sq. ft. 

 
● Lot 14 – Building 1: Duplex (2 units) 

○  Lot Size: 2,954 sq. ft. 
○ Building size: 1,089.9 sq. ft. 
○ Total coverage: 1,565.9 sq. ft. 

 
● Lot 15 – Building 4: Triplex (3 units) 

○  Lot Size: 5,636 sq. ft. 
○ Building size: 1,448.94 sq. ft. 
○ Total coverage: 4,022.94 sq. ft. 

 
● Lot 16 – Building 3: Triplex (3 units) 

○  Lot Size: 3,588 sq. ft. 
○ Building size: 1,616 sq. ft. 
○ Total coverage: 2,266 sq. ft. 

The proposed number of units remains within the allowed density range for Kestrel Park Phase III Areas 
4–7 (23.66–43.56 units total). 

The proposed buildings provide strong street-facing entries and articulated façades consistent with 
North Mountain Neighborhood Design Standards. 

The development site slopes downhill toward the west and south. To work with the existing terrain, 
each building is designed with a daylight-basement foundation that steps up with the hillside. This 
design approach reduces the need for tall retaining walls, helps maintain a comfortable, pedestrian 
friendly building height and mass, and provides an organic transition between structures and the 
natural topography.  
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The proposed project complies with Ashland’s solar access performance standard requirements that 
have been applied within the North Mountain Neighborhood. Solar diagrams and corresponding 
illustrations have been provided within the Solar Analysis sheets to demonstrate compliance with the 
City’s Solar Performance standards. These graphics show how each building’s height, placement, and 
relationship to surrounding lots meet standard A solar access criteria without encroaching on 
neighboring properties passive solar and solar generating capabilities. The proposal for Buildings 2 and 
4 includes the use of a modified solar setback to allow limited shadowing of Buildings 1 and 3 to the 
north, consistent with the “Millpond Standard” or North Mountain Standard, which permits shadow to 
encroach up the south wall of the structure to the north by up to five feet above the finished floor 
elevation. Supporting drawings have been included to illustrate how this standard is satisfied. 

There is adequate parking for the development provided through on-street parking bays located along 
the frontages of Patton Lane and head-in parking accessed from the public alley to the east. These bays 
are incorporated into the street design to serve residents and visitors while maintaining an efficient 
and walkable neighborhood environment.  

On the following pages, findings of fact addressing the City of Ashland’s Performance Options Subdivision 
Criteria for an Outline Plan Subdivision (Ashland Municipal Code (AMC) 18.3.9.040 A.3), Final Plan 
Subdivision (AMC 18.3.9.040 B.5.), and Site Review Criteria (AMC 18.5.2.050) and Tree Removal (AMC 
18.5.5.040) are provided. For clarity, the criteria are in Times New Roman font and the applicant’s 
responses are in Calibri font.  
 

Thank you for your consideration, 

  

Amy Gunter 
Rogue Planning & Development Services, LLC 
541-951-4020 
Amygunter@rogueplanning.com 
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Findings of Fact 
 

Ashland Municipal Code (AMC) 
AMC 18.3.9.040 A.3. Outline Plan Approval Criteria 
a. The development meets all applicable ordinance requirements of the City. 
 
Finding: 
The proposed subdivision meets all applicable ordinance requirements of the City of Ashland. As 
permitted under the Performance Standards Option, the design provides a more flexible and innovative 
development pattern than conventional zoning standards allow, while maintaining full compliance with 
all mandatory criteria. Within the Kestrel Park Subdivision there is a mixture of housing types with a 
planned range of densities. The project reflects the intent of the PSO by emphasizing energy-efficient 
construction, architectural variety, and site design that works with existing topography rather than 
against it. Buildings are stepped with the hillside to reduce cut and fill, maintain an appropriate scale, 
and integrate smoothly with surrounding development. 
 
The subdivision also upholds the PSO requirement to provide a quality of life equal to or greater than 
that achievable under standard zoning. The proposal continues the established development pattern of 
the North Mountain Neighborhood and Kestrel Park by incorporating pedestrian-oriented building 
fronts, and connected streets. These elements reinforce the character of nearby neighborhoods such as 
North Mountain, Ashland Village, Clay Creek Gardens, and Beach Creek—other successful PSO 
developments that prioritize porches, walkability, and visually engaging streetscapes. 
 
Finally, the design reduces the impact of development on the natural and built environment. Although 
this portion of Phase III contains fewer natural features than earlier phases of Kestrel Park, the project 
responds sensitively to the site’s east-to-west slope and avoids unnecessary grading by incorporating 
daylight-basement building designs. Street and pedestrian connections align with the existing 
neighborhood framework, limiting disruption and ensuring compatibility with the surrounding 
residential pattern. 
 
 
b. Adequate key City facilities can be provided including water, sewer, paved access to and through the 
development, electricity, urban storm drainage, police and fire protection, and adequate transportation; 
and that the development will not cause a City facility to operate beyond capacity. 
 
Finding: 
All of the site’s necessary utilities extend to the subject property from the various public utility 
easements and street rights-of-way surrounding the site. Existing public utilities with capacity to service 
the proposed housing units have been designed and installed during the construction of the abutting 
streets and alleys. 
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The attached preliminary Civil Plans illustrate the various utilities and their extension to the proposed 
units. The project’s Civil Engineer has communicated with City staff to ensure the subject infrastructure 
needs meet City standards and address all capacity requirements. At the time of the Final Plan submittal, 
as well as the Engineering Departments final sign-off of the street construction drawings, the plans will 
be further refined and formalized. 
 
 
c. The existing and natural features of the land; such as wetlands, floodplain corridors, ponds, large trees, 
rock outcroppings, etc., have been identified in the plan of the development and significant features have 
been included in the common open space, common areas, and unbuildable areas. 
 
Finding: 
The applicants have evaluated the site for existing natural features, including wetlands, floodplain 
corridors, mature trees, ponds, and other significant environmental elements. This portion of Phase III 
contains no identified wetlands, riparian corridors, notable tree stands, rock outcroppings, or other 
significant natural features. 
 
 
d. The development of the land will not prevent adjacent land from being developed for the uses shown 
in the Comprehensive Plan. 
 
Finding: 
The subject property is surrounded on all sides by urbanized lands in compliance with the City’s 
Comprehensive Plan, including existing residential subdivisions to the north, east and west. As such, the 
development of the subject property will not prevent adjacent land from being developed for the uses 
shown in the Comprehensive Plan. 
 
 
e. There are adequate provisions for the maintenance of common open space and common areas, if 
required or provided, and that if developments are done in phases that the early phases have the same or 
higher ratio of amenities as proposed in the entire project. 
 
Finding: 
Most of the Kestrel Park Subdivision’s open space areas have been incorporated within the initial Phase 
I and Phase II areas. No open space areas are proposed in Phase III, but common areas do exist in Areas 
#6 for shared driveways, common landscaping and irrigation as it relates to the individual parcels 
occupied with multi-family housing. 
 
f. The proposed density meets the base and bonus density standards established under this chapter. 
 
Finding: 
The proposed subdivision complies with the base density standards established for the North Mountain 
Multi-Family (NM-MF) zoning district and the density requirements allocated to Kestrel Park Phase III 
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(Areas 4–7). The development includes 11 dwelling units, which falls fully within the approved density 
range of 23.66 to 43.56 units for the combined Phase III areas. The Planning Commission decision in 2025 
notes the required density of Area 7 requiring between 1.44 – 18.92 dwelling units (PA-T2-2024-00054, 
Findings of Fact, Section 2.4.6; Pg. 7). No bonus density is requested or required to achieve this total. 
 

Kestrel Park Density Allocation Table 
NM Zone  NM-G  NM-R-1-7.5  NM-MF  
Acres  5.99 ac  2.76 ac  4.74 ac  
Dwelling Units Per Acre  -  3.6  12  
75% to 110% Base Density 
Requirement  

-  7.42–11.02  42.66 – 62.56 ((56.88 - 
base))  

Approved Density (Phase I – 
Areas 1 & 2)  

-  11  4  

Approved Density (Phase II – 
Area 3)  

-  -  15  

Permitted Density (Phase III – 
Areas 4 - 7)  

-  23.66* – 43.56**  

 
g. The development complies with the street standards. 
 
Finding: 
The proposed streets comply with the Planning Commission’s previously approved findings of fact as 
noted below from the original Kestrel Park Subdivision’s 2019 approval (PA-T1-2019-00075). 
 
 
h. The proposed development meets the common open space standards established under section 
18.4.4.070. Common open space requirements may be satisfied by public open space in accordance with 
section 18.4.4.070 if approved by the City of Ashland. 
 
Finding: 
The Kestrel Park Subdivision is 13.48 acres in size of which 5.13 acres was dedicated as open space (Bear 
Creek Riparian Area) and another .7 acres was platted as private open space for the subdivision’s on-site 
wetlands and a couple of smaller landscape areas - located at various street corners as common 
neighborhood landscaping, for a total of 5.82 acres or roughly 43% of the subdivision’s acreage of which 
only 8% is required with Performance Standard Subdivisions and an additional 4% for Site Review 
applications. Overall, the proposal complies with the open space provisions noted in Chapter 18.4.4.070.  
 
Proximity to a public park also warrants an exception to common open space requirements if the above 
were to be not found sufficient.  
 
 
AMC 18.3.9.040 B.5. Final Plan Approval Criteria 
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a. The number of dwelling units vary no more than ten percent of those shown on the approved outline 
plan, but in no case shall the number of units exceed those permitted in the outline plan. 
 
Finding: 
The number of dwelling units remains the same as originally proposed and adopted with the Outline 
Plan. 
 
 
b. The yard depths and distances between main buildings vary no more than ten percent of those shown 
on the approved outline plan, but in no case shall these distances be reduced below the minimum 
established within this ordinance. 
 
Finding: 
This standard is met.  
 
 
c. The common open spaces vary no more than ten percent of that provided on the outline plan. 
 
Finding: 
This standard is met.  
 
 
d. The building size does not exceed the building size shown on the outline plan by more than ten percent. 
 
Finding: 
This standard is met.  
 
 
e. The building elevations and exterior materials are in conformance with the purpose and intent of this 
ordinance and the approved outline plan. 
 
Finding: 
This standard is met.  
 
 
f. That the additional standards which resulted in the awarding of bonus points in the outline plan approval 
have been included in the final plan with substantial detail to ensure that the performance level committed 
to in the outline plan will be achieved. 
 
Finding: 
No density bonus points are being requested. 
 
 
g. The development complies with the street standards. 
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Finding: 
This standard is met.  
 
 
h. Nothing in this section shall limit reduction in the number of dwelling units or increased open space; 
provided, that if this is done for one phase, the number of dwelling units shall not be transferred to another 
phase, nor the common open space reduced below that permitted in the outline plan. 
 
Finding: 
The proposed plan has not been changed as it relates to density allocations. 
 
 
 
 
SITE DESIGN REVIEW 
Chapter 18.5.2 
18.5.2.050 Approval Criteria 
An application for Site Design Review shall be approved if the proposal meets the criteria in subsections 
A, B, C, and D below. The approval authority may, in approving the application, impose conditions of 
approval, consistent with the applicable criteria. 
 
A. Underlying Zone. The proposal complies with all of the applicable provisions of the underlying zone 
(part 18.2), including but not limited to: building and yard setbacks, lot area and dimensions, density and 
floor area, lot coverage, building height, building orientation, architecture, and other applicable standards. 
 
Finding: 
The subject application complies with all of the applicable provisions of the NM-R-1-5 zone, including 
building and yard setbacks from the parent parcel, density, lot coverage, building height, building 
orientation, architecture, solar access and all other applicable standards. 
 
 
B. Overlay Zones. The proposal complies with applicable overlay zone requirements (part 18.3). 
 
Finding: 
The subject property is located within the North Mountain Neighborhood District and is therefore 
subject to the applicable standards of AMC 18.3.5. The proposal complies with all relevant provisions of 
the district, including dimensional requirements, building orientation standards, parking provisions, and 
the minimum and maximum density criteria. In addition, the supplemental approval criteria for Site 
Design and Architectural Review contained in AMC 18.3.5.030(C) are addressed in the following findings. 
 
North Mountain Neighborhood: 
18.3.5.030 Site Plan and Architectural Review Procedure 
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C. Supplemental Approval Criteria. In addition to the criteria for approval required by other 
sections of this ordinance, applications within the NM district shall also meet all of the following 
criteria. 

1. The application demonstrates conformity to the general design requirements of the 
North Mountain Neighborhood Plan, including density, transportation, building design, 
and building orientation. 
 
2. The application complies with the specific design requirements as provided in the North 
Mountain Neighborhood Design Standards. 
 
Finding: 
The proposal complies with the specific design requirements of the North Mountain 
Neighborhood Design Standards. These standards address permitted building types, 
façade design, pedestrian orientation, solar access, open space relationships, and 
dimensional requirements within the NM district. 

 
The submitted architectural plans, elevations, and solar analysis demonstrate compliance 
with these standards. Buildings provide appropriately scaled façades and pedestrian-
oriented elements consistent with required design guidelines. Solar compliance is 
demonstrated through the submitted solar access diagrams showing Class A compliance 
and, where applicable, the modified solar standard permitted within the North Mountain 
district. Building placement and massing respect required setbacks, height limitations, 
and orientation requirements. 

 
Furthermore, the subdivision layout and building configuration maintain the intended 
neighborhood structure by placing buildings close to streets, reinforcing a strong 
pedestrian environment, and incorporating architectural styles compatible with existing 
development in Kestrel Park. All dimensional and design requirements applicable to the 
NM district have been met or exceeded. 
 

 
C. Site Development and Design Standards. The proposal complies with the applicable Site Development 
and Design Standards of part 18.4, except as provided by subsection E, below. 
 
Finding: 
The proposed application complies with all applicable Site Development and Design Standards of 
Chapter 18.4, where applicable. Additional Findings have been included below 
 

Chapter 18.4.2 
BUILDING PLACEMENT, ORIENTATION, AND DESIGN 
18.4.2.030 
Residential Development 
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C. Building Orientation. Residential buildings that are subject to the provisions of this chapter 
shall conform to all of the following standards. See also solar orientation standards in section 
18.4.8.050. 

 
1. Building Orientation to Street. Dwelling units shall have their primary orientation 
toward a street. Where residential buildings are located within 20 feet of a street, they shall 
have a primary entrance opening toward the street and connected to the right-of-way via 
an approved walkway. 

 
2. Limitation on Parking Between Primary Entrance and Street. Automobile circulation or 
off-street parking is not allowed between the building and the street. Parking areas shall be 
located behind buildings, or on one or both sides. 

 
3. Build-to Line. Where a new building is proposed in a zone that requires a build-to line or 
maximum front setback yard, except as otherwise required for clear vision at intersections, the 
building shall comply with the build-to line standard. 
Finding: 
All dwelling units have been oriented toward the adjacent street or internal pedestrian 
circulation routes to maintain a strong relationship between building entries and the public 
realm. Where buildings front a public street, primary entrances face the street and are connected 
to the right-of-way through clearly defined walkways that promote pedestrian access and 
visibility. 

 
No off-street parking is located between the buildings and the street. 

 
The project also complies with the applicable build-to line standard, placing building façades 
within the required front yard range to establish a continuous and cohesive street edge. 

 
 

D. Garages. The following standards apply to garages, carports, canopies, and other permanent 
and temporary structures used for parking or storing vehicles, including those parking and vehicle 
storage structures accessory to detached single-family dwellings. The standards are intended to 
balance residents’ desire for a convenient, safe, and private vehicle access to their homes with the 
public interest in maintaining safe and aesthetically pleasing streetscapes. The standards therefore 
promote pedestrian safety and visibility of public ways, while addressing aesthetic concerns 
associated with street-facing garages. For the purpose of this subsection, a garage opening is 
considered to be facing a street where the opening is parallel to or within 45 degrees of the street 
right-of-way line. 

 
Finding: 
No garages are proposed.  
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E. Building Materials. Building materials and paint colors should be compatible with the 
surrounding area. Very bright primary or neon-type paint colors, which attract attention to the 
building or use, are unacceptable. 

 
Finding: 
The proposed building material includes Cementous lap siding with multi-groove Hardie board 
panel elements to enhance entry areas and patio areas. There is composite shingle roofing and 
standing seam metal roofing over covered patio areas (flat roofs sections). Neutral, natural paint 
colors compatible with the surround area provide for a cohesive building design that fits within 
the North Mountain Neighborhood. 

 
 

F. Streetscape. One street tree chosen from the street tree list shall be placed for each 30 feet of 
frontage for that portion of the development fronting the street pursuant to subsection 18.4.4.030.E. 

 
Finding: 
Street tree planting plan compliant with the street tree spacing standards are provided on the 
project Landscape Plans (L. 1.0).  

 
 

G. Landscaping and Recycle/Refuse Disposal Areas. Landscaping and recycle/refuse disposal 
areas shall be provided pursuant to chapter 18.4.4. 

 
Finding: 
See findings addressing this criteria further below.  

 
 

H. Open Space. Common and/or private open space is required to be provided pursuant to section 
18.4.4.070. 

 
Finding: 
Adequate open space includes common area, subdivision park area and private open space. See 
more details in the open space section below.  

 
 

Chapter 18.4.3 
PARKING, ACCESS, AND CIRCULATION 
18.4.3.040 -Vehicle and Bicycle Quantity Standards 

 
Finding: 
There are 12 off-street parking spaces provided via the alley. Additional on-street parking is 
provided via parking bays on Patton Lane. The multi-family design standards allow for a maximum 
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of two vehicle parking spaces per unit. The proposal provides less than one vehicle parking space 
per dwelling.  
 
These parking spaces are near the dwelling units with the required landscape and distance 
separation to buffer the parking spaces from the dwellings.  

 
 

18.4.3.050 
Accessible Parking Spaces 

 
Finding: 
There is one, Van Accessible ADA parking space within the parking area accessed from the alley. 
The accessible parking space will be signed and comply with required dimensional and slope 
criteria and is adjacent to pedestrian access to the buildings. 

 
 

18.4.3.070 
Bicycle Parking Standards 

 
Finding: 
A total of 16 bicycle parking spaces provided which meets the requirement for three triplex 
buildings, with two-bedroom units. The bicycle parking spaces are covered shelters with U racks. 
There are six bike parking spaces for Lot 14 on Lot 14, in the northwest corner of the property 
near the north most unit adjacent to the stairs. The other bike parking spaces are located in 
adjacent to the parking area. These bike parking spaces are accessible via the public right of ways 
and internal pathways. All bicycle parking spaces are designed to comply with the standards from 
18.4.3.070 including spacing, coverage, lighting and are placed in locations that provide 
maximum visibility from the units and in various locations based on the need of the tenants.  

 
 

18.4.3.080 
Vehicle Area Design 

 
Finding: 
There are 12 parking spaces on site provided as head-in parking spaces, accessed from the public 
alley. Additional parking is provided via the on-street parking bays on the right-of-way of Patton 
Lane.  

 
The proposed parking area complies with the parking area design standards. There are landscape 
bays to provide shade trees. The vehicle parking spaces comply with minimum dimensional 
standards of 9’X18’ for standard spaces and 8’X16’ for compact spaces. The spaces are designed 
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to mitigate environmental impacts through the use of increased shade from the large stature 
tree canopy to provide more than 50% of the parking area with shade. There are no conflicts with 
overhead utilities and the trees. 

 
Stormwater will be removed from the parking areas via catch basins at the low points in the 
paving. The required 40 percent of the parking spaces will be EV ready.  

 
 

18.4.3.090 
Pedestrian Access and Circulation 

 
Finding: 
All walkways within the development are continuous and designed to get pedestrians safely to 
their front doors, the bike parking shelters, and/or the trach enclosure. The walkways comply 
with minimum width standards.  

 
 

Chapter 18.4.4 
LANDSCAPING, LIGHTING, AND SCREENING 

 
Finding: 
A landscape plan is provided demonstrating compliance with all required planting standards, 
including coverage, species selection, street trees, lighting, trash, and irrigation provisions.  

 
With respect to the open space requirements, the proposed Phase III development continues the 
established pattern of the Kestrel Park Subdivision, which has already dedicated and provided 
substantial open space areas as part of the approved Phase I and Phase II improvements. 

 
The Kestrel Park Subdivision encompasses 13.48 acres, of which 5.13 acres were dedicated as 
public open space (Bear Creek Riparian Area) and an additional 0.7 acres were platted as private 
open space for the subdivision’s on-site wetlands and smaller landscaped common areas 
dispersed throughout the neighborhood. In total, 5.82 acres, or approximately 43 percent of the 
entire subdivision acreage, has been set aside as functional open space, significantly exceeding 
the 8 percent required for Performance Standard Subdivisions and the additional 4 percent 
required for Site Review applications. These areas were intentionally planned to serve the 
recreational, environmental, and aesthetic needs of the subdivision’s residents and surrounding 
community, providing opportunities for walking, passive recreation, riparian access, bird 
watching, and future connectivity to the Bear Creek Greenway extension. 

 
Phase III is eligible for an exemption from additional on-site open space because the 
development is located immediately adjacent to and integrated with this established network of 
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open space and with the large public park facilities serving the North Mountain and Kestrel Park 
neighborhoods. The neighborhood’s public park resources are directly accessible to the residents 
of Phase III and provide more than adequate recreational amenities to satisfy the open space 
needs that would otherwise be required within the project boundary itself. These existing public 
and private open space resources function as extensions of the Phase III development and are 
readily accessible through internal sidewalks, shared accessways, and pedestrian linkages. 

 
While no new subdivisional open space areas are proposed within Phase III, the design 
incorporates shared common areas, as well as outdoor private amenities. Every building within 
Phase III includes its own private patio space, ensuring dedicated outdoor living areas in addition 
to the extensive common and public open space surrounding the subdivision. These private 
patios complement the broader open space system and contribute to residents’ access to 
functional outdoor environments for daily use. 

 
 

Chapter 18.4.5 
TREE PRESERVATION AND PROTECTION 

 
Finding: 
A non-hazard, multi-stem, 10” DBH Cherry Tree that was approved for removal in the Outline 
Plan Approval was not removed due to the removal of Area 7 from the Plan. The tree appears to 
be a shrub-like in nature likely due to repeated mowing preventing a single stem with a branching 
structure typical of a Cherry tree.  
 
This tree is located within the area of site disturbance for the construction of parking and 
dwellings within Area 7. Per PA-T202024-00054, staff and the Tree Management Advisory 
Committee ( MAC) previously reviewed tree, its location and condition and  questioned if the 
proposed tree removal was in fact a regulated tree, while also unanimously recommending 
approval of the proposed removal. Based on the location the proposed removal meets the 
criteria of approval for removal as it is located within the building envelope.  
 
The tree removal will not cause a significant decline in tree canopy coverage of fruit trees in the 
vicinity. The tree is not part of any windbreak, and its removal will not cause erosion. The 
proposed tree planting plan mitigates the loss of the Cherry tree and replaces the canopy of this 
multi-stemmed Cherry tree.  

 
 
 

Chapter 18.4.6 
PUBLIC FACILITIES 
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Finding: 
Public facilities necessary to serve the subject property, including street improvements, storm 
drainage and surface water management, sanitary sewer, potable water service, and other 
utilities, are provided in accordance with design standards. The street layout and improvements 
proposed as part of this subdivision align with the planned extensions of Patton Lane, Nandina 
Street, and the alley and are consistent with the City’s street design expectations, including 
connectivity, and circulation. 

 
 

Chapter 18.4.7 
SIGNS 

 
Finding: 
No signs are proposed.  

 
 

Chapter 18.4.8 
SOLAR ACCESS 

 
Finding: 
The proposal complies with the solar access requirements of AMC 18.4.8. A complete Solar 
Analysis has been submitted illustrating how building height, placement, and site slope 
demonstrate the City’s solar access performance standards. The project also utilizes the modified 
solar setback provisions allowed within the North Mountain Neighborhood (Millpond/North 
Mountain Standard), which permit limited shadowing on the south wall of adjacent buildings up 
to five feet above finished floor elevation of the upper floor level.  
 
The application seeks flexibility to allow for the shadow of the adjacent buildings on the lots to 
shade the structure to the north more than a six-foot fence would. Each building is not designed 
but the request would be to allow a five-foot shadow up the adjacent south wall of the structure 
to the north. Separation between the buildings is preferred to large spans of attached wall 
housing and the introduction of property lines which necessitates the Solar Performance 
Standard. 
 
The submitted diagrams demonstrate that the buildings conform to these standards, and 
therefore the application satisfies AMC 18.4.8 – Solar Access. 
 

 
D. City Facilities. The proposal complies with the applicable standards in section 18.4.6 Public Facilities, 
and that adequate capacity of City facilities for water, sewer, electricity, urban storm drainage, paved 
access to and throughout the property, and adequate transportation can and will be provided to the subject 
property. 
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Finding: 
All of the site’s necessary utilities extend to the subject property from the various public utility 
easements and street rights-of-way surrounding the site. Existing public utilities with capacity to service 
the proposed housing units have been designed and installed during the construction of the abutting 
streets and alleys. 
 
The attached Civil Plans illustrate the various utilities and their extension to the proposed units. The 
The project's Civil Engineer has communicated with City staff to ensure the subject infrastructure needs 
meet City standards and address all capacity requirements. At the time of the Final Engineering Plan 
submittal, final sign-off of the street construction drawings, the plans will be further refined but remain 
consistent with the drawing included herein. 
 
Water: The property is currently served by eight-inch water mains that will be able to connect into the 
proposed layout. The existing water lines extend to and through Nandina Street and Patton Lane. 
 
Sewer: The property is currently served by an eight-inch sanitary sewer main extending from Nandina 
Street and Patton Lane. 
 
Electricity: The applicants have met with the Electric Department and discussed the backbone 
installation of a three-phase system to serve the development. The Electric Department has suggested 
that the applicant carefully consider the needs for later phases of the development, including such 
details as accessory units and chargers for electric vehicles, will be provided, up front as addressing these 
in the initial infrastructure design will be more efficient and less costly than adding them after the fact 
in a later phase. The applicants indicate that a final electrical distribution will be provided for review with 
the Final Engineering Plan details. 
 
Urban Storm Drainage: As with the various utilities, 12” storm drain facilities exist within the adjacent 
rights-of-way abutting the property which collects urban run-off and transfers it down to a 12” main in 
Kestrel Parkway and out to the subdivision’s storm water collection basin within the recently constructed 
Bear Creek open space area.  
 
Overall, the applicants contend adequate key City facilities can be provided including water, sewer, 
paved access to and through the development, electricity, urban storm drainage, police and fire 
protection, and adequate transportation. The development will not cause a City facility to operate 
beyond capacity. Easements will be provided for public and private utilities that cross property lines.  
 
 
E. Exception to the Site Development and Design Standards. The approval authority may approve 
exceptions to the Site Development and Design Standards of part 18.4 if the circumstances in either 
subsection 1, 2, or 3, below, are found to exist. 
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Finding: 
Not applicable. The applicants are not requesting any exceptions to the Site Development and Design 
Standards. 
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KESTREL PARK PHASE THREE
CONCEPTUAL ARCHITECTURE - AREA 7

  11 x 17 Format   -   Over/Under Apartments & Townhouses Schematic Design
THESE CONCEPTUAL SCHEMATIC DRAWINGS & RENDERINGS ARE NOT FOR CONSTRUCTION  ©  2024 DE'ZIN LLC
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NOTE: Lower level is daylight basement, i.e., 50% subterranean.

Aerial View

View from S. Patton Lane
View from the intersection of Nandina Street and Patton Lane

Rear View from Pathway

PA
GE

:

BUILDING 1

LIN
DE

M
AN

N 
DE

SI
GN

 
LL

C

OW
NE

R/
CL

IEN
T:

TA
YL

OR
ED

 EL
EM

EN
TS

 
CO

NS
TR

UC
TIO

N,
 LL

C.
 

16
79

 Ja
ck

so
n R

d,
 As

hl
an

d,
 O

R 
97

52
0

+1
 54

1-
69

0-
16

17

KE
ST

RE
L P

AR
K 

- P
HA

SE
 3

AR
EA

S 4
, 5

, &
 6

CO
NC

EP
TU

AL
 AR

CH
ITE

CT
UR

E

HO
M

E D
ES

IG
NE

R:
DE

'ZI
N 

LL
C

17
0 H

ar
ris

on
 St

re
et

, 
As

hl
an

d,
 O

R
97

52
0

+1
 50

3-
91

7-
02

67

PA
GE

:

PA
GE

:

PA
GE

:
OF

OW
NE

R/
CL

IEN
T:

TA
YL

OR
ED

 EL
EM

EN
TS

 
CO

NS
TR

UC
TIO

N,
 LL

C.
 

16
79

 Ja
ck

so
n R

d,
 As

hl
an

d,
 O

R 
97

52
0

+1
 54

1-
69

0-
16

17

KE
ST

RE
L P

AR
K 

- P
HA

SE
 3

AR
EA

 7 
- C

ON
CE

PT
UA

L A
RC

HI
TE

CT
UR

E
HO

M
E D

ES
IG

NE
R:

DE
'ZI

N 
LL

C
17

0 H
ar

ris
on

 St
re

et
, 

As
hl

an
d,

 O
R

97
52

0
+1

 50
3-

91
7-

02
67

PA
GE

:

15OF
DA

TE
: 1

4T
H 

OF
 JA

NU
AR

Y, 
20

26
2

A
R
EA

 7
 -

 B
U

IL
D

IN
G

 1

Total Page Number: 72



BUILDING 1- Patton Lane View

BUILDING 1 - Nandina View (North) BUILDING 1 - South View

NOTE: Lower level is a daylight basement, 
i.e., 50% subterranean.

STANDING SEAM 
METAL ROOF

12:2

COMPOSITE SHINGLES

CEMENTITIOUS LAP SIDING

HARDIE MULTI-GROOVE PANEL

RIDGE
25'-10 1/4" +/- (A.F.F.)

2nd LEVEL CEILING
19'-0 3/4" +/- (A.F.F.)

2nd LEVEL (ELEV. 1798)
10'-0 3/4" +/- (A.F.F.)

1st LEVEL (ELEV. 1788) 
0'-0" +/- (F.F.)

12
5.5

BUILDING 1- Pathway View

RIDGE
25'-10 1/4" +/- (A.F.F.)

2nd LEVEL CEILING
19'-0 3/4" +/- (A.F.F.)

2nd LEVEL (ELEV. 1795)
10'-0 3/4" +/- (A.F.F.)

1st LEVEL (ELEV. 1785)
0'-0" +/- (F.F.)
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NOTE: Lower level is daylight basement, i.e., 50% subterranean.

Aerial View

View from S. Patton Lane
View from the corner of S. Nandina Street and Patton Lane

Rear View from Pathway
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BUILDING 2- Patton Lane View

NOTE: Lower level is a daylight basement, 
i.e., 50% subterranean.

STANDING SEAM 
METAL ROOF

12:2

COMPOSITE SHINGLES

CEMENTITIOUS LAP SIDING

HARDIE MULTI-GROOVE PANEL

RIDGE
25'-6 1/4" +/- (A.F.F.)

2nd LEVEL CEILING
19'-0 3/4" +/- (A.F.F.)

2nd LEVEL (ELEV. 1791)
10'-0 3/4" +/- (A.F.F.)

1st LEVEL (ELEV. 1781) 
0'-0" +/- (F.F.)

12
5.5

BUILDING 2- Pathway View

RIDGE
27'-0 3/4" +/ (A.F.F.)

2nd LEVEL CEILING
19'-0 3/4" +/- (A.F.F.)

2nd LEVEL (ELEV. 1789)
10'-0 3/4" +/- (A.F.F.)

1st LEVEL (ELEV. 1779) 
0'-0" +/- (F.F.)

RIDGE
25'-6 1/4" +/- (A.F.F.)

2nd LEVEL CEILING
19'-0 3/4" +/- (A.F.F.)

2nd LEVEL (ELEV. 1793)
10'-0 3/4" +/- (A.F.F.)

1st LEVEL (ELEV. 1783) 
0'-0" +/- (F.F.)
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5.5
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BUILDING 2-  South View

NOTE: Lower level is a daylight basement, 
i.e., 50% subterranean.

STANDING SEAM 
METAL ROOF

12:2

COMPOSITE SHINGLES

CEMENTITIOUS LAP SIDING

RIDGE
27'-0 3/4" +/ (A.F.F.)

2nd LEVEL CEILING
19'-0 3/4" +/- (A.F.F.)

2nd LEVEL (ELEV. 1791)
10'-0 3/4" +/- (A.F.F.)

1st LEVEL (ELEV. 1781) 
0'-0" +/- (F.F.)

12
5.5

BUILDING 2- North View

RIDGE
25'-6 1/4" +/- (A.F.F.)

2nd LEVEL CEILING
19'-0 3/4" +/- (A.F.F.)

2nd LEVEL (ELEV. 1789)
10'-0 3/4" +/- (A.F.F.)

1st LEVEL (ELEV. 1779) 
0'-0" +/- (F.F.)

RIDGE
25'-6 1/4" +/- (A.F.F.)

2nd LEVEL CEILING
19'-0 3/4" +/- (A.F.F.)

2nd LEVEL (ELEV. 1793)
10'-0 3/4" +/- (A.F.F.)

1st LEVEL (ELEV. 1783) 
0'-0" +/- (F.F.)
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5.5
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NOTE: Lower level is daylight basement, i.e., 50% subterranean.

Aerial View

View from Pathway
View from the corner of Nandina Street and Mariposa Court

Rear View from Pathway
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BUILDING 3- Pathway View

NOTE: Lower level is a daylight basement, 
i.e., 50% subterranean.

COMPOSITE SHINGLES

CEMENTITIOUS LAP SIDING

HARDIE STUCCO PANEL
RIDGE
25'-0 3/4" +/- (A.F.F.)

2nd LEVEL CEILING
19'-0 3/4" +/- (A.F.F.)

2nd LEVEL (ELEV. 1804)
10'-0 3/4" +/- (A.F.F.)

1st LEVEL (ELEV. 1794) 
0'-0" +/- (F.F.)

12
5.5

BUILDING 3- Mariposa Court View

RIDGE
24'-10" +/- (A.F.F.)

2nd LEVEL CEILING
19'-0 3/4" +/- (A.F.F.)

2nd LEVEL (ELEV. 1804)
10'-0 3/4" +/- (A.F.F.)

1st LEVEL (ELEV. 1794) 
0'-0" +/- (F.F.)

RIDGE
25'-3 1/2" +/- (A.F.F.)

2nd LEVEL CEILING
19'-0 3/4" +/- (A.F.F.)

2nd LEVEL (ELEV. 1804)
10'-0 3/4" +/- (A.F.F.)

1st LEVEL (ELEV. 1794) 
0'-0" +/- (F.F.)
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BUILDING 3 -  South View

NOTE: Lower level is a daylight basement, 
i.e., 50% subterranean.

RIDGE
25'-3 1/2" +/- (A.F.F.)

2nd LEVEL CEILING
19'-0 3/4" +/- (A.F.F.)

2nd LEVEL (ELEV. 1804)
10'-0 3/4" +/- (A.F.F.)

1st LEVEL (ELEV. 1794) 
0'-0" +/- (F.F.)

12
5.5

BUILDING 3 - North View

RIDGE
24'-10" +/- (A.F.F.)

2nd LEVEL CEILING
19'-0 3/4" +/- (A.F.F.)

2nd LEVEL (ELEV. 1804)
10'-0 3/4" +/- (A.F.F.)

1st LEVEL (ELEV. 1794) 
0'-0" +/- (F.F.)

12
5.5

CEMENTITIOUS LAP SIDING

CEMENTITIOUS LAP SIDING

COMPOSITE SHINGLES

LIN
DE

M
AN

N 
DE

SI
GN

 
LL

C

OW
NE

R/
CL

IEN
T:

TA
YL

OR
ED

 EL
EM

EN
TS

 
CO

NS
TR

UC
TIO

N,
 LL

C.
 

16
79

 Ja
ck

so
n R

d,
 As

hl
an

d,
 O

R 
97

52
0

+1
 54

1-
69

0-
16

17

KE
ST

RE
L P

AR
K 

- P
HA

SE
 3

AR
EA

S 4
, 5

, &
 6

CO
NC

EP
TU

AL
 AR

CH
ITE

CT
UR

E

HO
M

E D
ES

IG
NE

R:
DE

'ZI
N 

LL
C

17
0 H

ar
ris

on
 St

re
et

, 
As

hl
an

d,
 O

R
97

52
0

+1
 50

3-
91

7-
02

67

PA
GE

:

PA
GE

:

PA
GE

:
OF

OW
NE

R/
CL

IEN
T:

TA
YL

OR
ED

 EL
EM

EN
TS

 
CO

NS
TR

UC
TIO

N,
 LL

C.
 

16
79

 Ja
ck

so
n R

d,
 As

hl
an

d,
 O

R 
97

52
0

+1
 54

1-
69

0-
16

17

KE
ST

RE
L P

AR
K 

- P
HA

SE
 3

AR
EA

 7 
- C

ON
CE

PT
UA

L A
RC

HI
TE

CT
UR

E
HO

M
E D

ES
IG

NE
R:

DE
'ZI

N 
LL

C
17

0 H
ar

ris
on

 St
re

et
, 

As
hl

an
d,

 O
R

97
52

0
+1

 50
3-

91
7-

02
67

PA
GE

:

15OF
DA

TE
: 1

4T
H 

OF
 JA

NU
AR

Y, 
20

26
9

A
R
EA

 7
 -

 B
U

IL
D

IN
G

 3

Total Page Number: 79



NOTE: Lower level is daylight basement, i.e., 50% subterranean.

Aerial View

View from PathwayView from South Mariposa Court

Rear View from Pathway
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BUILDING 4 - Pathway View

NOTE: Lower level is a daylight basement, 
i.e., 50% subterranean.

STANDING SEAM 
METAL ROOF

12:2

COMPOSITE SHINGLES

RIDGE
24'-7 1/4" +/- (A.F.F.)

2nd LEVEL CEILING
19'-0 3/4" +/- (A.F.F.)

2nd LEVEL (ELEV. 1803)
10'-0 3/4" +/- (A.F.F.)

1st LEVEL (ELEV. 1793) 
0'-0" +/- (F.F.)

BUILDING 4 - Mariposa Court View

RIDGE
25'-9" +/- (A.F.F.)

2nd LEVEL CEILING
19'-0 3/4" +/- (A.F.F.)

2nd LEVEL (ELEV. 1803)
10'-0 3/4" +/- (A.F.F.)

1st LEVEL (ELEV. 1793) 
0'-0" +/- (F.F.)

12
5.5

CEMENTITIOUS LAP SIDING

HARDIE MULTI-GROOVE PANEL
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BUILDING 4 -  South View

NOTE: Lower level is a daylight basement, 
i.e., 50% subterranean.

STANDING SEAM 
METAL ROOF

12:2

COMPOSITE SHINGLES

CEMENTITIOUS LAP SIDING

RIDGE
25'-9" +/- (A.F.F.)

2nd LEVEL CEILING
19'-0 3/4" +/- (A.F.F.)

2nd LEVEL (ELEV. 1803)
10'-0 3/4" +/- (A.F.F.)

1st LEVEL (ELEV. 1793) 
0'-0" +/- (F.F.)

12
5.5

BUILDING 4 - North View

RIDGE
24'-7 1/4" +/- (A.F.F.)

2nd LEVEL CEILING
19'-0 3/4" +/- (A.F.F.)

2nd LEVEL (ELEV. 1803)
10'-0 3/4" +/- (A.F.F.)

1st LEVEL (ELEV. 1793) 
0'-0" +/- (F.F.)
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View from Top of Nandina St
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View from Nandina and Patton
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View from Lower Patton Ln
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SUN ANGLE ON DEC 21 AT NOON

SUN ANGLE ON DEC 21 AT NOON

TOP OF FASCIA
(19'-6 34" ABOVE FIRST LEVEL AFF) TOP OF FASCIA

(19'-6 34" ABOVE FIRST LEVEL AFF)

+1794' BASEMENT ELEVATION

+1793' BASEMENT ELEVATION

NANDINA STREET

1'
-1

" A
BO

VE
FI

N
IS

H
ED

 F
LO

O
R

25°

25°

SUN ANGLE ON

DEC 21 AT NOON

SUN ANGLE ON DEC 21 AT NOON

25°

TOP OF FASCIA
(19'-6 34" ABOVE FIRST LEVEL AFF)

TOP OF FASCIA
(19'-6 34" ABOVE FIRST LEVEL AFF)

+1788' BASEMENT ELEVATION

+1783' BASEMENT ELEVATION

NANDINA STREET

2'
-1

0"
 A

BO
VE

FI
N

IS
H

ED
 F

LO
O

R

25°

SCALE:3/16"=1'-0"2 WEST ELEVATION (VIEW FROM PATHWAY)

SCALE:3/16"=1'-0"1 WEST ELEVATION (VIEW FROM PATTON LN)  

BUILDING 1

BUILDING 2

BUILDING 3 BUILDING 4

KESTREL HILLSIDE - AREA 7
ASHLAND, OREGON  97520
SHEET 1 OF 3

SOLAR ANALYSIS
SCALE: 3

16"=1'-0"
1/14/2026

170 Harrison St.
Ashland, OR 97520
(503) 917-0267
inquiries@dezinfinehomes.com
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SUN ANGLE ON DEC 21 AT NOON

SCALE:  N.T.S.1 AERIAL VIEW SHOWING CAST SHADOWS

BUILDING 1

BUILDING 2

KESTREL HILLSIDE - AREA 7
ASHLAND, OREGON  97520
SHEET 2 OF 3

SOLAR ANALYSIS
SCALE: NOT TO SCALE
1/14/2026

170 Harrison St.
Ashland, OR 97520
(503) 917-0267
inquiries@dezinfinehomes.com

BUILDING 3

BUILDING 4

NANDINA ST.

PATTON LN.

Total Page Number: 87
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1796

1792
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1793
1791

JULIAN COURT

PA
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N
 LN

.

LOT 40

LOT 39

PEDESTRIAN PATH

1789
1788

1787

1786

1785

1805

1786

1799

1796

1797

1799

1795
U

S F.F. =
 1799.5

1802.5

D
S F.F. =

 1789.3

U
S F.F. =

 1800.5

1804.5

1787

1786.5

top of wall 1798

1799

1798

1797

1796

1794

1793

1792

1791

1791
1792

1793
1794

1789

1788

1787

1800

1805

1804

ELEVATION 1779.25

ELEVATION 1785.25

ELEVATION 1795.25

ELEVATION 1791.5

ELEVATION 1803.5

ELEVATION 1805.75

1795.5 ELEV. @ 150' FROM CENTER OF LOT
(1795.5-1779.25=16.25)

16.25'÷150'= 0.108 SLOPE

1795.5 ELEV. @ 150' FROM CENTER OF LOT
(1795.5-1785.25= 10.25)

10.25'÷150'= 0.068 SLOPE

1804.25 ELEV. @ 150' FROM CENTER OF LOT
(1805.75-1804.25= -1.5)
-1.5'÷150'= -0.01 SLOPE

1805.0 ELEV. @ 150' FROM CENTER OF LOT
(1805.0-1803.5= 1.5')

1.5'÷150'= 0.01 SLOPE

1800.0 ELEV. @ 150' FROM CENTER OF LOT
(1800.0-1791.5=8.5')

8.5'÷150'= 0.57 SLOPE

1800.25 ELEV. @ 150' FROM CENTER OF LOT
(1800.25-1795.0= 5.25)

5.25'÷150'= 0.035 SLOPE

HIGHEST SHADE PRODUCING POINT
+16.55' ABOVE NAT. GRADE

HIGHEST SHADE PRODUCING POINT
+19.55' ABOVE NAT. GRADE

AVERAGE SLOPE:
(.108)+(.057)=.165÷2=.083

AVERAGE SLOPE:
(.057)+(.01)=.067÷2= .035

AVERAGE SLOPE:
(.068)+(.035)=.103÷2= .052

AVERAGE SLOPE:
(.035)+(-.01)=.025÷2= -.0125

BUILDING 4 SHADOW LINE:
20.96' FROM HIGHEST

SHADE PRODUCING POINT

BUILDING 4 SHADOW LINE:
19.65' FROM HIGHEST

SHADE PRODUCING POINT

BUILDING 1 SHADOW LINE:
21.23' FROM HIGHEST

SHADE PRODUCING POINT

BUILDING 2 SHADOW LINE:
25.66' FROM HIGHEST

SHADE PRODUCING POINT

LOT MIDLINE

LOT MIDLINE

LOT MIDLINE
LOT MIDLINE

north

10' 20' 30' 40' 50'

1783

SOLAR SETBACK CALCULATION: BUILDING 2
SLOPE CALCULATION:
Average Slope: (POSITIVE) 0.084
(1795.5-1779.25=16.25) 16.25'÷150'= 0.108 SLOPE
(1800.0-1791.5=8.5') 8.5'÷150'= 0.57 SLOPE
(.108)+(-.057)= 0.165
-0.165÷2=-.083 AVERAGE SLOPE

BUILDING HEIGHT: 19.55'
Highest Shade Producing Point (H)=19.55'
See Section 1/A5.0

"CLASS A" SETBACK CALCULATION: 37.53'
(H)19.55'-6= 13.55'
.445+(.083)= 0.528
13.55'/0.528= 25.66'

SOLAR SETBACK CALCULATION: BUILDING 4
SLOPE CALCULATION:
Average Slope: (POSITIVE) 0.034
(1800.0-1791.5=8.5') 8.5'÷150'= 0.057 SLOPE
(1805.0-1803.5= 1.5') 1.5'÷150'= 0.01 SLOPE
(.057)+(.01)=.067
0.067÷2= -.034 AVERAGE SLOPE

BUILDING HEIGHT: 16.25'
Highest Shade Producing Point (H)=16.25'
See Section 1/A5.0

"CLASS A" SETBACK CALCULATION: 24.87'
(H)16.25'-6= 10.25'
.445+(.034)= 0.479
10.25'/0.479= 20.96'

SOLAR SETBACK CALCULATION: BUILDING 1
SLOPE CALCULATION:
Average Slope: (POSITIVE) -0.02
(1795.5-1785.25= -0.75) 10.25'÷150'= -0.068 SLOPE
(1800.25-1795.0=5.25') 5.25'÷150'= -0.035 SLOPE
(.068)+(.035)=.103
0.103÷2= .052 AVERAGE SLOPE

BUILDING HEIGHT: 16.55'
Highest Shade Producing Point (H)=16.55'
See Section 1/A5.0

"CLASS A" SETBACK CALCULATION: 24.82'
(H)16.55'-6= 10.55'
.445+(.052)= 0.497
10.55'/0.497= 21.23'

SOLAR SETBACK CALCULATION: BUILDING 3
SLOPE CALCULATION:
Average Slope: (POSITIVE) -0.01
(1800.25-1795.0-= 5.25) 5.25'÷150'= 0.035 SLOPE
(1805.75-1804.25= -1.5) -1.5'÷150'= -0.01 SLOPE
(.035)+(-.01)=.025
0.025÷2= .013 AVERAGE SLOPE

BUILDING HEIGHT: 14.55'
Highest Shade Producing Point (H)=14.55'
See Section 1/A5.0

"CLASS A" SETBACK CALCULATION: 19.65'
(H)14.55'-6= 8.55'
.445+(.013)= 0.458
8.55'/0.458= 18.67'

HIGHEST SHADE PRODUCING POINT
+16.25' ABOVE NAT. GRADE

HIGHEST SHADE PRODUCING POINT
+14.55' ABOVE NAT. GRADE

SCALE:1" = 20'-0"1 SOLAR CALCS - AREA 7

BUILDING 1

BUILDING 2

KESTREL HILLSIDE - AREA 7
ASHLAND, OREGON  97520
SHEET 3 OF 3

SOLAR ANALYSIS
SCALE: 1"= 20'-0"
1/14/2026

170 Harrison St.
Ashland, OR 97520
(503) 917-0267
inquiries@dezinfinehomes.com

BUILDING 3

BUILDING 4

NANDINA ST.
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JOB NO. 2413

12.12.25

SERVICE
SIDE

MAINLINE
SIDE

1

2

ENCLOSURE SIZE PLUS 6"
LENGTH AND WIDTH

3

HE
IG

HT
 A

S 
PE

R
LO

C
A

L 
C

O
D

E

4

5

6

7

8 9

REDUCED PRESSURE BACKFLOW W/ ENCLOSURE
1" = 1'-0"

REDUCED PRESSURE
BACKFLOW DEVICE
AS SPECIFIED

1

BACKFLOW
ENCLOSURE AS
SPECIFIED

2

CONCRETE THRUST
BLOCKS, 90 LBS OF
CONCRETE EACH

3

GALVANIZED NIPPLES
AND ELL AS
REQUIRED

4

GALVANIZED UNIONS
AT EACH SIDE

5

GALVANIZED RISERS6

4" THICK MIN.
CONCRETE PAD

7

GALVANIZED ELL
AND NIPPLE, TYPICAL

8

PVC COUPLER OR
REDUCER AS
REQUIRED, TYPICAL

9

2
P-KE-04

1/2" IN LAWN AREAS
1" IN PLANT AREAS

ROUND PLASTIC VALVE BOX  

FINISH GRADE

4"
 M

IN
.

16
" M

IN
. ISOLATION BALL VALVE, LINE

SIZE (SEE SPECIFICATIONS)

SCH. 80 PVC MALE
ADAPTORS

3/4" AGGREGATE BASE

PROVIDE (2) BRICK SUPPORTS
AT EA. VALVE LOCATION.

SECTION: ISOLATION BALL VALVE
1/2" = 1'-0"

3
P-KE-32

POINT OF CONNECTION TO METER

1" PRESSURE REGULATOR VALVE
1" DOUBLE CHECK VALVE 

1" ISOLATION BALL VALVE

M
BY OTHERS BY IRRIGATION INSTALLER

1" PVC IRRIGATION STUB

1" IRRIGATION P.O.C. STUB INTO LANDSCAPING
BY OTHERS

PROPOSED 5/8" WATER METER -
VERIFY ON SITE.

ZURN 350XL 

1" MAINLINE

IRRIGATION POINT OF CONNECTION
N.T.S.

1
P-KE-26

FINISH SURFACE

CLEAN BACKFILL, COMPACT
TO 90%

NON - PRESSURE LATERAL LINE

PRESSURE SUPPLY LINE

DIRECT BURIAL,
LOW VOLTAGE CONTROL WIRES

MIN. 2" OF CLEAN EARTH

16
" M

IN
. D

EP
TH

10
" M

IN
.

6"

3"

DETAIL: IRRIGATION LINE TRENCH
1" = 1'-0"

4
P-KE-08

NOTES
1. THE INDICATED MIN. LINE DEPTHS APPLY TO BOTH TRENCH AND SLEEVE APPLICATIONS.
2. COORDINATE INSTALLATION OF PIPING AND WIRES UNDER   VEHICULAR PAVEMENT AREAS

WITH OTHER TRADES.
3. ALL SLEEVES TO BE 4" SCH 40 PVC UNLESS OTHERWISE APPROVED.
4. ALL SLEEVES TO RUN 12" (MIN.) PAST EDGE OF HARDSCAPE.  TAPE ENDS OF SLEEVES UPON

INSTALLATION AND STAKE ENDS IF BACKFILLING OCCURS PRIOR TO IRRIGATION WORK.

3" MIN10
" M

IN
16

" M
IN

 /
 2

4"
 M

A
X

FINISH GRADE

BOTTOM OF HARDSCAPE
SURFACE

CLEAN BACKFILL

NON-STATIC PRESSURE
LATERAL LINE

STATIC PRESSURE SUPPLY LINE

DIRECT BURIAL, LOW VOLTAGE
CONTROL + SENSOR WIRES

PVC SLEEVE OR
APPROVED EQUAL

DETAIL: IRRIGATION SLEEVING @ PAVEMENT
3/8" = 1'-0"

5
P-KE-19

PLASTIC VALVE BOX WITH T-TOP
NON-LATCHING LID.

ADJ. FINISH GRADE

REMOTE CONTROL VALVE
CONTROL WIRE

MANUAL ANGLE VALVE. SAME SIZE
AS CONTROL VALVE.

MAIN LINE FITTING

MAIN SUPPLY LINE

TO SPRINKLERS

CLEAN GRAVEL @ 4" DEPTH

NOTES:
1.  INSTALL (1) ONE VALVE PER BOX.
2.  PLACE  CHRISTY'S I.D. TAG WITH STATION NUMBER ON VALVES.
3.  SET VALVE BOXES PARALLEL AND LEVEL TO EACH OTHER (WHEN

FEASIBLE) & PERPENDICULAR  TO HARDSCAPE EDGES.
4. SET TOP OF VALVE FLUSH.

SCH. 80 PVC NIPPLE

2"

BRICK SUPPORT (TYP.)

1/2" @ LAWN
1" @ SHRUB BED

LANDSCAPE FABRIC WRAPPED
UNDERNEATH AND UP ALL SIDES.
(TYP.)

DETAIL: REMOTE CONTROL VALVE
1/4" = 1'-0" P-KE-06

6

DRIP REMOTE CONTROL VALVE (SEE PLAN)
WITH FILTER REGULATOR
IRRIGATION VALVE BOX
WATERPROOF CONNECTORS (2)
18"-24" COILED WIRE TO CONTROLLER
FINISH GRADE AT ADJACENT SURFACE
(TURF OR MULCH)
SCH. 80 CLOSE NIPPLE, MATCH SIZE TO
VALVE

ISOLATION VALVE, SIZE AND TYPE PER PLAN
PVC SLIP X MPT ADAPTOR
BRICK SUPPORTS (4)
FILTER FABRIC - WRAP TWICE AROUND
BRICK SUPPORTS
3/4" WASHED GRAVEL - 4" MIN. DEPTH
IRRIGATION LATERAL LINE
IRRIGATION MAIN LINE W/ TEE TO VALVE

LEGEND

MIN. 1"
 CLR.

12

5

6

8
7

1311
10

9

8
6

34 21 5

13
12
11

10
9
8
7

6

5
4
3
2

1

DETAIL: DRIP CONTROL VALVE
1 1/2" = 1'-0"

7
P-KE-22

1

2

3

4

5

6
7

8

9

10

WIRE BUNDLE JUNCTION BOX
1 1/2" = 1'-0"

VALVE BOX LID, HEAD BRAND "J BOX" ON
LID WITH 2" HIGH LETTERS

1

10" X 15" BOX2

LOOP, BUNDLE, AND LABEL SPARE WIRES
THAT ARE TO CONTINUE, AS OCCURS

3

1/2" WIRE CLOTH GOPHER PROTECTION
SCREEN, WRAP 6" UP SIDES

4

TWO 6" X 2" X 16" CONCRETE BLOCK CPAS,
ONE ON EACH SIDE OF BOX

5

SET BOX FLUSH TO GRADE AT LAWN6

SET BOX 2" ABOVE GRADE AT SHRUBS7

SPARE WIRES THAT ARE TO TERMINATE AT
THIS BOX: COIL 30" LENGTH AND I.D. TAG

8

WIRES TO CONTROLLER9

MAINLINE AS OCCURS10

8
P-KE-37

4" GRATE (INCLUDED)
BUBBLER (INCLUDED)
ROOT WATERING
SYSTEM W/ FACTORY
INSTALLED HCV
CHECK VALVE
FINISH GRADE

NOTE:
HUNTER RZWS-18-25
(INCLUDES (0.25 GPM)
BUBBLER) WITH RISER, GRATE,
SWING ASSEMBLY, 12" MALE
NPT INLET, HCV CHECK
VALVE, AND BASKET
CANISTER.)

1
2" PVC SCH 80 NIPPLE

(INCLUDED)

1
2" 90° ELBOW

(INCLUDED)

IRRIGATION PVC
LATERAL LINE
RZWS CANISTER

BARK MULCH

INSTALL AT EDGE OF ROOT BALL

NOTE:
RZWS CANISTERS TO BE
INSTALLED PARALLEL TO
PROPOSED SLOPE.

SECTION: RZWS WATERING SYSTEM
3" = 1'-0"9 P-KE-23

LF

DRIP REMOTE CONTROL
VALVE
PVC OR BLANK DRIP LINE SUPPLY
HEADER

DRIP LINE START CONNECTION MALE
ADAPTER

DRIP LINE LATERAL TUBING (18" O.C.)

PLANTING AREA PERIMETER - INSTALL
DRIPLINE 8" - 12" FROM EDGE OF
ADJACENT HARDSCAPE

PVC EXHAUST/END OF RUN HEADER

LOCATE PERIMETER LATERALS A
MINIMUM OF 10" FROM PLANTER
PERIMETER.

FLUSH VALVE PLUMBED TO PVC OR
BLANK DRIPLINE AT END OF SYSTEM

EI

HUNTER ECO-INDICATOR

PLAN DIAGRAM: LANDSCAPE DRIP LINE LAYOUT
1" = 1'-0"

10
P-KE-01

FINISH GRADE @ BARK MULCH

10
" M

IN
.

3"

COMBINATION TWO WAY TEE

DRIP LINE TUBING PER PLAN

FINISH GRADE @ PLANTING SOIL

3/4" SCH 80 PVC NIPPLE

PVC TEE
PVC PIPING

DETAIL: DRIPLINE SOURCE CONNECTION
1" = 1'-0"

11
P-KE-02

PEA GRAVEL SUMP (MIN. ONE
CUBIC FOOT)

6" ROUND VALVE BOX

FINISH GRADE @ BARK MULCH

LINE FLUSHING VALVE

COMPRESSION RING

BLANK DRIP LINE TUBING

3"

BRICK SUPPORTS (MIN. THREE)

DETAIL: DRIP LINE FLUSH VALVE
1" = 1'-0"

12
P-KE-03

Total Page Number: 92
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SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY PSI
HUNTER RZWS-SLEEVE-18-CV
18IN. LONG RZWS WITH FILTER FABRIC SLEEVE, .25 GPM OR .50
GPM BUBBLER OPTIONS, CHECK VALVE, 1/2IN. SWING JOINT
FOR CONNECTION TO 1/2IN. PIPE

54 30

SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY
HUNTER ICZ-101-25 1"
DRIP CONTROL ZONE KIT.  1IN. ICV GLOBE VALVE WITH 1IN.
HY100 FILTER SYSTEM.  PRESSURE REGULATION: 25PSI.  FLOW
RANGE: 2 GPM TO 20 GPM.  150 MESH STAINLESS STEEL
SCREEN.

5

HUNTER ICZ-101-40-LF 1"
DRIP CONTROL ZONE KIT. 1IN. ICV GLOBE VALVE WITH 1IN.
HY100 FILTER SYSTEM.  PRESSURE REGULATION: 40 PSI. FLOW
RANGE: .5 GPM - 15 GPM.  150 MESH STAINLESS STEEL
SCREEN.

4

PIPE TRANSITION POINT IN DRIP BOX
PIPE TRANSITION POINT FROM PVC LATERAL TO DRIP TUBING
WITH RISER IN 6IN. DRIP BOX.

43

HUNTER AFV-075
AUTOMATIC FLUSH VALVE WITH 3/4IN. FNPT CONNECTION.

6

AREA TO RECEIVE DRIPLINE
HUNTER HDL-06-18-CV
HDL-06-18-CV: HUNTER DRIPLINE W/ 0.6 GPH EMITTERS AT 18"
O.C.  CHECK VALVE, DARK BROWN TUBING  WITH GRAY
STRIPING. DRIPLINE LATERALS SPACED AT 18" APART, WITH
EMITTERS OFFSET FOR TRIANGULAR PATTERN. INSTALL WITH
HUNTER PLD BARBED OR PLD-LOC FITTINGS.

7,408 LF

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

1

HUNTER HQ-44LRC 1"
QUICK COUPLER VALVE, YELLOW RUBBER LOCKING COVER,
RED BRASS AND STAINLESS STEEL, WITH 1IN. NPT INLET, 2-PIECE
BODY.

5

HUNTER P2C-400 WITH (02) PCM-300
LIGHT COMMERCIAL & RESIDENTIAL CONTROLLER,
10-STATION EXPANDED MODULE CONTROLLER, 120 VAC,
OUTDOOR/INDOOR MODEL

1

HUNTER SOLAR-SYNC
SOLAR, RAIN FREEZE SENSOR WITH OUTDOOR INTERFACE,
CONNECTS TO HUNTER PCC, PRO-C, AND I-CORE
CONTROLLERS, INSTALL AS NOTED. INCLUDES 10 YEAR
LITHIUM BATTERY AND RUBBER MODULE COVER, AND GUTTER
MOUNT BRACKET.  WIRED.

1

WATER METER 5/8"
PARKROW IRRIGATION - SYSTEM DESIGNED FOR 50 PSI MIN @
WM.

1

WATER METER 5/8"
RESIDENTIAL WATER METER - SYSTEM DESIGNED FOR 50 PSI
MIN @ WM.

1

WATER METER 5/8"
RESIDENTIAL WATER METER - SYSTEM DESIGNED FOR 50 PSI
MIN @ WM.

1

WATER METER 5/8"
RESIDENTIAL WATER METER - SYSTEM DESIGNED FOR 50 PSI
MIN @ WM.

1

WATER METER 5/8"
RESIDENTIAL WATER METER - SYSTEM DESIGNED FOR 50 PSI
MIN @ WM.

1

IRRIGATION LATERAL LINE: PVC SCHEDULE 40 1" 1,991 LF

IRRIGATION MAINLINE: PVC SCHEDULE 40 1" 123.5 LF

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

301.5 LF
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#
Valve Number

Valve Size

Valve Flow

Valve Callout

#

IRRIGATION SCHEDULE

NUMBER MODEL SIZE TYPE GPM PSI PSI @ POC PRECIP

1 HUNTER ICV-G 1" BUBBLER 4 32.7 1.03 in/h
2 HUNTER ICZ-101-25 1" AREA FOR DRIPLINE 8.79 38.6 0.63 in/h
3 HUNTER ICZ-101-40-LF 1" BUBBLER 3.5 34.1 1.11 in/h
4 HUNTER ICZ-101-25 1" AREA FOR DRIPLINE 12.6 40.4 0.78 in/h
5 HUNTER ICZ-101-40-LF 1" BUBBLER 2 33.0 1.05 in/h
6 HUNTER ICZ-101-25 1" AREA FOR DRIPLINE 10.35 38.9 0.68 in/h
7 HUNTER ICZ-101-25 1" BUBBLER 2.5 33.4 1.08 in/h
8 HUNTER ICZ-101-40-LF 1" AREA FOR DRIPLINE 9.16 38.1 0.63 in/h
9 HUNTER ICZ-101-40-LF 1" AREA FOR DRIPLINE 8.58 37.6 0.64 in/h
10 HUNTER ICZ-101-25 1" BUBBLER 1.5 33.0 1.18 in/h

VALVE SCHEDULE

Generated: 2025-12-19
14:33

P.O.C. NUMBER: 01
Water Source Information: Parkrow
Irrigation - System Designed for 50 PSI MIN @
WM.

FLOW AVAILABLE
Water Meter Size: 5/8"
Flow Available 15 GPM

PRESSURE AVAILABLE
Static Pressure at POC: 70 PSI
Elevation Change: 5.00 ft
Service Line Size: 1"
Length of Service Line: 20 ft
Pressure Available: 67 PSI

DESIGN ANALYSIS
Maximum Station Flow: 8.79 GPM
Flow Available at POC: 15 GPM
Residual Flow Available: 6.21 GPM

  Design Pressure: 30 PSI
  Friction Loss: 1.22 PSI
  Fittings Loss: 0.12 PSI
  Elevation Loss: 0 PSI
  Loss through Valve: 7.27 PSI
Pressure Req. at Critical Station: 38.6 PSI
Loss for Fittings: 0.01 PSI
Loss for Main Line: 0.12 PSI
Loss for POC to Valve Elevation: 0 PSI
Loss for Backflow: 0 PSI
Loss for Water Meter: 2.85 PSI
Critical Station Pressure at POC: 41.6 PSI
Pressure Available: 67 PSI
Residual Pressure Available: 25.4 PSI

P.O.C. NUMBER: 02
Water Source Information: Residential
Water Meter - System Designed for 50 PSI MIN
@ WM.

FLOW AVAILABLE
Water Meter Size: 5/8"
Flow Available 15 GPM

PRESSURE AVAILABLE
Static Pressure at POC: 70 PSI
Elevation Change: 5.00 ft
Service Line Size: 1"
Length of Service Line: 20 ft
Pressure Available: 67 PSI

DESIGN ANALYSIS
Maximum Station Flow: 10.15 GPM
Flow Available at POC: 15 GPM
Residual Flow Available: 4.85 GPM

  Design Pressure: 30 PSI
  Friction Loss: 0.6 PSI
  Fittings Loss: 0.06 PSI
  Elevation Loss: 0 PSI
  Loss through Valve: 8.21 PSI
Pressure Req. at Critical Station: 38.7 PSI
Loss for Fittings: 0.24 PSI
Loss for Main Line: 2.39 PSI
Loss for POC to Valve Elevation: 0 PSI
Loss for Backflow: 0 PSI
Loss for Water Meter: 3.81 PSI
Critical Station Pressure at POC: 45.2 PSI
Pressure Available: 67 PSI
Residual Pressure Available: 21.8 PSI

P.O.C. NUMBER: 03
Water Source Information: Residential
Water Meter - System Designed for 50 PSI MIN
@ WM.

FLOW AVAILABLE
Water Meter Size: 5/8"
Flow Available 15 GPM

PRESSURE AVAILABLE
Static Pressure at POC: 70 PSI
Elevation Change: 5.00 ft
Service Line Size: 1"
Length of Service Line: 20 ft
Pressure Available: 67 PSI

DESIGN ANALYSIS
Maximum Station Flow: 12.6 GPM
Flow Available at POC: 15 GPM
Residual Flow Available: 2.4 GPM

  Design Pressure: 30 PSI
  Friction Loss: 0.8 PSI
  Fittings Loss: 0.08 PSI
  Elevation Loss: 0 PSI
  Loss through Valve: 9.56 PSI
Pressure Req. at Critical Station: 40.4 PSI
Loss for Fittings: 0.02 PSI
Loss for Main Line: 0.21 PSI
Loss for POC to Valve Elevation: 0 PSI
Loss for Backflow: 0 PSI
Loss for Water Meter: 5.74 PSI
Critical Station Pressure at POC: 46.4 PSI
Pressure Available: 67 PSI
Residual Pressure Available: 20.6 PSI

CRITICAL ANALYSIS

P.O.C. NUMBER: 04
Water Source Information: Residential
Water Meter - System Designed for 50 PSI MIN
@ WM.

FLOW AVAILABLE
Water Meter Size: 5/8"
Flow Available 15 GPM

PRESSURE AVAILABLE
Static Pressure at POC: 70 PSI
Elevation Change: 5.00 ft
Service Line Size: 1"
Length of Service Line: 20 ft
Pressure Available: 67 PSI

DESIGN ANALYSIS
Maximum Station Flow: 9.16 GPM
Flow Available at POC: 15 GPM
Residual Flow Available: 5.84 GPM

  Design Pressure: 30 PSI
  Friction Loss: 0.55 PSI
  Fittings Loss: 0.06 PSI
  Elevation Loss: 0 PSI
  Loss through Valve: 7.5 PSI
Pressure Req. at Critical Station: 38.1 PSI
Loss for Fittings: 0.01 PSI
Loss for Main Line: 0.15 PSI
Loss for POC to Valve Elevation: 0 PSI
Loss for Backflow: 0 PSI
Loss for Water Meter: 3.11 PSI
Critical Station Pressure at POC: 41.4 PSI
Pressure Available: 67 PSI
Residual Pressure Available: 25.6 PSI

P.O.C. NUMBER: 05
Water Source Information: Residential
Water Meter - System Designed for 50 PSI MIN
@ WM.

FLOW AVAILABLE
Water Meter Size: 5/8"
Flow Available 15 GPM

PRESSURE AVAILABLE
Static Pressure at POC: 70 PSI
Elevation Change: 5.00 ft
Service Line Size: 1"
Length of Service Line: 20 ft
Pressure Available: 67 PSI

DESIGN ANALYSIS
Maximum Station Flow: 8.58 GPM
Flow Available at POC: 15 GPM
Residual Flow Available: 6.42 GPM

  Design Pressure: 30 PSI
  Friction Loss: 0.44 PSI
  Fittings Loss: 0.04 PSI
  Elevation Loss: 0 PSI
  Loss through Valve: 7.15 PSI
Pressure Req. at Critical Station: 37.6 PSI
Loss for Fittings: 0.01 PSI
Loss for Main Line: 0.1 PSI
Loss for POC to Valve Elevation: 0 PSI
Loss for Backflow: 0 PSI
Loss for Water Meter: 2.71 PSI
Critical Station Pressure at POC: 40.4 PSI
Pressure Available: 67 PSI
Residual Pressure Available: 26.6 PSI

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

2. REVIEW SPECIFICATION SECTION 328400 FOR ALL ASPECTS OF THE
IRRIGATION SYSTEM INSTALLATION.

3. MAINTAIN AT JOB SITE ONE (1) COPY OF DRAWINGS,
SPECIFICATIONS, ADDENDA, AND APPROVED SHOP DRAWINGS,
CHANGE ORDERS,AND OTHER PROJECT DOCUMENTS.

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

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

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

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

8. NOTIFY OWNER'S REPRESENTATIVE 48 HOURS IN ADVANCE OF ALL
SITE OBSERVATION VISITS REQUIRED BY THE OWNER'S
REPRESENTATIVE.  THE CONTRACTOR SHALL BE PRESENT AT EACH
SITE OBSERVATION VISIT.  REQUIRED VISITS INCLUDE: PRESSURE TEST
AFTER MAINLINE LAID, AFTER NON-PRESSURIZED LINES PRIOR TO
BACKFILL, AND FINAL OPERATION OF ALL IRRIGATION STATIONS
INCLUDING HEAD TO HEAD COVERAGE.

9. IRRIGATION PIPE, HEADS, VALVES, BACKFLOW DEVICE AS NOTED
ON LEGEND.

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

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

12. THIS SYSTEM IS DESIGNED TO A MAXIMUM OF 10 GPM AT ANY TIME.
DO NOT RUN STATIONS CONCURRENTLY THAT WOULD EXCEED THE
10 GPM MAXIMUM.

13. ALL LATERAL PIPE  SHALL BE 1" IN SIZE UNLESS OTHERWISE
INDICATED ON THE PLAN.

14. COORDINATE ALL IRRIGATION EQUIPMENT LOCATIONS WITH
OTHER CONTRACTORS.  NOTIFY THE OWNER'S REPRESENTATIVE IF
CONFLICTS ARE ENCOUNTERED.

15. ALL SPRINKLER HEADS ALONG SIDEWALKS SHALL BE TWO INCHES
FROM SIDEWALKS.

16. PIPE DEPTH - LATERAL LINES - 12 INCH MINIMUM; MAINLINE - 18
INCH MINIMUM.

17. BOTTOM OF TRENCHES AND BACKFILL MATERIAL SHALL BE FREE OF
ROCKS, CLODS, AND OTHER SHARP OBJECTS.  SNAKE PIPE FROM
SIDE TO SIDE AT TRENCH BOTTOM TO ALLOW EXPANSION.

18. DO NOT INSTALL HEADS UNTIL LINES HAVE BEEN THOROUGHLY
FLUSHED AND PRESSURE TESTED.

19. SHUT OFF VALVES ARE REQUIRED AT EACH POINT OF
CONNECTION, VALVE BOX, AND AT EVERY LOCATION WHERE THE
MAINLINE PASSES UNDER 20 FEET OF PAVEMENT.

20. A MANUAL DRAIN MUST BE INSTALLED AT THE LOW SPOT OF EACH
ZONE.THE DRAIN SHOULD BE A BRASS MANUAL ANGLE VALVE WITH
"T" STEM. DRAINS LOCATED ON LATERAL LINES SHALL BE 1" SIZE.

21. COORDINATE WIRE AND CONDUIT LOCATIONS BETWEEN ELECTRIC
CONTROL VALVES AND THE ELECTRIC CONTROLLER.

22. UPON COMPLETION OF ALL SYSTEMS, THE CONTRACTOR SHALL
PERFORM A COVERAGE TEST TO DETERMINE THAT WATER IS BEING
APPLIED CORRECTLY AND ADEQUATELY TO ALL PLANTINGS.
CHANGE ANY HEADS, NOZZLES, OR ORIFICES AS MAY BE
REQUIRED TO PROVIDE COVERAGE AS INDICATED ON THE
DRAWINGS.  PROMPTLY ADJUST HEADS TO KEEP WATER OFF
BUILDINGS AND STRUCTURES WITH MINIMAL SPRAY ON PAVED
SURFACES.

23. ALL SHRUB SPRAY HEADS ADJACENT TO HARDSCAPE TO BE ON 6"
RISERS. ALL OTHER SHRUB SPRAY HEADS TO BE ON 12" RISERS. ALL
LAWN SPRAY HEADS TO BE ON 6" RISERS

24. THE WEATHER SENSOR SHALL BE INSTALLED ON THE SOUTH OR
SOUTHWESTERN FACING AREA OF THE LIGHT POLE. THE AREA
SELECTED SHALL BE IN A CLEAR OPEN AREA OF THE PARKING LOT
NOT EFFECTED BY SHADE FROM ANOTHER BUILDING OR TREE. THE
CONTRACTOR SHALL INSTALL THE SENSOR LIGHT POLE, PLUMB AND
STRAIGHT, PER THE PLAN.

SLEEVING:
25. CONTRACTOR SHALL VERIFY SLEEVING LOCATIONS AND

COORDINATE WITH THE OWNER'S REPRESENTATIVE.  SLEEVES ARE
TO BE PROVIDED BY GENERAL CONTRACTOR.

26. COORDINATE THE INSTALLATION OF ELECTRICAL SERVICE AND
CONDUIT TO THE LOCATION OF THE PROPOSED IRRIGATION
CONTROLLER.

IRRIGATION NOTES
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