
 Planning Commission Minutes  

 
Page 1 of 4 

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. 

June 25, 2024 
STUDY SESSION 

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 
Doug Knauer          Derek Severson, Planning Manager                
Susan MacCracken Jain                      Michael Sullivan, Executive Assistant              
Gregory Perkinson 
Russell Phillips 
Eric Herron 
Kerry KenCairn 
                                      
Absent Members:         Council Liaison:      
           Paula Hyatt (absent) 
 

II. ANNOUNCEMENTS  
Community Development Director Brandon Goldman made the following announcement:  

• The Commission will review an annexation and park installation proposal at 2228 East 
Main Street, as well as an appeal of staff’s denial of a Verizon Wireless tower at the 
SOU Science Building, at the July 9, 2024 Regular Meeting.  

 
 

III. PUBLIC FORUM – None  
 
 

V. DISCUSSION ITEM 
 
A. SOU Masterplan Background & Update Discussion 
 

Staff Presentation 
Mr. Goldman stated that the SOU Masterplan is a guiding document created by SOU, but also 
references SOU as a special district and guides how the Commission is to review new development 
in the area. Mr. Goldman described how SOU is proposing an update to the current Masterplan, 
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which was last updated in 2010, which will then present full changes to the Commission before 
submitting them to the Council for approval.  
 
Planning Manager Derek Severson stated that a formal SOU Masterplan update will come back to 
the Commission as a legislative action in the Fall of 2024. He described key elements of the original 
SOU Masterplan, which included: additional gateways and circulation; shifting student life to the 
northside of Siskiyou; refined parking treatment; promoting alternative transportation; faculty 
housing; and establishing a mixed-use corridor along Siskiyou Boulevard. Mr. Severson described 
how the development of SOU changed since this Masterplan was adopted, such as the faculty 
housing being converted into The Farm, and the Jefferson Public Radio (JPR) location shifting to the 
Theater Arts building (see attachment #1).  
 
Mr. Severson listed some potential issues as the Masterplan Update progresses, such as: 
 

• Public/Private Partnerships on Campus (Dorms were a PPP with American Campus 
Communities) 

• Tree Removal Requirements (Could be more like Parks regulations) 
• Demolition Process 
• (Criteria for typical demolition have to do with waste stream and economically 

beneficial re-use) 
• Parking & Parking Lots in light of eliminating parking minimums (Potential for solar 

Installations) 
• Campus Art Installations & Sign Permit Program 
• Disposition of University-owned Properties (How to zone/regulate once private) 
• University District: Consistent palette of crosswalk markings, wayfinding and festival 

street treatment 
• LEED certification requirements 
• Temporary Uses (such as the Growers Market) & Food Trucks 

 
Questions of Staff 
Commissioner Perkinson asked if there had been a discussion to expand the boundary line of the 
University District. Mr. Goldman responded that he had been a party to some of those discussions, 
but that the current SOU Masterplan does not have an adopted map with defined boundary lines 
that would be subject to any wayfinding standards. He added that this could be a broader 
discussion outside of the SOU Masterplan update because it would impact private property in the 
vicinity.  
 
Commissioner KenCairn asked if SOU has an arborist on staff. Mr. Severson responded that SOU did 
in the past, one with which the City had a good working relationship.  
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Applicant Presentation 
Alan Harper introduced himself as a land use attorney and a former member of the Commission. 
Also present was Jim McNamara from the SOU Facilities Department. Mr. Harper stated that the goal 
is to update the community on what SOU has accomplished thus far, and to begin laying the 
groundwork for future projects to ensure their success. 
 
Mr. McNamara spoke to the changing nature of the Masterplan, and how some projects succeeded 
while others floundered. He noted that one key difference from the current Masterplan was the early 
projection of SOU accommodating nearly 6,000 students by this time, while this number has reached 
closer to 3,500. Because of this, no new building projects are being proposed, and instead an 
emphasis is being made to make SOU a focal point of the community and to foster sustainability. Mr. 
Harper emphasized SOU’s public outreach to the community as a cornerstone of the Masterplan.  
 
Questions of the Applicant 
Chair Verner asked inquired about rumors regarding combing senior housing and student housing 
in the future. Mr. Harper responded that this has been implemented in other campuses and being 
considered for SOU. Mr. McNamara added that a more diverse student age group for SOU is needed, 
which senior housing could assist in achieving. Commissioner MacCracken Jain asked if SOU would 
also consider other forms of additional housing, such as affordable housing, as many students find 
themselves priced-out of the area. Mr. Harper responded that SOU is willing to innovate and is open 
to pursuing all avenues. 
 
Commissioner KenCairn noted that SOU should be held to the same standard as Parks, and 
therefore should have a arborist on staff or have some form of contractual agreement to have an 
arborist as part of the process.  
 
Commissioner Knauer asked if the current developments surrounding SOU have improved the 
student and faculty experience, and how the City could incentivize such developments. Mr. Harper 
responded that this could be done by identifying potentially beneficial developments and then using 
the zoning process to achieve this while maintaining appropriate oversight.  
 
The Commission discussed including a daycare facility for students with children. Mr. McNamara 
responded that SOU does have a daycare facility but that it is relatively small.  
 
Mr. Harper informed the Commission that the SOU team would consult with other stakeholders 
before bringing the final product back before the Commission.  

 
B. SOU Business Venture Tournament Team Presentation 
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SOU MBA Program Coordinator Douglas Daley gave a brief background on the history of the 
tournament and the struggles most businesses face (see attachment #2). He stated that most 
business fail for a variety of reasons, but primarily because the business owners do not have 
business backgrounds. This tournament would be open to students of all disciplines to foster ideas 
on how best to use the now-vacant Ashland Street Cinema building, with $3,000 going to the 
winning student. Mr. Daley described how students were required to attend a tournament workshop, 
develop a business venture plan, give a 5-10 minute presentation, and create a one-minute or less 
video pitch to market their pitch and receive student votes.  
 
Mr. Daley noted that this “Shark-Tank” style tournament received a limited number of entrants due to 
the heavy workload required and the demands of final exams.  
 
Presentation 
Holden Hellman introduced herself as an MBA student of SOU and active member of the community. 
Her plan involved transforming the Ashland Cinema building into an informal public activity center 
she titled Third Space. This would be act as a center for young people to engage with their 
communities and build skills that are being lost, such as sewing or gardening. It could also cater to 
young children, be leased for small events, and be used to soft-launch other entrepreneurial 
ventures.  
 
Jenny Chynoweth stated that the strongest projects are those that can generate funding for 
themselves once they have been launched, which would be the primary function behind her 
proposal, Rogue Immersive Arts, an immersive venue similar to the Van Gogh exhibit in London. Ms. 
Chynoweth described how virtual reality could transform an interior space using lighting, sound, 
projection mapping, and interactive displays to attract locals and tourist alike. She noted that the 
immersive market is projected to expand by 20% by 2030, benefitting stakeholders and making the 
space self-sufficient (see attachment #3). 
 
 

VI. OPEN DISCUSSION - None 
 
 

VII. ADJOURNMENT   
Meeting adjourned at 7:58 p.m. 
 
Submitted by, 
Michael Sullivan, Executive Assistant      
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SOU Master Plan
Background & 

Preliminary Discussion



Southern Oregon University Masterplan
Background & Preliminary Discussion

‘Light Update’ Anticipated Fall/Winter ‘24
Standard Legislative Public Process to Follow 

Background
The 2010 SOU MP

Changes
Since 2010 SOU MP

June 25, 2024
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Likely Issues
For 2025-2035 SOU MP
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Faculty Village

JPR Location

BACKGROUND…

SOME KEY ELEMENTS
o Gateways & Circulation

o Shifting student life to 
northside of Siskiyou.

o Refine Parking Treatment
o Promote Alternate Modes 
o Transportation Demand 

Management

o Mixed-Use Ashland Street

o Faculty Housing
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Faculty Village is now The 
Farm/Center for 

Sustainability
(Modification Approved)

Two Residence Halls & 
Dining Hall Constructed

JPR Location 
Shifted to 

Theater Arts

New Theater Arts 
Building & JPR 
Constructed

New Lithia Pavilion & 
Student Rec Center 

Constructed

Since adoption…

SOME KEY ELEMENTS

 Shifting student life to 
northside of Siskiyou.

o Refine Parking Treatment
o Promote Alternate Modes 
o Transportation Demand 

Management

o Mixed-Use Ashland Street

o Faculty Housing Dorm Location Shifted & 
Envelope Reserved 

Along Ashland Street



Changes Since Master Plan Adoption…
North Campus Village [Public/Private Partnership]

Residences Halls (Shasta & McLoughlin) Replaced Cascade
Dining Hall (The Hawk) 

Lithia Pavilion [replaced McNeal Pavilion]
Gym
Student Recreation Center

The Farm
Center for Sustainability/Thalden Pavilion
The Farm

Theater Arts Building
Theater
Jefferson Public Radio (JPR) previously to be at Walker/Ashland 

C
HA

NG
ES

….
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7New Residence Halls during 2013 Council, Planning Commission & Staff Tour
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New Residence Halls during 2013 Council, Planning Commission & Staff Tour
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New Residence Halls during 2013 Council, Planning Commission & Staff Tour
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The Hawk Dining Hall during 2013 Council, Planning Commission & Staff Tour
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2018 PC Retreat Site Visit to new Lithia Pavilion & Student Rec Center
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2018 PC Retreat Site Visit to SOU Theatre & JPR Building 
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Current Master Plan’s Vision 
for Jefferson Public Radio at the 

Corner of Ashland Street & Walker Avenue
(now in Theater Arts on Mountain Avenue)
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Thalden Pavilion at the Center for Sustainability on Walker Avenue (The Farm in the background)
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Changes Since 2010
 Residence Halls & Dining Hall (“North Campus Village”)

 Replaced Cascade (SDC credits transferred)
 Designation of Future Building Envelope along Ashland Street
 Shift of Residential Population North of Siskiyou

 Lithia Pavilion & Student Rec Center
 Theater Arts Building (Theater & Jefferson Public Radio)

 JPR was to have been at Walker/Ashland corner
 Siskiyou Arboretum

 Some lots on Roca have now sold out of SOU ownership
 The Farm/Center for Sustainability

Potential Issues/Themes
 Public/Private Partnerships on Campus (Dorms were a PPP with American Campus Communities)
 Tree Removal Requirements (Could be more like Parks regulations)
 Demolition Process 

(Criteria for typical demolition have to do with waste stream and economically beneficial re-use)
 Parking & Parking Lots in light of eliminating parking minimums (Potential for solar Installations)
 Campus Art Installations & Sign Permit Program
 Disposition of University-owned Properties (How to zone/regulate once private)
 University District: Consistent palette of crosswalk markings, wayfinding and festival street treatment
 LEED certification requirements
 Temporary Uses (like the Growers Market) & Food Trucks



Any Questions? 





Problem:
New businesses have 

about a 50/50 chance of success

Bureau of Labor Statistics
Investopedia: https://www.investopedia.com/financial‐
edge/1010/top‐6‐reasons‐new‐businesses‐fail.aspx

Fail

2
years

Fail

5
years

Fail

10
years

Succeed

10+
years

20%

45%

65%

25%

• Market Research
• Business Plan
• Financial Support
• Location

Top Reasons for Failure

Source:

I found in my experience that new business owners excel at their 
passion but lack sufficient business knowledge and skills to succeed.



Student ideas for a 
new Venture can win

All participants must attend the Tournament Workshop. The 
workshop emulates real‐world business needs to teach and 

expose students to concepts needed for success.

Future development intended for
graduate students and local communities.

$3,000
Open to students from all disciplines, majors, & programs

Business Venture Tournament



Business Venture Plan

5 to 10‐minute in‐person presentation

1‐minute or less video pitch

Market the pitch and get student votes

Four Deliverables

• Market Research
• Business Plan
• Financial Support
• Location

Top Reasons for Failure

The deliverables address the 
top reasons why businesses fail

“Think 
Shark Tank”



Benefactors Jim Teece & Deena Matthews

Sponsor Partnerships
Jim Teece & Dena Matthews

Ashland Food Coop
Southern Oregon Wilderness Adventures

Talent Maker City
SOU Institute of Applied Sustainability

SOU Small Business Development Center
SCORE Jackson County Mentorship

Rogue To‐Go | Be the Change
Rogue Valley Women in Business

Larry Sullivan LLC
SEED Collective

Craterworks Maker Space
Scharren Berger Chocolate Maker



The tournament workshop can assist the planning commission with 
fresh ideas for the Ashland Cinema project that are

generated by interested students in the local communities.

Prepare students for real‐life scenarios.

Enrich communities with fresh ideas.

Tournament Objectives

A category was added at the end of Spring Term to generate student ideas for the 
Cinema project. Unfortunately, finals, graduation and study fatigue contributed to 

limited responses.  Two students did submit ideas who are here today.



Holden Hellman
MBA Student



Jenny Chynoweth
MBA Student



Rogue Immersive Arts: Ashland’s newest attraction and community center



Rogue Immersive Arts: Ashland’s newest attraction and community center



Rogue Immersive Arts: Ashland’s newest attraction and community center



Thank You!
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