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NOTICE OF ADOPTED AMENDMENT 

8/3012010 

TO: 

FROM: 

Subscribers to Notice of Adopted Plan 
or Land Use Regulation Amendments 

Plan Amendment Program Specialist 

SUBJECT: City of Ashland Plan Amendment 
DLCD File Number 004-09 

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption. 
Due to the size of amended material submitted, a complete copy has not been attached. A Copy of the 
adopted plan amendment is available for review at the DLCD office in Salem and the local government 
office. 

Appeal Procedures * 

DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL: Friday, September 10,2010 

This amendment was submitted to DLCD for review prior to adoption pursuant to ORS 197.830(2)(b) 
only persons who participated in the local government proceedings leading to adoption of the amendment 
are eligible to appeal this decision to the Land Use Board of Appeals (LUBA). 

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals 
(L UBA) no later than 21 days from the date the decision was mailed to you by the local government. If 
you have questions, check with the local government to determine the appeal deadline. Copies of the 
notice of intent to appeal must be served upon the local government and others who received written notice 
of the final decision from the local government. The notice of intent to appeal must be served and filed in 
the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10). Please call LUBA at 
503-373-1265, if you have questions about appeal procedures. 

*NOTE: The Acknowledgment or Appeal Deadline is based upon the date the decision was mailed by local 
government. A decision may have been mailed to you on a different date than it was mailed to 
DLCD. As a result, your appeal deadline may be earlier than the above date specified. NO LUBA 

Notification to the jurisdiction of an appeal by the deadline, this Plan Amendment is acknowledged. 

Cc: Brandon Goldman, City of Ashland 
Gloria Gardiner, DLCD Urban Planning Specialist 
Darren Nichols, DLCD Community Services Division Manager 
Matt Crall, DLCD Transportation Planner 
Angela Lazarean, DLCD Urban Planner 
Thomas Hogue, DLCD Regional Representative 
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--~ ;2 DLCD 
Notice of Adoption 

This Form 2 must be mailed to OLeO within 5-Working Days after the Final 
Ordinance is signed by the public Official Designated by the jurisdiction 

and all other requirements ofORS 197.615 and OAR 660-018-000 
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l_ ~ ____ ~~8~;~r~~ __ J 
Jurisdiction: City of Ashland 

Date of Adoption: 08/17/2010 

Local file number: PA2009-1292 

Date Mailed: 08/20/2010 

Was a Notice of Proposed Amendment (Form 1) mailed to DLCD? I2$J Yes D No Date: 10106/2009 

D Comprehensive Plan Text Amendment I2$J Comprehensive Plan Map Amendment 

[SI Land Use Regulation Amendment I2$J Zoning Map Amendment 

[SI New Land Use Regulation ~ Other: Site Design & Use Standard 
Guide Additions 

Summarize the adopted amendment. Do not use technical terms. Do not write "See Attached". 

Creation of a Master-planned District, Croman Mill District, and adoption of Land Use codes to rezone and 
guide the development of a former mill site. Amend the Ashland Land Use Ordinance (ALUO) creating a new 
Chapter 18.53 Croman Mill, to amend the multiple chapters of the Ashland Land Use Ordinance to provide 
consistency with the new Chapter 18.53 Croman Mill (ALUO !8.08, 18.12.020, 18.61.042, 18.68.050, 
18.70.040,18.72.030,18.72.080,18.72.110, 18.72.120, 18.12.140, 18.72.180, 18.84.100, 18.88.070, 18.106), 
to' amend the Ashland Comprehensive Plan Map and il)ning Map to include the Croman Mill District, and to 
adopt the Croman Mill Site Redevelopment Plan as a supporting document to the City'S Comprehensive Plan. 

Does the Adoption differ from proposal? Yes, Please select one 

Sections addressing type of amendment required to change the overlay. Modified Limited Stores section of 
18.53.040.B.3. Changed the area allocation for special permitted uses, increased the area for limited outdoor 
storage. Changed the map to not include some of the adjacent tax lots into the Croman Overlay and retain their 
existing zoning, and modified the Central Boulevard Street Standards. 
The level of detail due to the Redevelopment supporting documents of the proposal is greater than that provided 
with the proposal notice. 

Plan Map Changed from: Industrial, Employment, Single Family Residential to: Croman Mill 
Plan 

Zone Map Changed from: M-1, E-1, R-1-5 to: CM-CI, CM-MU, CM-NC, CM-OE, CM-OS 

Location: Southeast Ashland Adjacent to RR tracks and Tolman Creek Acres Involved: 100 

Specify Density: Previous: New: 

Applicable statewide planning goals: 

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 
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Was an Exception Adopted? 0 YES ~ NO 

Did OLCD receive a Notice of Proposed Amendment. .. 

4S-days prior to first evidentiary hearing? 

If no, do the statewide planning goals apply? 

If no, did Emergency Circumstances require immediate adoption? 

OLeo file No. _________ _ 

~Yes 
DYes 
DYes 

Please list all affected State or Federal Agencies, Local Governments or Special Districts: 

Oregon Department of Transportation, 

Phone: (541) 552-2045 Extension: 

Fax Number: 541-552-2050 

ONo 
~No 

~No 

Local Contact: Maria Harris 

Address: 20 E. Main Street 

City: Ashland Zip: 97520 E-mail Address:harrism@ashland.or.us 

ADOPTION SUBMITTAL REQUIREMENTS 
This Form 2 must be received by DLCD no later than 5 days after the ordinance has been signed by the public 

official designated by the jurisdiction to sign the approved ordinance(s) 
per ORS 197.615 and OAR Chapter 660, Division 18 

1. This Form 2 must be submitted by local jurisdictions only (not by applicant). 

2. When submitting, please print this Form 2 on light green paper if available. 

3. Send this Form 2 and One (1) Complete Paper Copy and One (1) Electronic Digital CD (documents and 
maps) of the Adopted Amendment to the address in number 6: 

4. Electronic Submittals: Form 2 - Notice of AdoptIon will not be accepted via email or any 
electronic or digital format at this time. 

5. The Adopted Materials must include the final decision signed by the official designated by the jurisdiction. 
The Final Decision must include approved signed.ordinance(s), finding(s), exhibit(s), and any map(s). 

6. DLCD Notice of Adoption must be submitted in One (1) Complete Paper Copy and One (1) 

Electronic Digital CD via United States Postal Service, Common Carrier or Hand Carried to 
. the DLCD Salem Office and stamped with the incoming date stamp. (for submittal instructions, 
also see # 5)] MAIL the PAPER COPY and CD of the Adopted Amendment to: 

ATTENTION: PLAN AMENDMENT SPECIALIST 
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT 

635 CAPITOL STREET NE, SUITE 150 
SALEM, OREGON 97301-2540 

7. Submittal of this Notice of Adoption must include the signed ordinance(s), finding(s), exhibit(s) and any other 
supplementary information (see ORS 197.615 ). 



BEFORE THE CITY COUNCIL 
CITY OF ASHLAND, JACKSON COUNTY, OREGON 

August 17, 2010 

In the Matter of Amendments to the City of Ashland 
Comprehensive Plan, Zoning Map and Land Use· 
Regulations Concerning the Addition of Chapter 18.53 
Croman Mill and associated amendments, including six 
Ordinances implementing the Plan 

PURPOSE: 

) 
) FINDINGS OF FACT AND 
) CONCLUSIONS OF LAW 
) 
) 

Implement the Croman Mill Site Redevelopment Plan, December 2008. 

Implementation is achieved by six distinct ordinances: The first Ordinance amends the 
Comprehensive Plan to add Croman Mill1and use text in Chapter 2 and" on the Map 
Legend, but not to any particular property. This ordinance also adopts the supporting 
documents (i.e. Croman Study with staff modifications), as a support document to the 
Comprehensive Plan as well as adopts the Economic Opportunities analysis as support 
documents to the Comprehensive Plan. The second ordinance amends the Zoning Code to 
add Croman Mill District 18.53 and Zoning overlays as implementing regulations for the 
land use designation. Ordinances 3 and 4 amend the Site Design and Use Standards and 
other Development Code Sections to create specific standards for Croman Mill and for 
amendments for internal consistency, respectively. After establishing this framework the 
new comprehensive plan and zoning and overlays are applied to specific properties in 
Ordinance 5. Ordinance 6 creates priority for LEED buildings. 

PUBLIC HEARINGS: 
On December 21,2009, a notice of the Planning Commission and City Council Public 
Hearings was sent by first class mail to approximately 255 owners of properties located in 
and within 200 feet of the proposed Croman Mill District boundary. Additionally,. on 
December 21 and 23,2009,40 notices were sent to owners of properties that may have the 
use of the property impacted by the proposed rules iIi accordance with ORS 227.186. In 
addition to the required notice infonnation in Ashland Land Use Ordinance (ALUO) 
18.108.080 and ORS 227.186, the notices included the project web page address. The 
proj ect web page includes the proposed Comprehensive Plan, map and ordinance 
amendments as well as information on the redevelopment plamring and public process 
·which resulted in the Croman Mill Site Redevelopment Plan (December 2008). The web 
page has been updated throughout the public workshop and hearing process with meeting 
materials as well as the record. Notice was published in The Ashland Daily Tidings on' 
December 31,2009 prior to t:b.e Planning Commission public hearing and on March 24, 
2010 prior to the City Council public hearing. Notice was also sent to the Department of 
Land Conservation and Development on October 6, 2009. 
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A Public Hearing was held at the Planning Commission on January 12, 2010 and continued 
to February 9 and February 23. A Public Hearing was held at the City Council on April 6, 
2010 and continued to I\1ay 4, May 26, June 1, June 15, June 29 and August 3. 

REVIEW CRITERIA 
The decision of the City Council together with the recommendation by the Planning 
Commission was based on consideration and findings of consistency with the following 
factors. 

A. Consistency with City of Ashland Approval Criteria for Zone Changes, Zoning 
Map Amendments and Comprehensive Plan Map Changes, ALVO 18.108.060.B 

B. Consistency with City of Ashland Comprehensive Plan 
C. Consistency with Oregon land use laws and regulations including specifically. 

Oregon Statewide Planning Goal 9 as implemented by OAR Chapter 660, Division 
9 

D. Consistency with Oregon land use laws and regulations including specifically 
Oregon Statewide Planning Goal 12 as implemented by OAR Chapter 660, 
Division 12 

EVALUATION AND COUNCIL FINDINGS: 

A. Consistency with City of Ash lall d Approval Criteria for Zone Changes, Zoning Map 
Amendments and Comprehensive Plan Map Changes, ALUO l08.108.060.B 

ALUO IB.I0B.060.B 

1. Zone changes,·zoning map amendments and comprehensive plan map changes subject 
to the Type III procedure as described in subsection A of this section may be approved if 
in compliance with the comprehensive plan and the application demonstrates that one 
or more of the following: 
a. The change implements a public need, other than the provision of affordable 

housing, supported by the Comprehensive Plan; or 
b. A substantial change in circumstances has occurred since the existing zoning or 

Plan designation was proposed, necessitating the need to adjust to the changed 
circUlnstances; or 

c. Circumstances relating to the general public welfare exist that require such an 
action; or 

d. Proposed increases in residential zoning density resulting from a change from one 
zoning district to another zoning district, will provide 25% of the proposed base 
density as affordable housing consistent with the approval standards set forth in 
18.1 06. 030(G);or 

e. Increases in residential zoning density of four units or greater on commercial, 
employment or industrial zoned lands (i.e. Residential Overlay), will not negatively 
impact the City of Ashland's commercial and industrial land supply as required in 
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the Comprehensive Plan, and will provide 25% of the proposed base density as 
affordable housing consistent with the approwil standards set forth ill 18.1 06. 030(G) 
The total number of affordable units described in sections D or E shall be 
determined by rounding down fractional answers to the nearest whole unit. A deed 
restriction, or similar legal instrument, shall·be used to guarantee cOlnpliance with 
affordableicriteriafor a period of not less thall 60 years. Sections D and E do not i> 

apply to council initiated actions. 

The area within the boundary of the proposed Croman Mill District including the 
fonner 64-acre Croman Mill site is primarily zoned M-1 Industrial, with some 
additional areas ofE-1 Employment adjacent to the southern portion of Mistletoe Road 
and R-1 Single Family on th~ approximately six-acre ODOT maintenance yard located 
on Tolman Creek Road. Additionally, the area adjacent to Siskiyou Boulevard and 
Crowson Road is within the Croman Mill District boundary and in the Ashland urban 
growth boundary (UGB), but is outside the city limits - this area is designated 
Employment in the Ashland Comprehensive Plan and is currently zoned Jackson 
County RR-5 Rural Residential. 

The Croman Mill District Comprehensive Plan designation map includes 
approximately 100 acres. The proposed Croman Mill District includes five zoning 
overlays. The bulk of the district is the 64-acre Croman Mill site which would be 
divided between CI Compatible Industrial an OE Office Employment. Office uses area 
focused in the northern half of the district and manufacturing uses are· concentrated in 
the southern half of the district in an effort to create distinct identities for each area and 
to maintain freight rail access to the industrial area. 

Croman Mill District 
Gross Acreages in UGB 

Existing 
Comprehensive 

Plan 

Current 
Proposed 
Zoning 

Overlays 
Industrial 70 30 
Employment 23.5 29 
Mixed Use 0 16 
Neighborhood Center 0 6 
Open. Space 0 10 
Residential (RM1 .. 5) 6.5 0 

Total 100 91* 
.* Approximately 9 acres in the plan area will remain in the 
M-1 Industrial designation. 

-The Croman Mill District Zoning Land Use Overlays map includes less acreage 
because five tax lots in the city limits totaling approximately 9 acres that are included 
in the Croman Mill District Comprehensive Plan designation are not assigned a 
Croman Mill District zoning overlay. As a result, the existing M-1 Industrial zoning 
will remain in place for the five tax lots (391E14AC, tax lots 1000, 110q, 1200 and 
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1900, 391E14BD tax lot 402). A CM rezone will not be necessary for the M-l retained 
properties to develop, however a rezone will be necessary to utilize any of the CM 
overlays. 

The ODOT maintenance yard at the northwest comer. of the plan area would be NC 
O( Neighborhood Commercial, a mixed-use area including small scale neighborhood 

commercial uses and residential units. There are two MU Mixed Use areas with one 
located between Hamilton Creek and Mistletoe Road and the other surrounding the 
south entrance on Siskiyou Boulevard. These areas are intended as transitions from the 
existing residential areas to the west and south, and would allow a mix of uses 
including office, light manufacturing and residential uses', The residential uses in the 
NC Neighborhood Commercial and MU Mixed Use overlays are limited to upper floors 
of the buildings. Finally, there is an OS Open Space/Conservation Overlay which 
includes the areas along Hamilton Creek, the Central Park, and the pond and creek in 
the southeast portion of the district. 

It is important to note that with the exception of the ODOT maintenance yard property 
on Tolman Creek Road, the proposed Comprehensive Plan and Zoning map changes 
are not a wholesale change of the phin and zone designations (e,g. a change from an 
industrial to a residential designation). Instead, the proposed map amendments are a 
redistribution of the uses allowed under the current M -1 Industrial zoning. The title of 
the M-l Industrial zoning is somewhat misleading because the zoning district allows a 
wide range of commercial and employment uses including offices, retail, personal 
services, restaurants, nightclubs and bars, theaters, and hotels and motels in addition to 
those uses typically associated with industrial areas such as manufacturing, processing, 
assembling, mini-warehouses, outside storage of merchandise and raw materials, 
junkyard and auto wrecking yards, and concrete or asphalt batch or mixing plants, In 
short, the M-l Industrial zoning di.strict includes the uses that are allowed in the C-l 
Commercial and E-1 Employment zoning districts. 

In the proposed Croman Mill District, professional offices are targeted for the OE 
Office Employment zone, and manufacturing and assembly is the focus of the CI 
Compatible In~ustrial zone, with provisions to allow for some cross-ov~r 
manufacturing and offices associated with the primary use of the zone. Stores, 
restaurants and shops of a neighborhood·scale are located in the NC Neighborhood, and 
allowed throughout the OE Office Eniployment and CI Compatible Industrial zones at 
a more limited scale. The MU Mixed Use areas allow both the office and 
manufacturing and assembly uses. With the exception of the residential uses allowed 
in the MU :r-v1ixed Use zoning overlay, the uses i.,ic1uded in the Croman Mill District are 
allowed under the current M -1 Industrial and E-1 Employment zoning. 

In keeping with the Croman Mill Site Redevelopment Plan (2008) project objectives 
and recommendations, land-intensive uses with low employment densities such as 
mini-warehouses,junkyard and auto wrecking yards, outdoor storage areas of 
unrestricted size, hotels and motels, building material sales yards and equipment 
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storage yards are not pennitted in the Compatible Industrial (Cl) and Office 
Employment (OE) overlay zones. Additionally, retail and restaurant uses are limited to 
relatively small square footages under the proposed zoning, rather than being 
umestricted in size or scope as is allowed .under the current M -1 In~ustrial and B-1 
Employment zoning. 

Accordingly, the Croman Mill Project involves comprehensive plan map changes, 
zoning map changes and. changes to the text of the comprehensive plan and zoning 
code implicating. ALUO lS.10S.060.B as noted above. The changes are a refinement 
of the existing land use and zoning and not wholesale changes. At least one of the 
criterion is demonstrated by the planning action. Specifically, the Council finds the 
Comprehensive Plan and Zoning map amendments are necessary to respond to a 
substantial change in circumstances that have occurred since the existing plan and 
zoning designations were established. A number of factors contributed to the change in 
circumstances, and the subsequent master planning of the Croman Mill site including 
the evaluation of the current plan and zone designations, discussed below. The changes 
are also supported by public need and general welfare considerations as outlined in the 
Code. 

The Croman Mill Site was established as a lumber and planning mill in 1934, and this 
use or a similar sawmill use continued on the site until 1996. The "Industrial" 
designation on City maps has been in place at least since 1966. As late as 1980, the 
mill was still in full operation with 200 employees working two shifts a day, and it was 
the largest private employer in Ashland (Kramer, Historic Overview Study, 'Croman 
Mill Study Area', January 10,2008). As the timber industry declined in the 1980's and 
1990's, lumber mills throughout Oregon closed as did the Croman Corporation 
operation on the Ashland site in 1996. Since the closure of the mill, the property has 
remained largely unused except for a temporary asphalt batch plant in 2001, and 
storage of used concrete and decommissioned equipment. The 2007 Economic 
Opportunity Analysis (EOA) raised a concern regarding the broad range of activities 
permitted in the M-l, and the compatibility with the site and surrounding uses. As a 
result, the BOA recommended preparing a master plan for the site to evaluate .' 
appropriate uses and to incorporate sustainable development concepts. Clearly, the end 
of the mill operations after six decades of use and the property being largely unused 
and vacant since that time have contributed to the efforts to re-examine the plan area. 

In 2001 there was an application to rezone the property for residential purposes, which 
the City ultimately denied. Subsequent to the City's decision, the 2007 Economic 
Opportunity Analysis (EOA) identified a need to retain existing employment lands, 
including the Croman Mill site, within the city limits and UGB to accommodate the 
forecasted employment through 2027. 

In terms of the trends in industrial uses, Ashland has attracted and is expected to 
continue to attract firms in the specialty manufacturing category which tend have a 
dedication to environmental issues, sustainable production and concern for the 
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community such as Dagoba Organic Chocolates, Dream Saks and Plexis Healthcare 
Systems (Section V: Land Demand and Site Needs in Ashland, EOA, 2007). At the 
same time, more traditional heavy industrial uses are not occurring in Ashland, and the 
community established Comprehensive Plan policies which discourage industrial uses 
that use large amounts of water andlor emit pollutants. 

The master planning process was in response to a series of changing circumstances 
over a decade, and an effort to find opportunities to create a high quality employment 
center, to address development interests and to incorporate the community's values and 
goals. The plan are3: is retained for employment and economic purposes with 59 acres 
focused on manufacturing and office uses, 16 acres for mixed use with 100 percent 
manufacturing and office uses required on the ground floor, 10 acres of open space and 
6 acres of neighborhood center 'with a mix of commercial and residential uses. The 
master plan allows more specificity than a standard zoning district for the plan area, 
and addresses long-term community goals such as creating family wage jobs, having a 
well-connected and multi-modal (i.e. pedestrian" bicycles, auto/truck, freight and 
transit) transportation system, preserving natural features, creating a built environment 
that respects Ashland's character, making desirable public spaces and incorporating 
green development standards. 

There were a number of issues raised regarding the Comprehensive Plan and Zoning 
Map changes and the need for the changes during the public hearings. The City 
Council finds and detennines that all substantive issues were adequately addressed by 
City staff in the numerous staffreports and staffresponses,.and other materials in the 
record, whether such responses were made orally at the hearings or provided in written 
fonn as set forth in the record. All staff reports, staff materials, and other staff 
responses are hereby accepted by the City Council and are incorporated herein by this 
reference. 

The Council finds and determines that the proposed comprehensive plan amendments, 
map amendments, zoning amendments and zoning map amendments ,comply with the 
criteria of ALUO 108.108.060.B. 

B. Consistency witlt the Ashland Comprehensive Plan. 

The Economic Opportunity Analysis (EOA) and Croman Mill Site Redevelopment Plan 
(December 2008) are being adopted as a supporting documents to the Ashland 
Comprehensive Plan concurrent with and as part of this action on Croman Mill. 

2 .. The proposed implementation program is consistent with and adequate to carry out 
goals and policies in the Ashland Comprehensive Plan. The Economic Element of the 
Ashland Comprehensive Plan was updated in 1991, and includes several goals and policies 
that establish the latitude to revise and update employment lands designations, as well as 
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which support the goals and objectives established in the Croman Mill Site Redevelopment 
Plan. 

Chapter VII The Economy 

Goal: To ensure that the local economy increases in its health, and divf!rsifies in the 
number, type and size of businesses consistent with the local social needs, public 
service capabilities, and the retention of a high quality environment. 

Policy 1: The City shall zone and designate within the Plan Map sufficient quantity of 
lands for commercial and industrial uses to provide for the employment needs of its 
residents and a'portion of rural residents consistent with the populatiQn for the urban 
area. 

Policy 2: The City shall design the Land Use Ordinance to provide for: 
e) Commercial or employment zones where business and residential uses are mixed. 
This is especially appropriate as buffers between residential and employment or 
commercial areas, and in the Downtown. 

Policy: The City shall develop and implement an 'economic development program 
which will attempt to increase the number, variety and size of retain, service, and light 
industrial activity employers ~n the urban area, with particular emphasis on employers 
who pay wages at or above the median County wage and employ from 5 to 100 people, 
or who are locally owned. .The City shall work with regional economic development 
agencies or coordination regional economic development activities. 

Policy 4: In accordance with the policies VII-2 and VII-2 above, the City shall take 
such actions as are necessary to ensure that economic development can occur in at 
timely and efficient-manner. Such actions may include the following: 
b) Utilization 0/ available grants and loans to finance the extension o/public/acilities 
to lands zoned or planned for commercial or industrial use. 
c) Inclusion within the Capital Improvement programs facilities improvement which 
will help achieve long-range development goals and polices. ' 

Policy 7: The City is clearly unsuitable/or the/ollowing types ofbusinesses: 
a) Businesses which use large amounts afwater, especially when Ashland's water 
needs peak. 
b) Businesses that emit significant amounts of air pollution 
c) Businesses that create toxic wastes that require specialized disposal techniques not 
available locally. 
d) The City shall include in the Land Use Ordinance specific list a/businesses that are 
prohibited form operations in the City Limits, or specific performance standards that 
would define uses that are unacceptable because they meet one or more of the above 
criteria. 
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The Council finds and determines that the proposed comprehensive plan amendment is 
internally consistent with the Comprehensive Plan; the CM zoning district, (Chapter 18.53 
Croman Mill), and associated district standards and other ordinances changes are consistent 
with and implement applicable Ashland Comprehensive Plan Goals and Policies. 

C. Consistency with Oregon land use laws and regulations including specifically Oregon 
Statewide Planning Goal 9 as implenlented by OAR Chapter 660, Division 9 

The City conducted an Economic Opportunity Analysis (EOA) in accordance with OAR 
660-009-0015. The EOA was completed in April 2007, and is being adopted as a 
supporting document to the Ashland Comprehensive Plan as part of this action. 

OAR 660-009-001 0(4) requires that post-acknowledgement plan amendments which 
change land areas over two acres from "an industrial use designation to a non-industrial use 
designation, or an other employment use designation to any other use designation" are 
consistent with the most recent econoniic opportunities analysis and acknowledged 
comprehensive plans. Industrial use is defined if! OAR 660-009-0005(3) as "means 
employment activities generating income from the' production, handling or distribution of 
goods. Industrial uses include, but are not limited to: manufacturipg; assembly; fabrication; 
processing; storage; logistics; warehousing; importation; distribution and transshipment; 
and research and development. Industrial uses may have unique land, infrastructure, 
energy, and transportation requirements. Industrial uses may have external impacts on 
surrounding uses and may cluster in traditional or new industrial areas where they are 
segregated from other non-industrial activities." Other employment use is defined in OAR 
660-009-0005( 6) as "means all non-industrial employment activities including the widest 
range of retail, wholesale, service, non-profit, business headquarters, administrative and 
governmental employment activities that are accommodated in retail, office and flexible 
building types. Other employment uses also include employment activities 'of an entity or 
organization that serves the medical, educational, social service, recreation and security 
needs of the community typically in large buildings or multi-building campuses." 

The Croman Mill District includes five zoning overlays - Compatible Indust.rial (Cl), 
Office Employment (DE), Mixed Use (MU), Neighborhood Center (NC) and Open Space 
(OS). OAR 660-009-0010(4) does not apply to the six acres in the NC overlay because the 
current plan designation is Single-Family Residential, and the zoning of this portion of the 
plan area is R-1 Residential. OAR 660-009-0010(4) potentially applies to the 85 acres 
which is currently included in the Industrial plan designationIM -1 Industrial zoning district 
and the Employment plan designatio.n!E-l Employment zoning district. Approximately 59 
acres is proposed to be divided between the CI and OE zoning overlays, while 16 acres 
would be in the MU overlay and 10 acres would be in OS (see table on page 3). 

OAR 660-009-001 0(4) does not clearly apply to the amendments to the City of Ashland 
Comprehensive Plan, Zoning Map and Land Use Regulations concerning the addition of 
Chapter 18.53 Croman Mill because the existing M-1 Industrial and E-l Employment 
designations do not satisfy the definition for "industrial uses" or "other employment uses" 
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in OAR 660-009-0005. Chapter 18.52 M-l Industrial District and Chapter 18.40 E-1 
Employment Districts pennit both "industrial uses" and "other employment uses" as 
defined in OAR 660-009-005. Accordingly, the proposed Chapter 18.53 Croman Mill 
district also includes "industrial uses" and "other employment uses." Thus, the change in 
designations is from a hybrid industrial/employment designation (i.e. M-1 and B-1) to a 
hybrid industrial/employment designation (i.e. CI, OE and MD). A more detailed 
explanation of the change in designations by acreage follows. 

Approximately 70 acres ofM-l Industrial zoned land is in the Croman Mill Plan . 
designation, and 61 of those acres are proposed to be changed to Compatible Industrial 
(Cl), Office Employment (OB) and Mixed Use (MU). In accordance with ALUO Chapter 
18.52 M -1 Industrial District, permitted uses include "industrial uses" such as 
manufacturing, processing, assembling, research, wholesale or storage uses, as well as 
"other employment uses" including offices, retail, restaurants, theaters, hotels and motels, 
nightclubs and bars. 

Approximately 23.5 acres ofE-1 Industrial zoned land is in the.Croman Mill Plan area, and 
is proposed to be changed to CI, OE and MD. In accordance with ALUO Chapter 18.40 E-
1 Employment District, permitted uses include "industrial uses" such as light 
manufacturing, manufacture of electric, electronic or optical instruments and devices, 
research establishments and manufacture of pharmaceutical and similar items, as well as 
"other employment uses" including offices, retail and restaurants. 

The permitted uses in the CI overlay are focused on "industrial uses." The CI overlay in 
the Croman Mill District pennits outright manufacturing, assembly, fabrication and 
packaging, and administrative or research and development establishments. As a result, 
the land uses in the CI overlay are focused more in the industrial use classification 
compared to the permitted uses in the M-l Industrial zoning. Additionally, retail and 
restaurants are special pennitted uses in the CI overl~y, are limited to a maximum of 15% 
of the gross floor area. In contrast, retail and restaurants without any size limitations are 
pennitted uses under the current M-l Industrial zoning. Similarly, offices are limited to 50 
percent of the ground floor ar~a in the CI overlay, whereas offices of any size are permitted 
uses in the M-1 Industrial zoning district. 

The permitted uses in the OE overlay are focused on professional offices, and 
administrative or research and development establishments. As in the CI overlay, retail 
and restaurants are special permitted uses limited to a maximum of 15% of the gross floor 
area. Additionally, manufacturing, assembly, fabrication or packaging is a special 
pennitted use that is limited in size to 50 percent of the ground floor area. The MU overlay 
allows manufacturing, professional offices and research and development establishments as 
permitted uses. Residential uses are special permitted uses, and are limited to the upper 
floors of buildings .. The MU overlay is located on the western and southern periphery of 
the plan area, and is intended to provide a transition from the adjacent residential 
neighborhoods to the more intense industrial and employment uses in the interior of the 
site. 
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Despite that OAR 660-009-0010(4) is not clearly applicable to the amendments to the City 
of Ashland Comprehensive Plan, Zoning Map and Land Use Regulations concerning the 
addition of Chapter 18.53 Croman Mill, the Council finds that the proposed amendments 
are consistent with the most recent EOA. Similarly, the March 31, 2010 letter from John 
Renz, Department of Land Conservation and Development states that "the department does 
not see any conflict between the proposed Economic Opportunities Analysis (EOA) and the 
proposed Croman Mill Site Plan." 

The need to develop a master plan for the Croman Mill site is identified in the EOA. The 
EOA recommends that the city "plan for industrial uses that are compatible with the City's 
economic development objectives." Additionally, the following excerpts concerning the 
Croman Mill site are from the EOA. 

i'The Croman site is presently zoned M-J: the M-J zone permits a broad range of 
industrial activities - some of which, in our" opinion, are not compatible with the 
site and surrounding uses. The City should considerer preparing a masterplan for 
the site that evaluates appropriate uses and incorporates sustainable development 
concepts. One option is to develop an leeo-industrial park. ,,, (P ll) 

"The City should designate at least one ,site from a master planned industrial park. 
The Croman Mill Site is the largest industrial site in Ashland. The site is largely 

vacant and is getting pressure for housing and associated retail uses. The 
employment forecast, however, is for 600 to 700 industrial jobs. Most of these will 
be in specialty manufacturing and other light industries. Ashland will have 
difficulty accommqdating this employment if it does not have an industrial land 
base. The Croman site is approximately 70 acres; it is unlikely that any individual 
user would require more than five acres. Many will need less than one acre." (p 5-
12) 

The EOA identifies potential growth industries and the characteristics of Ashland that will 
affect the types of businesses most likely to locate in the city. The EOA iden~ifies industry 
clusters that will likely grow in Ashland including: Accommodations and Food Services; 
Retail; Health and Social Assistance; Arts, Entertainment and Recreation; Infonnation; 
Professional, Scientific and Technical Services; and Specialty Manufacturing (P5-2). The 
high quality of life, and proximity to Interstate 5 and to other cities in Jackson County are 
identified as characteristics that will be important in attracting industries (p3-2). The EOA 
goes on to identify types of businesses most likely to locate in Ashland based on the 
characteristics of the community, and several of these growth industries are addressed by 
the Croman Mill plan including: 1) professional services that need access to educated 
workers (e.g. software, design, engineering, research); 2) small food processing finns, 
especially firms specializing in organic or natural foods; and 3) small scale manufacturing 
firms with 50 or less employees (e.g. high-tech electronics, recreational equipment, 
fiimiture manufacturing, specialty apparel and other specialty firms) (p 3-2). The Croman 
Mill Plan includes an Office Employment (OE) zoning overlay to address professional 
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service uses and a Compatible Industrial (Cl) zoning overlay to address small food 
processing and small scale manufacturing firms. Additionally, the Croman Mill plan is 
designed to provide a high-quality setting by including a walkable employment center with 
opportunities for small-scale restaurants and services serving the work force integrated into 
the plan area, as well as a central park and trails, and pede~trian, bike and transit facilities 
and connections to and through the development. 

The EOA includes a list of site needs for firms in the potential growth industries (pp 5-9 -
5-11). Many of the site attributes are standard for employment development including flat 
sites, access to roads, and access to fiber optics and telephone. However, several site 
attributes are connected to the high quality of life characteristic including ped.estrian and 
bicycle facilities and land use buffers. Specifically, the report says "The ability for workers 
to access amenities and support services such as retail, banking and recreation areas by foot 
or bik~ is increasingly important to employers, particularly those with high-wage 
professional jobs. The need for safe and efficient bicycle ad pedestrian networks will 
prove their importance overtime as support services and neighborhoods are developed 
adj acent to employment centers." The Croman Mill plan includes a street network and 
street design standards which include sidewalks with landscape buffers, and bike lanes on 
the primary street to address pedestrian and bike travel throughout the development. 
Additionally, the Croman Mill plan includes the extension of the Central Ashland Bike 
Path adjacent to the railroad right-of-way from Tolman Creek Road to Crowson Road. The 
Central Ashland Bike Path is an off-road multi-use path providing pedestrian and bicycle 
access in a northwest'to southeast direction through Ashland following the railroad right­
of-way. Currently the path is in place from Sixth Street to Tolman Creek Road, and it 
provides a quick and safe way to travel through the city. Finally, a multi-use path is 
included in th~ plan along Hamilton Creek which would provide a north-south connection 
from the plan area to Siskiyou Boulevard, as well as a east-west connection to the adj acent 
Tolman Creek Road neighborhood. 

ill regards to land use buffers, the EOA says: 

... many Industrial areas have operational characteristics that do not blery! as well 
with residential land uses as they do wi~h Office and Commercial areas. 
Generally, as the function of industrial use intensifies (e.g. heavy manufacturing) 
s6 to does the importance of buffering to mitigate impacts of noise, 'odors, traffic 
and 24-hour 7-day week operations. Adequate buffers may consist ofvegetation, 
landscaped swales, roadways, and public use parks/recreation areas. Depending 
upon the industrial use and site topography, site buffers range from approximately 
50 to 100 feet. Selected commercial office, retail, lodging and mixed-use (e.g. 
apartments or office over retail) activities are becoming acceptable adjacent uses 
to light industrial areas. . 

The Croman Plan includes two areas designated in the Mixed Use (MU) zoning oveday -
an approximately 4.5 acre area between Mistletoe Road and Hamilton Creek, and the 
southern part of the Cromm Mill plan area at approximately 11.5 acres situated between 
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the city limits, Siskiyou Boulevard and Crowson Road. The MU zoning overlay allows 
office and compatible industrial uses on the ground floor. The upper floors of the buildings 
can be used for the office and industrial uses, as well as residential uses. The two MU 
areas are intended as transitions from the existing residential areas to the west and south to 
the more intense interior of the Croman Mill plan area. The two MU areas are more 
physically constrained than the remainder of the plan area beca:use of the presence of creeks . 
(i.e. Hamilton and Golf Course creeks), wetlands and steeper slopes. This combination the 
smaller size parcels and having physical constrained parcels makes the areas to be more 
likely to developed with buildings of a smaller footprint and size. The Council finds the 
small parcel sizes and physical constrains of the land combined with the proximity to 
adjacent residential neighborhoods makes the two MU areas good candidates for land use 
buffers as described in the EOA. 

The EOA provides a comparison of land supply and need for Ashland (p 6-1). The City 
has 155.11 net acres in the Ashland UGB, and the report identifies a need for 161 net acres 
for the twenty year planning period of 2006-2027. The Council finds the Croman Mill plan 
is consistent with the EOA by retaining non-residentially designated lands in the plan area 
in office and light industrial zoning overlay designations for job creation purposes. 
Additionally, approximately six acres of residential designated land currently used for the 
Oregon Departmen~ of Transportation (ODOT) maintenance yard is rezoned in a 
Neighborhood Commercial (NC) zoning overlay which provides opportunities for small­
scale commercial uses that could contribute to job creation. 

The were issues raised regarding the consistency of the Croman Mill Plan with the EOA 
during the public hearings. The City Council finds and detennines that all substantive 
issues were adequately addressed by City staff in the numerous staff reports and staff 
responses, ~nd other materials in the record, whether such responses were made orally at 
the hearings or provided in written fonn as set forth in the record. All staff reports, staff 
materials, and other staff responses are hereby accepted by the City Council and are 
incorporated herein by this reference. 

The Council finds and detennines that the proposed amendments ~e consistent with the 
m~~~EM. . 

D. Consistency with Oregon land use laws and regulations including specifically Oregon 
Stat~wide Planning Goal 12 as implemented -by OAR Chapter 660, Division 12 

The Croman Mill plan proposes a redistribution of the pennitted industrial (M -1) and 
employment (B-1) uses on 85 of the 100 acres in the plan area. Two distinct zones are 
established, one for compatible industrial (Cl) uses and another for office (OE) uses, 
whereas light industrial and offices are pennitted throughout the M-1 and E-1 zoning 
districts currently. The title of the M -1 Industrial zoning is somewhat misleading because 
the zoning district allows a wide range of commercial and employment us~s including 
offices, retail, personal services, restaurants, nightclubs and bars, theaters, and hotels and 
motels in addition to those uses typically associated ~ith industrial areas such as 
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manufacturing, processing, assembling, mini-warehouses, outside storage of merchandise 
and raw materials, junkyard and auto wrecking yards, and concrete or asphalt batch or 
mixing plants. The E-1 Employment zoning district is also· a hybrid industrial/other 
employment designation in that it allows many of the same uses as the M-l fudustrial 
district including offices, retail, nightclubs and bars, theaters, and hotels and motels in 
addition to light manufacturing uses. 

In keeping with theCroman Mill Site Redevelopment Plan (2008) project objectives and 
recommendations, land-intensive uses with low employment densities such as mini­
warehouses, junkyard and auto wrecking yards, outdoor storage areas of unrestricted size, 
hotels and motels, builq.ing material sales yards and equipment storage yards are not 
permitted in the proposed Compatible Industrial (CI) and Office Employment(OE) overlay 
zones. Additionally, retail and restaurant uses are limited to relatively small square 
footages under the proposed zoning, rather than being unrestricted in size or scope as is 
allowed under the current M -1 fudustrial and E-1 Employment zoning. 

In total, less than 25 percent of the plan area (i.e. 22 of 100 acres) is truly undergoing a 
change in the Comprehensive Plan and zoning d.istrict designations by increasing or addit;Lg 
residentially density. The land uses that are different from the Ashland Comprehensive 
Plan are the change from a single-family residential designation to the Croman Mill­
Neighborhood Commercial (NC) designation for the Oregon Department of Transportation 
(ODOT) maintenance yard property located at 706 Tolman Creek Road (6 acres), and the 
change from employment and industrial designations for the two Mixed Use (MU) areas on 
the western and southern perimeters of the plan area (16 acres). The Neighborhood 
Commercial (NC) zoning overlay permits neighborhood scale commercial uses and base 
densities of30 units per acre, whereas the single-family residential designation is limited to 
residential uses at base densities of 4.5 units per acre with schools, parks, home 
occupations, churches, hospitals recreational uses and group homes as other allowed uses. 
The Mixed Use (MU) zoning overlay allows office and compatible industrial uses, with a 
provision for residential units at a base density of 15 units per acre on the upper stories of 
buildings. The allowance for residential units is MU zoning overlay is the primary change 
from the current industrial and employment designations. 

Goal 12 is implemented through the Transportation Planning Rule (TPR), as defined in 
Oregon Administrative Rule OAR 660-012-0000, et seq. The TPR (OAR· 660-012-0060) 
states that when land use changes, including amendments to acknowledged comprehensive 
plans, significantly affect an existing or planned transportation facility the local 
government shall put in place measures to assure that the allowed land uses are consistent 
with the identified function, capacity and perfonnance standards (level of service, volume 
to capacity ratio, etc.) of the facility. 

Accordingly, OAR 660-012-0060 requires local jurisdictions to make an assessment of 
transportation impacts when plan and land use regulation amendments are proposed. 
While the Croman Mill Plan is far from a wholesale change of the existing Ashland 
Comprehensive Plan designations and zoning districts, an assessment of significant affect 
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is included to address the requirements of OAR 660-012-0060. It is important to note that 
regardless of whether a master plan is adopted for the Croman Mill site, the build out of the 
Croman Mill site under the current zoning requires a significant investment in public 
infrastructure to construct the facilities necessary to accommodate future employment in 
the area. -

Transportation impacts of the redevelopment of the ,Croman Mill site have been evaluated 
and considered since the planning process began in 2008. A transportation analysis report 
was completed in January 2, 2009 in conjunction with 'the Croman Mill Site 
Redevelopment Plan, and both documents are included in the record. Additionally, key 
personnel from local and state transportation agencies such as Oregon Department of 
Transportation (ODOT), Rogue Valley Transportation District (RVTD) and Ashland 
Public Works Department were involved in key participant meetings for the redevelopment 
plan process in January and March 2008. A transportation analysis report was updated in 
May 2010 to supplement the original transportation analysis, and is included in the record. 
The updated report includes an analysis and traffic proj ections for Alternative F to reflect 
the hybrid industrial and office employment land use pattern that was included in the final 
draft of the redevelopment plan. Additionally, the report examines the use of Mistletoe 
Road as a permanent main access to the redeveloped site, as well as the impact on future 
traffic movement if a street crossing is provided fonn the plan area to Washington Avenue 
to the north. 

Based on the potential trip generation of the proposed land uses compared to the approved 
land uses, there may be 'the potential for a significant affect on the surrounding 
transportation network. Table 1 summarizes the potential trip generation for the proposed 
redevelopment in ,comparison to the adopted (No-build) land uses. 

Table 1: Trip Generation Comparison of No-build (adopted) and Build (proposed) 
Land Uses 

No-Build/Adoj>ted Build/Proposed 
AM Peak Hour In 735 1,651 
Trips Out 165 285 

Total 900 1,936 
PM Peak Hour In 180 422 
Trips Out 775 1,460 

Total I- 950 1,881 
Oai/yTrips 10,135 12,776 

The OAR is directed at maintaining a balance between land uses allowed (or adopted) in a 
comprehensive plan and zoning, and the transportation system that supports those land 
uses. Where a proposed change from the adopted comprehensive plan, typically called a 
land use amendment, would "significantly affect" an existing or planned transportation 
facility, a local government must put in place measures to assure that the land uses being 
proposed are consistent with the identified function, capacity and perfonnance standards of 
the surrounding transportation network. The planning rule identifies that a "significant 
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affect" would be determined by meeting one of the following three key elements. The 
following outlines these key elements and indicates whether the.proposed project would 
have a significant affect or not. 

1. Change the functional classification of an existing or pJanned transportation facility 
(exclusive of correction of map errors in an adopted plan). 

It is not the intent of the Croman Mill Distri<;t plan to request the change of any of the 
functional classifications on the surrounding roadway network as adopted in the current 
Ashland Comprehensive Plan Transportation Element (1996) and Ashland 
Transportation System Plan (1998). 

2. Change standards implementing a functional classification system. 

It is not the intent of the Croman Mill District plan to implement. any improvements 
. within the transportation infrastructure that would be beyond the design standards for 
the adopted functional classification of roadways in the adopted City of Ashland 
Transportation System Plan (TSP). There are improvements identified at spot locations 
(intersections), but those types of improvements are within the functional classification 
of roadways. 

3. As measured by the end of the planning period identified in the adopted 
transportation system plan: 

a. Allow land uses or Jevels of development that would result in types of levels of travel 
or access that are inconsistent with the functional classification of an existing or 
planned transportation facility. 

The land uses included in the Croman Mill District will result in the types of travel and 
operation of streets within the roadway system consistent with the functional 
classifications included in the current Ashland Comprehensive Plan Transportation 
Element (1996), Ashland Transportation System Plan (1998) and Ashland Street 
Standards Handbook (1999). The Ashland TSP (p 5-7).states: 

Volumes indicated are not intended to be absolute maximums or minimums. The 
function .of the street with the roadway system, and the types and intensities of land 
use along their routes are other important factors contributing toward their 
appropriate designation. 

The Ashland Street StaJ).dards Handbook (p 19) provides further clarification: 

When determining how to classify a new street for the purpose of design, careful 
attention should be given to considering the street as a whole in the context of the 
neighborhood, of the underlying zr;;ning and land uses, and the future amount of 
traffic rather than strict adherence to using projected average dG:ily traffic (ADT) 
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figures alone. Care must be taken not to focus on efficiency and worst case 
scenarios. The end goal should be to balance creating a notable, livable, 
functional street for the neighborhood, and provide a variety of transportation 
options for residents. 

Ashland Street and Siskiyou Boulevard are classified as Boulevards, and Tolman Creek 
Road and Mistletoe Road are classified· as Avenues. It is the intent of the Croman Mill 
District plan for the boulevards and avenues which the previous analysis shows will be 
impacted by the redevelopment of the plan area to continue to operate with the 
definitions of the functional classifications included in the As~land Comprehensive 
Plan Transportation Element and Ashland Street Standards Handbook. 

The Ashland Comprehensive Plan, Ashland TSP and Ashland Street Standards 
Handbook·include an average. daily traffic for Boulevards of 8,000 to 30,000 trips per 
day, and for Avenues 3,000 to 10,000 trips per day. The following definitions of a 
Boulevard and Avenue are included in the Ashland Street Standards Handbook. 

"Boulevards are major thoroughfares filled with both human and vehicular 
activity. Design should provide an environment where walking, bicycling, using 
transit and driving are equally convenient and should facilitate the boulevard's 
uses tiS a public space. Design should start with the assumption that the busy 
nature of a boulevard. is a positive factor and incorporate it to enhance the 
streetscape and setting. A 2-1ane, 3-1ane or 5-1ane configuration can be used 
depending on the number of trips generated by surround existing and figure land 
uses. 11 

"Avenues provide concentrated pedestrian, bicycle, transit and motor vehicle 
access from neighborhoods to neighborhood activity centers and boulevards. 
Avenues are similar to boulevards} but are design on a smaller scale. Design 
should provide an environment where wa?ldng} bicycling, using transit and driving 
are equally.convenient and should facilitate the avenue.'s use as a public space. A 
2-lane or 3-lane configuration can be used depending on the number of trips 
generated by surrounding existing and future land uses. " 

Previous analysis for the 20 year planning horizon has indicated that at approximately 
50% of the proposed development, Tolman Creek Road north of Mistletoe Road and 
Mistletoe Road itself (also referred to as the Central Boulevard in the plan) should be 
upgraded/improved to contain a center tum lane, so the overall cross section of the 
road~ay(s) would be a three lane facility. Based on the design standards found in the 
Ashland Street Standards Handbook, this type of cross section could be classified as an 
Avenue functional classification. The Ashland TSP does indicate capacity 
improvements for Tolman Creek Road in this location, and an improvement of 
upgrading Mistletoe Road to an urban street standard (Chapter 9: Needed 
Transportation Improvements, Ashland TSP, 1998); Ashlalld Street and Siskiyou 
Boulevard are anticipated to remain in the current configurations. 
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There are several additional factors worth noting. The transportation analysis and 
transportation analysis update completed for the redevelopment plan use standard 
assumptions and methodologies to generate future land use scenarios and associated 
trip generation and distribution. Specifically, the transportation analysis uses a worst­
case approach in that it assumes all but two percent oftnps will be made my motor 
vehicles. In contrast, Ashland has long-standing Comprehensive Plan and TSP goals 
and policies emphasizing non-automotive means of travel, and therefore concentrated 
on developing the city in a pedestrian-oriented compact urban form as well as building 
a multi-modal transportation system including sidewalks, bicycle and transit facilities. 
In keeping with the City's goals and policies, the Croman Mill District plan includes 
links to existing pedestrian, bicycle and transit facilities (e.g. Central Ashland Bike 
Path extension), as well as incorporating both on-street and off-street pedestrian and 
bike facilities, as well as provisions for bus tops and commuter rail within the plan 
area. While current methodologies to estimate trip generation do not incorporate non­
automotive trips, it is the intent of the Croman Mill District to create a land use pattern 
and complimentary transportation system that will replace vehicle trips with pedestrian, 
bicycle and transit trips. As a result, the ultimate impact on the vehicular facilities 
including streets and intersections should be less than presented in the transportation 
analysis and transportation analysis update. 

Also worth noting is the City is beginning the process of updating the Ashland TSP. 
Necessary system improvements will be carried over into the updated TSP, as well as 
measures for off-setting vehicular trips with pedestrian, bicycle and transit travel. The 
update of the Ashland TSP is targeted for completion in January of2012. 

b. Reduce the performance of an existing or planned transportation facility below the 
minimum acceptable performance standard identified in the TSP or comprehensive 
plan; or 

c. Worsen the performance of an existing or planned transportation facility that is 
otherwise projected to perform below the minimum acceptable performance 
standard identified in the TSP or Comprehensive Plan. 

Previous analysis has evaluated the potential traffic operations ,at study area 
intersections comparing both the No-build and Build iand uses. Table 2 surnmarizes 
the unmitigated (existing geometry) operations at these intersections. 

Table 2: Unmitigated 2030 Study Area PM Peak Hour Operations 

Intersection 
Hwy 66 (Ashland St)/I-5-Northbound Ramps 
Hwy 66 (Ashland St)/I-5 Southbound Ramps 
Hwy 66 (Ashland St)lWashington St 
Hwy 66 (Ashland St)JTolman Creek Rd 
Tolman Creek Rd/Mistietoe Road 
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, Mobility 
Standard 
VIC 0.85 
VIC 0.85 
VIC 0.90 
VIC 0.90 
LOS 0 

No-Build 
LOS 

Page 17 



Hwy 99 (Siskiyou Blvd)/Tolman Creek Rd 
Hwy 99 (Siskiyou Blvd)/MisUetoe Mill Rd 
Hwy 99 ( Siskiyou Blvd)/Crowson Rd 

VIC 0.90 
VIC 0.90 
VIC 0.80 

> 80.0 
14.5 
11.1 

F 
B 
B 

0.96 
0.23 
0.10 

> 80.0 
51.8 
11.4 

F 
F 
B 

Based on the unmitigated traffic operational results, it would indicate that the proposed 
land use has potential impacts beyond those experienced under the No-build condition 
at three· intersections: Ashland Street/Tolman Creek Road~ Tolman Creek 
RoadlMistletoe Road, and Siskiyou Boulevard/Tolman Creek Road. All of these 
potential impacts occur on Tolman Creek Road. 

Mitigation alternatives were developed for all intersections where impacts were greater 
than expected under the No-build condition, as well as what improvements would be 
necessary to reach jurisdictional standard (either V Ie ratio for ODOT faC?ilities, or 
level-of-service for City facilities). These mitigation alternatives added tum pockets or 
signals to existing intersections and were able to meet the jurisdictional standard. 
These types of improvements have been identified in the Ashland TSP through calling 
out adding travel lanes to meet proj ected long tenn vehicle demand (along Tolman 
Creek Road from the Siskiyou Boulevard to E. Main Street), and upgrade to Boulevard 
standard and capacity improvements on Ashland Street (from UPRR west to Interstate 
5). In addition, Mistletoe Road has been identified in the TSP as an improvement to 
upgrade to an urban street standard. Finally, a traffic signal at Siskiyou 
BoulveardlTolman Creek Road has been identified as an improvernent in the TSP. 

Using these parameters, the developme~t would not have a significant effect because 
improvements have been identified in the TSP that allow for adequate intersection' 
operations to meet jurisdictional standard through tum lanes and signalization. 

There were transportation issues raised during the public hearings. The City Council 
finds and detennines that all substantive issues were adequately addressed by City staff 
in the numerous staff reports and staff responses, and other materials in the record, 
whether such responses were made orally at the hearings or provided in written fonn as 
set forth in the record. All staff reports, staff materials, and other staff responses are 
her~by accepted by the City Council and·,are incorporated herein by this reference. 

The Council finds and detennines that th({ proposed amendments are consistent with 
the TPR. 

OVERALL COUNCIL CONCLUSIONS 

The City Council finds and determines the approval criteria for this decision have been 
fully met, based on the detailed findings set forth herein, the detailed findings and analysis 
of the Planning Commission, the detailed findings and analysis set forth in the Croman 
Mill supporting documents, the Economic Opportunities Analysis supporting documents 
together with all staff reports, addenda and supporting materials in the whole record . 

. Specifically the Council finds that the proposed amendments are consistent with City of 
Ashland Approval Criteria for Zone Changes, Zoning Map Amendments and 
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Comprehensive Plan Map Changes set forth in ALUO 18.108.060.B. The Council finds 
that the proposed amendments are consistent with the City of Ashland Comprehensive 
Plan. The Council finds and detennines that the proposed amendments are consistent 
Oregon land use laws and regulations including specifically Oregon Statewide Planning 
Goal 9 as implemented by OAR Chapter 660, Division 9. Finally the Council finds and 
determines that the proposed amendments are consistent with Oregon land use laws and 
regulations including specifically Oregon Statewide Planning Goal 12 as implemented by 
OAR Chapter 660, Division 12. 

Accordingly, based on the above Findings of Fact and Conclusions of Law, and based upon 
the evidence in the whole record, the City Council hereby APPROVES the ADOPTION of 
the following amendments to the Ashland Land Use Ordinance and Ashland 
Comprehensive Plan as reflected in six distinct ordinances: 

• The Ashland Comprehensive .Plan is amended to add the Croman Mill Plan 
designation to Chapter IT Introduction and Definitions, and to adopt The City of 

. Ashland: Economic Opportunity Analysis and Croman Mill Site 
Redevelopment Plan as supporting documents. 

• The Ashland Comprehensive Plan map is amended to include the Croman Mill 
District designation, and the Ashland Zoning map is amended to include the 
Croman Mill District comprised of five zoning overlays. 

• Chapter 18.~3 Croman Mill is added to the Ashland Land Use Ordinance. 
• . Section vm Croman Mill District Standards is added to the Site Design and 

Use Standards in .A~UO Chapter 18.72 Site Design Review. 
• ALUO Chapter 18 is amended to provide consistency with the new Chapter 

18.53 Croman Mill. 
• Ashland Municipal Code (AMC) Chapter 15·is amended to provide priority 

plan check for LEED certified buildings. 

Date 

~riza:::fue full COM:/:;::Y of Au~st, 2010 

Barbara Christensen, City Recorder Date 

/ 

Date 
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CITY OF 

ASHLAND 
Council Communication 

Second Reading of Ordinances Adopting 
Chapter 18.53 Croman Mill and Related Ordinance, Ashland Comprehensive 

Plan, and Comprehensive Plan and Zoning Map Amendments 
Meeting Date: August 17, 2010 Primary Staff Contact: Bill Molnar 
Department: Community Development E-Mail: molnarb@ashland.or.us 
Secondary Dept. : None Secondary Contact: Maria Harris 
Approval: Martha Bennett Estimated Time: 30 minutes 

Question: 
Will the City Council approve the second reading of the ordinances adopting Chapter 18.53 Croman 
Mill and related ordinance, Ashland Comprehensive Plan, and Comprehensive Plan and Zoning map 
amendments, and the fmdings of fact to accompany the amendments? 

Staff Recommendation: 
Staff recommends approval of second reading of the ordinances adopting Chapter 18.53 Croman Mill 
and related ordinance, Ashland Comprehensive Plan, and Comprehensive Plan and Zoning map 
amendments, and approval of the findings of fact to accompany the amendments. 

Background: 
At the August 3,2010 meeting, the Council completed first reading of ordinances implementing the 
Croman Mill Site Redevelopment Plan (2008), and scheduled second reading for August 17. 

The revisions the Council made over the course of the deliberations at the May 26, June 1, June 29 and 
August 3 meetings are detailed below. The Council's revisions as well as minor editing corrections 
have been incorporated to the attached ordinances for second reading. The fmal item attached to the 
Council Communication is the fmdings document which accompanies the packet of amendments sent 
to the Oregon Department of Land Conservation and Development, and addresses the applicable 
Statewide Planning Goals as well as related Oregon Administrative Rille requirements. 

The Croman Mill Site Redevelopment Plan and the Economic Opportunity Analysis (EOA) are 
available on-line at www.ashland.or.us/croman or in the City Administration office. Since the 
Council previously received the redevelopment plan and the EOA and the documents have not been 
changed, they were not photocopied for this packet. The record for the planning action is located on 
the project web site www.ashland.or.us/croman at http://ashland.or.us/files/2010-05-
04 CromanMill P ARecord web.pdt: 

Revisions 

1. Change in Land Use Overlay (18.53.020.B.1.a.l) 

At the June 1 meeting, the Council directed staff to revise Chapter 18.53 to limit changes in land use 
overlays to Compatible Industrial (CI) or Office Employment (OE). The following revision was made 
to the attached ordinance to address this item. 
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ASHLAND 
1. Major and Minor Amendments. 

a. Major amendments are those which result in any of the following: 
(1) A change in the land use overlay' to CI Compatible Industrial or OE Office 

Employment. 
(2) A modification to the street layout plan that necessitates a street or other transportation 

facility to be eliminated. 
(3) A change not specifically listed under the major and minor amendment definitions. 

2. Limited Stores, Restaurants and Shops; Child or Day Care Facilities; and Ancillary Employee 
Services (18.53.040.B.3) 

At the August 3 meeting, the Council directed staff to revise the size allowed for several of the special 
permitted uses. The following revision was made to the attached ordinance to address this item. 

3. Limited Stores, Restaurants and Shops; Child or Day Care Facilities; and Ancillary 
Employee Services. 

a. In the CI Compatible Industrial, MU Mixed Use and OE Office Employment 
. overlays, a maximum of 15 percent of the gross floor area in a building may be 

used for any or a combination of the following special permitted uses when the 
standards in this section are met: limited stores, restaurants and shops; child or 
day care facilities; and ancillary employee services. 

b. Limited Stores, Restaurants and Shops: In the MU Mixed Use overlay, the floor 
area shall be limited to retail uses in conjunction with a permitted use. 

c. Child or Day Care Facilities: Primary program activities are integrated into the 
interior of the building. 

d. Ancillary Employee Services: Developments may include ancillary employee 
services such as cafeterias, fitness areas, or other supportive services generally 
intended to support the needs of employees when the following standards are met. 
i. The use is integrated into the interior of the building. 
li. The ancillary employee services shall be in conjunction with a permitted or 

special permitted use on the property. 

3. Change to Area Allocation for Special Permitted Use (18.53.020.B.1.b) and Minor 
Amendment Type I Procedure (18.53.020.B.3) 

At the August 3 meeting, the Council directed staff to add changes to area allocations for special 
permitted uses to the list of Minor Amendments in 18.53.020.B.1.h. In addition, staff recommends 
providing more specificity to the language regarding approval of a minor amendment. The following 
revisions were made to the attached ordinance to address these items. 

18.53.020.B.1 
b. Minor amendments are those which result in any of the following: 

(1) A change in the Plan layout that requires a street, access way, multi-use path ·or other 
transportation facility to be shifted more than 25 feet in any direction, as long as the 
change maintains the connectivity established by the Croman Mill District Plan. 

(2) Changes related to street trees, street furniture, fencing or signage. 
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(3) A change in the design of a street in a manner inconsistent with the Croman Mill 

District Standards. 
(4) A modification of a driveway access location in a manner inconsistent with the Croman 

Mill District Standards. 
(5) A site layout, landscaping or building design which is inconsistent with the Croman 

Mill District Standards. 
(6) A change to an area allocation for special permitted uses in section 18.53.040.B. 
t6j flLA change in a dimensional standard requirement in section 18.53.06~0, but not 

including height and residential density. 

18.53.020.B 
3. Minor Amendment Type I Procedure 

A minor amendment to the Croman Mill District Plan is subject to an administrative 
decision under the Type I Procedure. Minor amendments shall not be subject to the 
Administrative Variance from Site Design and Use Standards of Chapter 18.72. A minor 
amendment may be approved upon finding that granting the approval will result in a 
development design that equally or better achieves the stated purpose of this chapter, aHd 
objectives of specific Croman Mill District Standards, and guiding principles of the 
district Croman Mill Site Redevelopment 13~lan. 

4. Limited Outdoor Storage (18.53.040.B.9) 

At the June 29 meeting, the Council directed staff to increase the area that can be used for Limited 
Outdoor Storage to be a maximum of "2,500 sq. ft. in the CI overlay, or 50 percent of the ground floor· 
area of the building housing the associated permitted or special permitted use, whichever is less 
greater." The following revision was made to the attached ordinance to address these items. 

9. Limited Outdoor Storage. 
Limited outdoor storage associated with a permitted or special permitted use when the 
following standards are met. 

a. The maximum area dedicated to outdoor storage shall be 1,000 sq. ft. in the OE and 
MU overlay; and 2,500 sq. ft. in the CI overlay, or 50 percent of the ground floor 
area of the building housing the associated permitted or special permitted use, 
whichever is less-greater. 

b. The outdoor storage shall be located behind or on the side of buildings, and shall be 
located so the outdoor storage is the least visible from the street that is reasonable 
given the layout of the site. 

c. The outdoor storage shall be screened from view by placement of a solid wood or 
metal fence, or a masonry wall from five to eight feet in height. fAI outdoor storage 
materials shall be contained v/ithin the refuse area. 

d. The associated permitted use shall obtain a minimum of 50% of the employment 
density targets for the Croman Mill District. 
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5. Type I Planning Approvals (18.108.040) 

At the June 1 meeting, the Council directed staff to modify the Type I Planning Approval procedure to 
allow Type I approval of Site Review for buildings up to 15,000 square feet in· size in the Croman Mill 
District. The following revision was made to the attached ordinance to address these items. 

18.108.040 Type I Procedure. 

A. Actions Included. The following planning actions shall be subject to the Type I Procedure: 
1. Site Design Review. The following developments that are subject to the Site Design 

Review Standards outlined in 18.72 shall follow the Type I permit procedures. 
a. Downtown Design Standards Zone. Any development which is less than 2,500 square 

feet or ten percent of the building's square footage, whichever is less. 
b. Detail Site Review. Any development in the Detail Site Review Zone, as defmed in the 

Site Review Standards adopted pursuant Chapter 18.72, which is less than 10,000 
square feet in gross floor area. 

c. Commercial, Industrial and Non-residential Uses 
1. All new structures, additions or expansions in C-1, E-1, HC and M zones, not within 

the Downtown Design Standards zone, that do not require new building area in 
excess of 20% of an existing building' s square footage or 10,000 square feet of 
gross floor area, whichever is less. 

li. All new structures or additions less than 15,000 square feet of gross floor area 
in the eM zoning district. 

iii. Expansion of impervious surface' area in excess of 10% of the area of the site or 
1,000 square feet, whichever is less 

IV. Expansion of parking lots, relocation of parking spaces on a site, or other changes 
which alters circulation affecting adjacent property or public right-of-way. 

v. Any change of occupancy from a less intensive to a more intensive occupancy, as 
defined in the City building code, or any change in use which requires a greater 
number of parking spaces. 

VI. Any change in use of a lot from one general use category to another general use 
category, e.g., from residential to commercial, as defined by the zoning regulations 
of this Code. 

vii. Any exterior change to a structure which requires a building permit and is listed on 
the National Register of Historic Places or to a contributing property within a 
Historic District on the National Register of Historic Places. 

d. Residential 
i. Two or more residential units on a single lot. 
ii. All new structures or additions less than 10,000 square feet of gross floor area, other 

than single-family homes or accessory uses on individual lots 
iii. Construction of attached single-family housing (e.g. town homes, condominiums, 

row houses, etc.) in all zoning districts. 
iv. Off-street parking or landscaping, in conjunction with an approved Performance 

Standards Subdivision required by ordinance and not located within the boundaries 
of the individual unit parcel (e.g. shared parking). . 

v. Any exterior change to a structure which requires a building permit and is listed on 
the National Register of Historic Places. 
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6. Changes to Maps 

At the May 26 meeting, the Council directed staff to make a series of changes to the maps. Those 
changes have been made as described below. The maps are included in the Croman Mill District 
Standards attached to Ordinance #3, and the Comprehensive Plan Map, Zoning Map and Zoning 
Overlay Map are also attached to Ordinance #5. 

o Zoning and Land Use Overlays maps: M-I Industrial zoning retained for properties at 695 and 
697 Mistletoe (KruiselHamilin) 

o Zoning and Land Use Overlays maps: M-I Industrial zoning retained and Detail Site Review 
Zone not applied to the properties at 650, 700 and 750 Mistletoe Road (DiRienzolKnox) 

o Phase II of Central Boulevard map: Mistletoe Road location shown as main access with 
original concept shown as secondary option with notation that "alternative Central Blvd. 
location contingent upon property owners consent" 

o Street Framework, and Pedestrian and Bicycle Framework maps: Potential Rail Crossing was 
added 

6. Central Boulevard Street Standard 

Staff previously recommended removing the on-street parking lanes on the Central Boulevard. While 
on-street parking is often necessary in retail and service-oriented areas, plentiful and easily accessible 
short-term parking at the front of the building is generally not as critical in light industrial and office 
areas. Additionally, this suggestion was also an effort to address concerns raised throughout the 
process regarding the cost of building the public infrastructure, and the overall plan being cost 
prohibitive to economic development. By removing the on-street parking lanes on each side of the 
street, the overall width of the street improvement would be reduced which in tum reduces the 
construction cost. 

At the May 26 Council meeting, the Council directed staff to remove the on-street parking lanes and 
reduce the Central Boulevard cross section to three lanes (i.e. two travel lanes and a median/center tum 
lane). The Council also directed staff to retain the right-of-way width requirement for a five-lane street 
(i.e. two travel lanes, a median/center tum lane, and two on-street parking lanes). If the parking lanes 
are removed and not built but the wider 90-foot right-of-way is retained, the result will be an additional 
eight-foot setback of buildings on each side of street. The graphic on the next page depicts the 
outcome of retaining the unused right-of-way. 
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Median!Tum lane 

li'--f-lz--f-ll.--+-r+ 10' +8' 
74' 

Staff recommends reducing the required right-of-way width to match the width of the three-lane street 
when it is built. Staff believes there are two reasons for not retaining the wider 90-foot right-of-way. 
First, the property owner would be required to dedicate the additional eight feet on each side of the 
street as public right-of-way, and therefore donate land that could be used for buildings or associated 
site development by the adjacent lot to use for job creation purposes. Second, a setback of buildings 
from the Central Boulevard is contrary to the "active edge" street envisioned in the original 
redevelopment plan in which "buildings built flush with the sidewalk, with doors and windows facing 
the street, provide for pedestrian-level features of interest, improve safety ... " The active edge is 
included in the Croman Mill District Standards, and is integrated through the design standards 
regarding building orientation. 

The street cross section without the on-street parking lanes and with the narrower right-of-way width is 
included in the attached ordinance for second reading. Additionally, the on-street parking standard has 
been modified to provide flexibility for evaluation of on-street parking at [mal design of the street. 

VIII-A-4 Required On-Street Parking 
On-street parallel parking shall be provided may be required along the Central Boulevard and 
local streets as indicated on the Required On-Street Parking map. If on-street parkin!! is 
required on streets identified on the On-Street Parking map, A,!!ngled parking and loading 
zones are prohibited on these streets. Options addressing the street configuration will be 
evaluated with the final design of the streets identified on the On-Street Parking map. 

Related City Policies: 
Ashland Comprehensive Plan - Chapter II: Introductions and Definitions, Chapter III: Citizen 
Participation, Chapter IV: Environmental Resources, Chapter VII: The Economy, Chapter Vill: Parks, 
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Open Spaces and Aesthetics, Chapter X: Transportation, Chapter XI: Energy, Air and Water 
Conservation, Chapter XII: Urbanization 
Chapter 18.108 Procedures 

Council Options: 
The Council may approve, approve with modifications, or deny the second reading of ordinances 
adopting Chapter 18.53 Croman Mill and related ordinance, Ashland Comprehensive Plan, and 
Comprehensive Plan and Zoning Map Amendments. 

Potential Motions: 
1. Move to approve second reading of the following ordinances, and to approve the fmdings of fact to 

accompany the ordinances. 
• Ordinance #1: An Ordinance amending the City of Ashland Comprehensive Plan to add a 

new Croman Mill District designation to Chapter IT [Introduction and Definitions] to add the 
Croman Mill Plan Designation on the adopted Land Use Map Legend and adopt the Croman 
Mill Site Redevelopment Plan and Economic Opportunities Analysis as support documents to 
the City of Ashland Comprehensive Plan 

Exhibit A: Croman Mill Site Redevelopment Plein (December 2008) 
Exhibit B: City of Ashland: Economic Opportunity Analysis 
Exhibit C: Comprehensive Plan Map Legend 
Exhibit D: Comprehensive Plan Appendix A: Technical Reports & Supporting Documents 

• Ordinance #2: An Ordinance amending the Ashland Land Use Ordinance creating a new 
Chapter 18.53 Croman Mill 

ExhibitA: Chapter 18.53 Croman Mill 
• Ordinance #3: An ordinance amending AMC 18.72.080.C Site Design Review Standards to 

add new Site Design and Use Standards for the Croman Mill District 
Exhibit A: Section VIII Croman Mill District Standards 

• Ordinance #4: An ordinance amending AMC 18.08.190, 18.08.341, 18.08.342, 18.08.343, 
18.08.845, 18.12.020, 18.61.042, 18.68.020, 18.68.050, 18.72.030, 18.72.110, 18.72.120, 
18.72.140, 18.72.180, 18.84.100, 18.88.070, 18.88.080, 18.92.020, 18.96.090, 18.104.020, 
18.106.030, 18.108.0174 of the Ashland Municipal Code and Land Use Ordinance for 
consistency with new Chapter 18.53 Croman Mill 

• Ordinance #5: An Ordinance amending the City of Ashland Comprehensive Plan to change 
the land use map designation of approximately 99 acres of land within the City of Ashland 
Urban Growth Boundary from Industrial, Employment, Single-Family Residential and Rural 
Residential (Jackson County) to the newly created Croman Mill Plan Designation; amending 
the City of Ashland Zoning and Land Use Control Maps to rezone approximately 78 acres of 
land within the City Limits from M-1, E-1, and R-1-5 Districts to the newly created Croman 
Mill Zone; and imposing five Croman Mill Overlay Districts on the Croman mill zoned 
properties, including Compatible Industrial, CM-CI, Office Employment, CM-OE, Mixed Use, 
CM-MU, Open Space, CM-OS, Neighborhood Center, CM-NC . 

Exhibit A: Proposed Comprehensive Plan Designation 
Exhibit B: Proposed Croman Mill District Zone (CM) 
Exhibit C: Proposed Zoning Map Changes 

• Ordinance #6: An Ordinance amending AMC Chapter 15 to create LEED Certified Building 
Priority 
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2. Move to approve second reading with proposed amendments as noted after each ordinance, and to 

approve the findings of fact to accompany the ordinances. 

(see list of ordinances above) 

Attachments: 
1. Ordinance #1: An Ordinance amending the City of Ashland Comprehensive Plan to add a new 

Croman Mill District designation to Chapter II [Introduction and Defmitions] to add the Croman 
Mill Plan Designation on the adopted Land Use Map Legend and adopt the Croman Mill Site 
Redevelopment Plan and Economic Opportunities Analysis as support documents to the City of 
Ashland Comprehensive Plan 

Exhibit A: Croman Mill Site Redevelopment Plan (December 2008) 
Exhibit B: City of Ashland: Economic Opportunity Analysis 
Exhibit C: Comprehensive Plan Map Legend 
Exhibit D: Comprehensive Plan Appendix A: Technical Reports and Supporting Documents 

2. Ordinance #2: An Ordinance amending the Ashland Land Use Ordinance creating a new Chapter 
18.53 Croman Mill 

Exhibit A: Chapter 18.53 Croman Mill 
3. Ordinance #3: An ordinance amending AMC 18.72.080.C Site Design Review Standards to add 

new Site Design and Use Standards for the Croman Mill District 
Exhibit A: Section VIII Croman Mill District Standards 

4. Ordinance #4: An ordinance amending AMC 18.08.190, 18.08.341, 18.08.342, 18.08.343, 
18.08.845,18.12.020,18.61.042,18.68.020, 18.68.050, 18.72.030, 18.72.110, 18.72.120, 
18.72.140, 18.72.180, 18.84.100, 18.88.070, 18.88.080, 18.92.020, 18.96.090, 18.104.020, 
18.106.030, 18.108.0174 of the Ashland Municipal Code and Land Use Ordinance for consistency 
with new Chapter 18.53 Croman Mill 

5. Ordinance #5: An Ordinance amending the City of Ashland Comprehensive Plan to change the 
land use map designation of approximately 99 acres of land within the City of Ashland Urban 
Growth Boundary from Industrial, Employment, Single-Family Residential and Rural Residential 
(Jackson County) to the newly created Croman Mill Plan Designation; amending the City of 
Ashland Zoning and Land Use Control Maps to rezone approximately 78 acres of land within the 
City Limits from M-l, E-l, and R-I-5 Districts to the newly created Croman Mill Zone; and 
imposing five Croman Mill Overlay Districts on the Croman mill zoned properties, including 
Compatible Industrial, CM-CI, Office Employment, CM-OE, Mixed Use, CM-MU, Open Space, 
C:~A-OS, ]\.Jeighborhood Center, CJ\1-NC 

Exhibit A: Proposed Comprehensive Plan Designation 
Exhibit B: Proposed Croman Mill District Zone (CM) 
Exhibit C: Proposed Zoning Map Changes 

6. Ordinance #6: An Ordinance amending AMC Chapter 15 to create LEED Certified Building 
Priority 

7. Findings of Fact and Conclusions of Law for Amendments to the City of Ashland Comprehensive 
Plan, Zoning Map and Land Use Regulations Concerning the Addition of Chapter 18.53 Croman 
Mill. 
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ORDINANCE NO. 3630 

AN ORDINANCE AMENDING THE CITY OF ASHLAND 
COMPREHENSIVE PLAN TO ADD A NEW CROMAN MILL DISTRICT 

DESIGNATION TO CHAPTER It [INTRODUCTION AND DEFINITIONS], 
TO ADD THE CROMAN MILL PLAN DESIGNATION ON THE 

ADOPTED LAND USE MAP LEGEND AND ADOPT THE CROMAN 
~MILL SITE REDEVELOPMENT PLAN AND ECONOMIC 

OPPORTUNITIES ANALYSIS AS SUPPORT DOCUMENTS TO THE 
CITY OF ASHLAND COMPREHENSIVE PLAN 

Annotated to show deletions and additions to the code sections being modified. Deletions are 
bold . and additions are in bold underline. 

WHEREAS, Article 2. Section 1 of the Ashland City Charte.r provides: 

Powers of the City The City shall have all powers which the constitutions, statutes, and 
common Jaw of the United States and of this State expressly or impliedly grant or allow 
municipalities, as fully .. as though this Charter specifically enumerated each of those 
powers, as well as all powers not inconsistent with the foregoing; and, in addition thereto, 
shall possess all powers hereinafter specifically granted. All the authority thereof shall 
have peq>etual succession. 

WHEREAS, the above referenced grant of power has been interpreted as affording all 
legislative powers home rule constitutional provisions reserved to Oregon Cities. City of 
Beaverton v. International Ass'n of Firefighters, Local 1660, Beaverton Shop 20 Or. App. 293; 
531 P 2d 730, 734 (1975); and 

WHEREAS, the City of Ashland Planning Commission considered the above-referenced 
recommended amendments to the Ashland Comprehensive Plan at a duly advertised public 
hearing on January 12,2010 and subsequent public hearing continuance dates, and on February 
23,2010, following deliberations, recommended approval of the amendments by a vote of 6-2; 
and 

WHEREAS, the City Council of the City of Ashland conducted a duly advertised public hearing 
on the above-referenced amendments on April 6, 2010 and on subsequent public hearing 
continuance dates; and 

WHEREAS, the City Council of the City of Ashland, following" the close of the public hearing 
and record, deliberated and conducted first and second readings approving adoption of the 
Ordinance in accordance with Article 10 of the Ashland City Charter; and 
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WHEREAS, the City Council of the City of Ashland has detennined that in order to protect and 
benefit the health, safety and welfare of existing and future residents of the City, it is necessary 
to amend the Ashland Comprehensive Plan in manner proposed, that an adequate factual base 
exists for the amendments, the amendments are consistent with the comprehensive plan and that 
such amendments are fully supported by the record of this proceeding. 

THE PEOPLE OF THE CITY OF ASHLAND DO ORDAIN AS FOLLOWS: 

SECTION 1. The above recitations are true and correct and are incorporated herein by this 
reference. 

SECTION 2. The City of Ashland Comprehensive Plan, Chapter II, (INTRODUCTION AND 
DEFINITIONS] is hereby amended to add the following new Section [CROMAN MILL 
2.04.16] and to adopt the Croman Mill Site Redevelopment Plan, as amended, as a supporting 
document to the Ci~y! s Comprehensive Plan; fonner Section 2.04.16 is renumbered [PLAN 
REVIEW 2.04.17], to read as follows: 

PL1A,u1\f REVIEW (2.04.19) 

CROMAN MILL PLAN (2.04.16) 

The designation is for an empioyment area that promotes famiiy wage-jobs and 
includes industrial and office uses that are compatible and complimentary. The 
area also includes neighborhood-oriented businesses, mixed-uses, a variety of 
transportation options and open spaces to encourage services and leisure activities 
within walking distance of the employment center, as well as to encourage multi­
modal trips within and to and from the area. While the area is primarily dedicated 
to job creation and economic development purposes, areas on tbe perimeter of the 
plan area allow residential units in mixed-use buildings at densities ranging from 15 
to 60 dwelling units per acre. This area implements tlie Croman Mill Site 
Redevelopment Plan (200S), as amended. The zoning designation that was in place 
prior to the adoption of the Croman Mill Plan is retained on several Jots in the plan 
area, and the expectation is tbat any future rezoning of these properties will be 
limited to the Croman Mill designation. 

PLAN :gEVIEW (2.04.17) 

SECTION 3. The City of Ashland Comprehensive Plan is hereby amended to add an Appendix 
entitled "Technical Reports and Supporting Documents". Previously added support documents 
are acknowledged on this Appendix. The Appendix is attached hereto ~nd made a part hereof as 
Exhibit D. 

SECTION 4. The document entitled "The City of Ashland Croman Mill Site Redevelopment 
Plan, (2008), as amended," attached hereto as Exhibit A, and made a part hereof by this 
reference is hereby added to the above-referenced Appendix to support Chapter II, 
[INTRODUCTION AND DEFINITIONS] the Comprehensive Plan. 
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SECTION 5. The document entitled "The City of Ashland ,Eco;nomic Opportunities Analysis 
(April 2007)", attached hereto as Exhibit B, and made a part hereof by this reference is hereby 
added to the above-referenced Appendix to support Chapter VII [ECONOMY] the 
Comprehensive Plan. 

SECTION 6. The officially adopted City of Ash I aild Comprehensive Plan Map, referenced in 
Ashland Comprehensive Plan Chapter II [PLAN MAP 2.03.04] is hereby amended to add a new 
Plan Designation [Croman Mill Plan] to the Comprehensive Plan Map Legend, attached hereto 
as Exhibit C, and made a part hereofby this reference. 

SECTION 7.!. Severability. The sections, subsections, paragraphs and clauses of this ordinance 
are severable. The invalidity of one section, subsection, paragraph, or clause shall not affect the 
validity of the remaining sections, subsections, paragraphs and clauses. 

SECTION~ 8., Codification. Provisions of this Ordinance shall be incorporated in the City 
Comprehensive Plan and the word "ordinance" may be changed to "code", "article", "section", 
or another word, and the sections of this Ordinance may be renumbered, or re-lettered, provided 
however that any Whereas clauses and boilerplate provisions (i.e. Sections 1, 3-6 need not be 
codified and the City Recorder is authorized to correct any cross-references and any 
typographical errors. 

The forego.jng ordinance was first read by title only in1iiifaccordance ith Article X~ 
Section 2(e) of the City Charter on the ~ day of ~ ,2010, 
and duly PASSED and ADOPTED this ~ day of - , 2010. 

~I/{.~ 
Barbara M. Christensen, City Recorder 

SIGNED and APPROVED this II' day Of¥;;' b 
Mn Stromberg, Mayor 

Reviewed as to fonn: 
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Transportation and Growth 
Management 
This project is funded by the Transportation and 
Growth Management (TGM) Program, a joint program 
of the Oregon Department of Land Conservation 
and Development and the Oregon Department 
of Transportation. This project is funded in part, 
by federal Safe, Accountable, Flexible, Efficient 
Transportation Equity Act: A Legacy for Users 
(SAFETEA-LU), local government, and State of 
Oregon funds. 

The contents of this document do not necessarily 
rejlect the views or policies of the State of Oregon. 
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Why this Plan was Prepared 
The City of Ashland completed an Economic 
Opportunities Analysis in April of 2007 that 
recognized the need to provide family-wage jobs 
on a regional scale. The report recommended 
developing a master plan for the Croman Mill site 
that identi!fies the appropriate uses and sustainable 
development concepts that will draw family-wage 
jobs to the area. The Croman Mill site was identified 
as an ideal location for employment uses due to its: 
• Ability t'O attract regional businesses and industries 

not currently located in Ashland 

• Ability to accommodate the needs of businesses 
and industries currently located in Ashland that 
would like to move or expand their services 

• Ability to serve uses that would complement rather 
than compete with downtown services 

• Proximity to I -5 
• Proximity to the Central Oregon &: Pacific Railroad 

(CORP) line 

• Proximity to downtown 
• Easy auto and truck site access 

• Ability to accommodate large parcels of up to 10 
acres 

• Ability to address and showcase Ashland's existing 
poliCies promoting sustainable practices 

Plexis Healthcare Systems, a healthcare software 
manufacturer currently headquartered in Ashland, 
is looking to relocate and expand its facility. The 
Croman Mill site is an ideal relocation opportunity for 
Plexis. In addition, Plexis can serve as a development 
catalyst, attracting other similar uses to the site. 

The City applied for and received a TGM Quick 
Response grant and moved forward with development 
of a plan for the Croman Mill site. The Croman 
Mill Site Redevelopment Plan outlines a strategy 
for creating appropriate regional scale family-wage 
jobs on the site while protecting the surrounding 
neighborhoods and Bellview schoo1. 

study Area 

The project study area is located in the southeast 
portion of the city approXimately two and a half miles 
from downtown and three quarters of a mile from 
I -5. The study area boundary includes the CORP line 
on the north, Crowson Road to the east, Siskiyou 
Boulevard (Highway 99) on the south and Tolman 
Creek Road on the west. The former Croman Lumber 
Mill-located in the center of the study area-is nearly 

53 acres. Immediately surrounding the mill site are 
existing light industrial properties that are separated 
from residential uses and the Bellview Elementary 
School by open spaces and wetlands. 



Process and Schedule 
The project process included three public workshops, 
Planning Commission and City Council study 
sessions, and numerous stakeholder meetings with 
government agency representatives, property owners, 
neighborhood groups and nearby residents. 

Process & Schedule 2007-2008 

1 
2 

3 

4 

5 

6 

Information Assembly 
1) Teleconference- PMT Meeting #1 
2) Prepare Site Vicinity and Base Maps 
Reconnaissance 
1) Site Visit and Photographs 
2) Key Participant Meetings #1 
3) Public Workshop #1-

Opportunities, Constraints and Issues 
1) Opportunities and Constraints Map 

and Memo 
Conceptual Plans 
1) Teleconference- PMT Meeting #2 
2) Develop Three Concepts 
3) Analyze Transportation Impacts and 

Cost 
4) Concept Plans Memorandum 
5) Concept Plans Poster and Response 

Sheet 
Concept Review 
1) Key Participant Meetings #2 
2) Public Workshop #2 - Concept Review 
3) Refined Concepts 
4) Public Workshop #3- Joint Work 

Session 
STUDY SESSION 
Plan Refinement-
1) Study Session Presentation and 

Discussion 
2) Sketch Level Hybrid Option 
3) Summary Memo of Preferred Plan 

Final Plan 
1) Refine Preferred Concepts & Draft 

Code Outline Recommendations 
2) Draft Plan 
3) Final Plan 

Dec. Jan. Feb. Mar. Apr. May June July . Oct. Nov. 

Introduction II 
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Guiding Principles 
As the gUide for future development, the plan must 
respond to the stakeholders' and community's 
goals. Thrse goals form the basis for developing and 
evaluatingl plan alternatives. 

The issues and opponunities identified during key 
panicipant meetings and public workshop #1 were 
used to cr~ate the project goals and objectives shown 
to the right. 

Circulation 
Create a local street network that provides balanced circulation for pedestrian, bikes, auto/truck and 
transit and is well connected to existing streets 
Improve visibility and Identity for the study area 
Mitigate impacts of auto and truck traffic on Tolman Creek Road and Ashland Street 
Preserve roll access for commuters, passengers and freight 
Improve safety for autos and pedestrians at key intersections and rail crossings 
Provide for non-motorized trails linked to existing trails and parks system 
Create safe routes to Bellview School 
Manage traffic impacts on Exit 14 and Ashland Street 

Land use 
Provide for a large number of family wage jobs 
Allow for light industrial and manufacturing 
Create parcels with the flexibility to support local new small business, existing business expansion and large 
employers 
Consider a range of housing options 
Allow for a mix of uses 
Do not create uses that compete with downtown 
Incorporate a public gathering space 
Preserve streams and wetlands 

Policies and Regulations 
Recommend code changes to be adopted by the city 
Recommend commitment of funds for specific infrastructure improvements 
Mandate sustainable and green development codes 
Develop standards for "dark skies" 

." 
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Overview 
The Croman Mill Site Redevelopment Plan provides 
guidance for the development of a vital and viable 
employment hub within the study area. It is a 
practical, proactive plan that creates a unique identity 
based on existing community assets. The plan 
extends the boulevard street design of Ashland Street 
and Siskiyou Boulevard through the site, enhances 
adjacent neighborhoods, preserves safe access to 
Bellview School and maximizes the value of the site's 
proximity to the 1-5 corridor, downtown and Southern 
Oregon University 

The executive summary describes three key 
components of the redevelopment plan. 
• Fundamental Concept-a diagrammatic 

representation of the key plan elements 

• Build-out Plan-an illustration of the potential 
character and intensity of future development 
guided by the plan 

• Priority Projects-the next steps crucial to 
timely and successful implementation of the 
redevelopment plan 

Building On Existing Assets to Create a Realistic Redevelopment Plan 



Fundamental Concept 
The fundamental concept describes the plan's response 
to the community-identified project objectives. The 
fundamental concept: 

• Locates an Office Employment District that 
provides family-wage jobs by meeting the needs 
of a variety of employers, from local start -ups and 
incubator firms to mature and expanding companies 

• Locates a Compatible Industrial Employment 
District that serves clean and sustainable industrial 
uses that are compatible with office uses 

• Identifies a Preferred Location for Plexis adjacent 
to complementary office uses to form a unique and 
distinctive employment district 

• Links the Study Area to the City's Primary Street 
Network by extending the existing street network 
through the district 

• Creates a Signature Street that serves all 
transportation modes, preserves neighborhood 
livability by directing district traffic away from 
neighborhood streets, and creates a district 'front 
door,' providing businesses with a 'prominent 
address' 

• Accommodates a Future Regional Commuter Rail 
Line along the existing CORP alignment 

• Links a complete network of bicycle and 
pedestrian connections that encourage alternative 
modes of travel 

• Forms a Neighborhood Center at the crossroads 
of the district and neighborhood that includes 
neighborhood-serving commercial uses, such as 
restaurants, dry cleaners and convenience stores, a 
location for a commuter rail station and park-and­
ride facility, and residential uses above or adjacent to 
the commercial development 

,/'" 
/,.,..> 

Fundamental Concept Diagram 
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Build-Out Plan 
The build lout plan illustrates the character and 
intensity of new development that may be achieved 
through implementation of the Croman Mill Site 
Redevelopment Plan. The build-out plan shows: 
• Fundamental infrastructure requirements necessary 

I . 
to attraGt mvestors 

• A rangei of office and compatible industrial uses 
• A mL"'Ced-use housing and commercial 

neighbdrhood center 

• Public amenities that suppon the proposed land 
uses 

Key Elements of the Plan 
Signaturel Street with Protected Bikeway 
The signature street is the district's primary vehicle, 
bicycle an~ pedestrian access route. It connects 
Siskiyou Boulevard to the neighborhood center at 
Tolman Cteek Road and provides a buffer between 
the office employment district and the compatible 
industrial employment district 

Tolman Greek Road Realignment 
The realignment of Tolman Creek Road to the new 
Signature Street reduces traffic impacts on the 
adjacent neighborhoods and Bellview School. 

Local Streets 
Local streets provide direct access to and organize 
land uses within a traditional development pattern. 

Accessways 
Dedicate~ accessway easements provide pedestrian 
and bicyde circulation throughout the district. 

Central Bike Path 
The City's I existing central bike path is extended along 
the CO, right-of-way on the nonhern edge of the 
district. 

Neighbo~hood Center 
A mixed-use center provides neighborhood 
commercial services, a future commuter rail station, a 
park-and-ride facility, and potentially residential uses. 

Office and Employment District Possible Future Connections 
This distinct district, organized around Central Park, 
supports office employment uses. 

Connections to be developed over time will improve 
area-wide circulation 

Compatible Industrial District 
This distinct industrial and manufacturing district 
includes, and is compatible with, office employment 
uses. 

Shared Parking Structure 
This structure minimizes on-street parking impacts 
and reduces off-street parking requirements by 
transferring parking to a centrally-located shared 
structure. 

Open Spaces 
Public open-space amenities preserve and enhance 
existing open spaces and buffer employment uses from 
residential areas. 

Development and Job Summary 

Land Use Net Acres 

Industrial 38.0 AC 

Housing 2.0 AC 

0pen,.SpaCE? · 4.5,·AC. 
J/.: 

Park and Ride 100 Spaces 

FAR 

.375 

2.5 

SF/Units 

.]00,000 SF 

610,000 SF 

' 30~00()SF 

190 Units 

Employee/Acre Jobs 
'-~" 'i" 

25 E/AC 950 



Neighborhood Center 

Tolman Creek Road 
Realignment 

Possible Future street ~1J~~.:c,~J .'-:'::-l7; d~"" \ 

Connections 

Compatible Industrial 
District 

Existing and Enhanced Open Spaces '. . ' ;~~i ~~~ 

Local Streets 

Dedicated Trail Easement 

Legend 

.. Neighborhood Serving Commercial 

.. Housing Above Commercial 

.. Office and Employment District 

.. Compatible Industrial District 

Existing Employment/Industrial District 

.. Central Park 

Existing and Enhanced Open Space 

Illustrative District Plan 

r Ex~cutive Summary 1m 
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Priori,y Projects 
Overview Time-Sensitive Projects Key Projects 
Priority plfojects should be implemented first to create 
immediate development momentum. Two types of 
priority Piojects are identified. 

Time-sensitive projects create the regulatory 
framework needed to implement the plan and indicate 
immediate progress. 

Key projects are important for the plan's success 
over time and will be needed to support future 
development. 

Time-Sensitive Actions ' 

1) Adopt the Croman Mill Prepare a schedule fo"r plan adoption " 
Redevelopment Plan 

2) Create and adopt a 
Croman Mill District 
Overlay Zoning Plan 

Prepare overlay district plan and code updates 
for adoption 

3) Identify Feasibility of Prepare an urban renewal feasibility study 
I 

Creating Ian Urban Renewal 
District and Urban 
Renewal lPlan 

4) Updat~ the City's 
Compreliensive Plan and 
Transporrtation System Plan 

5) Develop a parking 
management strategy and 
financing plan for 
structured parking 

Recommend updates to the ComprehenSive Plan, 
TSPandCIP 

Prepare a parking management and funding 
strategy to build structured parking in the 
Croman Mill District 

Work Tasks 

City to arrange for a review process, hearing and adoption of the 
redevelopment plan: 
• City Council and Planning Commission study sessions 

• Public hearing 

• Plan adoption 

City to arrange for a review process, hearing and adoption of the overlay 
zoning plan: 
• Draft the district plan and code language for attorney review, City Council and 

Planning Commission review 

• City Council and Planning Commission study sessions 

• Public hearing 
• Plan adoption 

Retain a consultant to identify the feasibility and process for creating 
an urban renewal agency, plan, and district for funding improvements 
identified in the redevelopment plan 

City to identify recommended land use updates to the Comprehensive 
Plan, and key street improvements and priority projects for inclusion in the 
Capital Improvement Plan 

City to identify needed spaces and potential funding options for the 
creation of structured parking and to arrange for a review process, hearing, 
and adoption of a parking management plan 
• City Council and Planning Commission study sessions 

• Public hearing 

• Plan adoption 



Ke Pro·eets 

Acquire ODOT property 
and relocate maintenance 
facility 

Redevelopment of ODOT 
property 

Study the potential for 
future streetcar transit in 
downtown 

Annex county parcels 
within the study area and 
located in the City's Urban 
Growth Boundary into the 
City 

Create new sustainable 
development guidelines 
for redevelopment of the 
Croman Mill site, including 
a discretionary review 
process for development 
projects 

Actions Work Jasks 

Negotiate with ODOT for relocation of the ODOT City to initiate discussion with ODOT for: 
maintenance facility and City acquisition of the • Relocation of ODOT maintenance facility 
property • City acquisition of property 

Prepare a design framework for the neighborhood 
mixed-use commercial center and phase II 
primary access street alignment 

Initiate a study to identify the feasibility and economic 
impacts of a streetcar in Ashland; prepare design 
alternatives for gateway locations 

Annex county residential land within the study area to 
industrial uses identified in the Croman Mill District 
Zoning Plan 

Prepare Sustainable Neighborhood Development 
Guidelines as a discretionary tool for the approval of 
development projects 

Retain a consultant to: 
• Prepare a design program 

• Develop a preferred alternative 
• Prepare an implementation strategy and cost estimate for improvements 

• Prepare a developer offering for redevelopment of the ODOT property and 
construction of the phase II- primary access street 

Retain a consultant to identify the feasibility and process for creating an 
urban renewal agency, plan and district for funding improvements identified 
in the redevelopment plan; prepare a design program 

City to request annexation of county rural residential lands within the 
Croman Mill study area. Update the comprehensive plan and zoning map 
consistent with the Croman Mill District Zoning Plan 

Retain a consultant to: 
• Prepare draft design guidelines, a gUideline checklist, and a discretionary 

review process 
• Identify a process for involvement that includes public review and comment 

periods 

• Finalize guidelines, checklist and discretionary review process for City Council 
and Planning Commission adoption 

II 
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Overview 
The Economic Opportunities Analysis Report, 
completed by the City of Ashland in April of 2007, 
identified targeted employment sectors for Ashland 
that could be accommodated on the Croman Mill site. 
Identified sectors included specialty manufacturing, 
small food-processing companies, and headquarter 
and technology offices. The size of parcels needed to 
support these sectors vary from 20,000 sf. to 10 acres . 

Although there is a fundamental difference in site 
requirements and quality of infrastructure needed 
between office users and light industrial users, it is 
the desire of the City to create a mixed-employment 
district that incorporates both of these potential 
employers . . 

The Redevelopment Plan identified on the follOwing 
pages provides: 

• Detailed analysis of the recommended land uses 
and development standards required to support the 
desired mix of employment, housing, and local­
serving commercial uses 

• A recommended circulation system and associated 
street standards that maximizes access and visibility, 
organizes the arrangement of land uses, and 
provides for all modes of travel 

"i 

~ 
View Looking Southwest 



Land Use Framework 
The framework provides a blueprint for the type and 
location of industrial, office employment, workforce 
housing and neighborhood-serving uses. The land use 
framework includes: 

• An office and employment district, emphasizing 
headquarter and technology companies situated to 
maximize views and visibility from the 1-5 corridor 

• A Central Park that provides as an amenity for 
employment uses and serves as a gathering space for 
the adjacent neighborhood and community 

• An industrial district that supports existing 
industrial uses and is compatible with office uses 
and the adjacent neighborhood 

• A neighborhood center located at the crossroads 
of the adjacent neighborhood and employment 
districts 

• Open space preservation and enhancements along 
Hamilton Creek and around an existing pond that 
provide visual buffers between residential and 
industrial uses and public amenities 

.. Neighborhood Center 

.. Office & Employment District 

.. Compatible Industrial District 

.. Existing Employment/Industrial District 

.. Central Park 

Open Space 

® Parking Structure 

./~'" 

~t:' 

'N 
Land Use Framework 
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Office and Employment District 
This district will encourage family-wage jobs, 
accommodate Plexis or a similar type user, and should 
be marketed toward retaining and expanding existing 
firms that target industry clusters of profeSSional, 
scientific and technical services, including software 
design, engineering, and research. 

A collection of complementary office employers within 
the district could create a unique and distinctive 
identity An example of this would be a technology 
and innovation park, or a medical park. The site is 
large enough to accommodate both large-scale single­
use bUildings and buildings with multiple tenants. 

Key elements include: 
• Flexibility for site development to allow for a range 

of parcel sizes from 20,000 s.f. to 10 acres 

• Central Park, an amenity that serves the public and 
employees within the district 

• Location of parcels to maAimize views to the 
surrounding valley and Siskiyou Mountains 

• Good visibility from 1-5 

• Preservation of the existing pond and waterway to 
provide amenities for the adjacent parcels and to 
protect 'the wetlands 

Legend 

_ Office & Employment District 

_ Central Park 

® 
Open Space 

Parking Structure 

Cc 
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Office and Employment District 



Compatible Industrial District 
This district is as an ideal location for hybrid 
industries that include both office and industrial 
functions . Office- and neighborhood-compatible 
uses include 'clean' industries that do not emit 
unacceptable levels of pollutants (air, water, noise, and 
waste) . Uses must be water and energy efficient and 
have an emphasis on creativity, craft and innovation. 

The district's key elements include: 
• Parcel sizes that range from 20,000 sf. to 5 acres 

• A location adjacent to existing light industrial uses 
• Preservation of the Hamilton Creek greenway to 

separate residential uses and the school from the 
district 

• Proximity to downtown 

To provide a transition between adjacent residences 
and the Hamilton Creek greenway, all loading docks, 
outdoor storage, ancl/or refuse areas adjacent to or 
facing the greenway and residential areas shall be 
screened or prohibited. 

.. Compatible Industrial District 

Existing Employment/Industrial District 

.. Central Park 

Open Space 

® Parking Structure 

!....;'t,> 
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Neighborhood Center 
This district provides the greatest opportunity to 
support pedestrian-scaled uses that serve nearby 
employees, neighborhoods and future transit 
commuters. Located on the existing ODOT 
maintenance facility site, the neighborhood center 
is strategically situated at the crossroads of adjacent 
neighborhoods and a future employment center. 
It benefits from exposure to drive-by and walk-up 
traffic, and serves office workers and cyclists. 

Key elements include: 
• Small-scale, street-oriented commercial spaces 

• A future commuter rail station with a park-and-ride 
faCility 

• Multi-family housing such as apartments, extended­
stay residential hotels or other similar uses on upper 
floors 

Land Use Elements 
Essential land use elements of the neighborhood 
center include: 
• Ground-floor commercial uses oriented toward the 

roadway 

• A day-lighted Hamilton Creek 
• A transit plaza for use by commuters and the public 

that accommodates the alignment of a proposed 
central bike path 

• Housing above ground-floor shops 
• An at-grade crossing of the rail line that allows 

pedestrians and cyclists to access the train or 
continue north on the Hamilton Greenway Trail 

• A reserved park-and-ride facility location 

III Neighborhood Center 

_ Central Park 

® 
Open Space 

Parking Structure 

~"(: 

--"} 
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Parking 
The parking framework for the redevelopment area 
responds to the functional requirements of two very 
different users . 

Mobile Employees 

Employees associated with industrial uses: 

• Generally use larger vehicles such as trucks and 
vans 

• May require service/loading bays as an essential 
component of their business function 

• May need two vehicles-one for commuting and 
one for business functions 

• Are less likely to use parking structures because 
of the need for easy access to their vehicle for 
deliveries and other business functions 

• Generally comprise a smaller workforce than office 
employees in relation to building square footage 

• Are less likely to use transit to commute to work 

Stationary Employees 

Employees associated with office functions: 

• Are less'likely to use their vehicles for day-to-day 
business functions 

• Are more likely to use transit and parking structures 

• Generally comprise a larger workforce than 
industrial employees in relation to bUilding square 
footage 

Based on the functional requirements of office 
employees, the office and employment district may 
require less on-site parking and more space in a 
parking structure. The light-industrial district may 
require more on-site parking and less space in a 
parking structure. 

Parking 



Parking Structure 

The high cost of providing parking can limit 
development and contribute to inefficient use of land. 
Structured parking provides for parking demand while 
using less land area than surface parking. 

The parking structure is centrally located within 
the office and employment district and should be 
efficiently designed for easy access with limited impact 
on the pedestrian environment. The parking structure 
design incudes the follOwing characteristics: 

• Serves employees within the district 

• Is large enough to accommodate visitors from across 
the city attending special events held on public open 
spaces 

• Incorporates ground-floor active uses opposite the 
adjacent Central Park 

• lO-ft. minimum landscaped setback around sides 
and rear 

• Provides for auto access away from the pedestrian 
and bike way thereby reducing auto, pedestrian and 
bike conflicts 

Surface Parking 

Surface parking provided within individual parcels 
should be located behind buildings and screened from 
roadways. Designs should: 

• Minimize impervious materials to decrease 
stormwater runoff and improve water quality 

• Reduce the dimension of parking stalls and 
encourage compact spaces 

• Require landscaping to provide shade 

Park-and-Ride Lot 

A site has been reserved for a park-and-ride within 
the neighborhood center. The size and type­
whether surface lot or parking structure-should be 
determined through a separate transit study 

Parking Structure 

m 



fa 

Parking Management Plan 
Minimizing the area used for parking 'lots can improve 
district circulation and access to adjacent land uses 
and can allow for a greater density of employment 
uses within the district. 

Managing district parking will require coordinated 
transportation-demand management and parking 
policies to: 

• Decrease parking demand and reduce vehicle-miles 
traveled 

• Create flexible parking requirements 
• Fund the cost and operation of structured parking 
A full parking study should be conducted by the City 
to identify district parking requirements and outline 
parking structure funding and operating strategies. 
The follOwing recommendations provide a gude for 
decision-making. 

Decrease Parking Demand 

Parking demand can be reduced with the follOwing 
transportation-demand management strategies: 
• Design pedestrian-friendly streets by providing wide 

sidewalks, safe intersection crossings and on-street 
parking or landscaped planting strip to buffer 
pedestrians from auto traffic 

• Provide a protected off-street bicycle system to 
increase local ridership 

• Design off-street parking that provides preferred 
parking for car-pools and bikes 

• Recommend that employers provide incentives such 
as transit passes, carpooling facilites, and flexible 
schedules 

• Introduce a car-share program, such as Ashland 
Carshare (ACS), to the district 

Flexible Parking Requirements 
Incentives for reducing off-street parking requirements 
should include: 
• Parking requirements reduced by 10-15% for 

employers with 35 or more employees per gross acre 

• On-street parking spaces allowed to count toward 
minimum requirement 

• Parking requirement reductions of 10% after 
frequent transit service is provided within the 
district 

• Parking requirements reduced to .5 space 
per bedroom for residential uses within the 
neighborhood center 

• Parking not required for commercial uses in the 
district 

• Require a percentage of off-street spaces to be 
constructed within the parking structure based on 
determination of final structure size and number of 
spaces. The percentage could be up to 50% 

The parking summary on the follOwing page indicates 
the projected amount of parking needed in the district. 

Funding the Cost and Operation of Structured 
Parking 

The deSign, construction, cost and operations of a 
district parking structure are likely to require either 
a full public subsidy or a partial subsidy through a 
publidprivate partnership. The City should establish 
an entity such as a parking commission to coordinate 
a publidprivate partnership for building the parking 
structure, managing the operating costs, and leasing of 
the ground-floor commercial space. 

Funding the Parking Structure 
Parking construction costs can range from $15,000 
to $30,000 per space for structured parking, not 
counting land costs. Possible sources for funding the 
district parking structure include: 
• In-lieu-of parking fees required of property owners 

for the cost of those spaces located in the shared 
parking structure 

• General obligation bonds 
• A local improvement district with special 

assessments to property owners 

• Transportation impact fees 
• T<L"X increment financing bonds through a deSignated 

urban renewal area 

Managing Operating Costs 
Annual operation and maintenance costs for 
structured parking can run from $400-500 per space. 
It is very difficult to structure a revenue stream that 
will cover the costs of operation and the debt service 
of bonds issued to construct the structure without a 
variety of revenue generating fees or subSidy by the 
city. A detailed parking study would be reqUired to 
identify an adequate funding strategy. 

Phased Parking Development and Sizing the 
Structure 

Development of shared parking on the parking 
structure site could be phased in the short term 
to include a surface parking lot 200' x 300' that 
could accommodate approXimately 185 spaces. As 
development increases, construction of upper decks 
could be built over time . The estimated number of 
spaces required to support parking in the district 
would be from 852 (this includes fifty percent of total 
required parking minus twenty-five percent) to 1173 
(this includes fifty percent of total required parking 
under typical code standards) . At 185 spaces per floor 
a five to six level structure would be reqUired. 



Development and Parking Summary 
Parking 

Land Use Net Acres FAR SF/Units Code Req'd 25% Reduction Employee / Acre Jobs 

Office 32.0AC .5 . 
. ~~ '7 

700,000 SF , 1400 Spaces , :.. 1050 Spaces 60 E/AC 1900 

Industrial 38.0 AC .375 610,000 SF 871 Spaces 654 Spaces 25 E/AC 950 

Commercia'l 1.0AC " ~75 30,OOOiSE,' 75 Spaces, 
-.' { 

20 E/AC 20 r'> .• ,; ----- ,. 

Housing 2.0AC 2.5 190 Units 

Open Space 4.5AC 

Park and Ride 100 Spaces 

Total 2346 Spaces 1704 Spaces 

50% of total required ~arking to be 
located in shared par ing structure 

1173 Spaces 852 Spaces 

r Redevelopment Plan m 
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Open Space 
The open space framework establishes a district focal 
point, provides amenities for the redevelopment area, 
and completes the existing system of open space 
corridors in the study area. 

Central Park 
Central Park will serve as a redevelopment catalyst 
and a public amenity It should be designed 
to accommodate the daily needs of lunch-time 
employees as well as special events that will attract 
residents citywide. 
The central park should provide: 
• Circulation through and around the park 
• A centrally located fleAible hardscape area to 

accommodate large gatherings 

• Street furniture, including lighting, benches, low 
walls and trash receptacles along walkways and the 
park perimeter 

• Simple and durable materials 

• Lawn, trees, and landscaped beds that provide 
visual interest with a diversity of plant materials 

• Irregular placement of large-canopy trees within 
passive areas adjacent to the signature street 

Recommended design standards include: 
• 10-ft. minimum sidewalks and a 7-ft. minimum 

planter between sidewalks and the roadway 

• A central hard surface gathering space of no more 
50% of the total park area 

Transit Plaza 
A transit plaza should be located between the 
commuter rail platform and commercial uses along 
the signature street. The design of the plaza should: 
• Provide a waiting, loading and unloading area for 

commuter passengers 

• Include outdoor gathering space adjacent to 
commercial uses 

• Accommodate the centra] bike path 

• Include conveniently located bike parking 

Central Park 

Transit Plaza 



Corridor System 
The open space corridors should be preserved and 
enhanced through regulated bUilding setbacks, 
managed public access, and stormwater management 
consistent with the city's Stormwater and Drainage 
Master Plan. The corridor system enhancements 
should include: 
• Preservation and enhancement of the Hamilton 

Greenway with monitoring for streambank erosion 
control, vegetated buffers, water quality, and 
enforcement of development standards for building 
setbacks and redUcing pervious surfaces 

• Evaluation of the existing pond along Siskiyou 
Boulevard for water quality, and potential 
enhancements such as increased vegetative cover 

• Day-lighting of Hamilton Creek within the 
neighborhood center in an open landscaped and 
naturally engineered channel for approximately 
200' which will support habitat and provide and a 
development amenity and act as a buffer between 
the park and ride and mixed-use development 

• Consider day-lighting the currently piped portion 
of Hamilton Creek between CORP rail line and 
Ashland Street 

• Open spaces within private development parcels 
that are deSigned using appropriate sustainable 
practices, encourage drought-tolerant and native 
landscaping and minimizing impervious surfaces to 
decrease runoff and improve water quality 

A recommendation for stormwater management is 
identified on the follOwing page. 

Legend 

_ Bellview School Open Space 

.. Central Park 

Open Space 
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Managing Stormwater 

The natural drainage flow and topography associated 
within the Croman Mill Site and study area allows 
for a high level of stormwater management, through 
landscaping and biofiltration, within public right-
of ways such as green street designs and on private 
property between buildings and along accessways. The 
diagram on the following page outlines a stormwater 
management strategy that: 
• Allows for gradual infiltration of runoff into the 

ground and filters pollutants collected from the 
roadways, sidewalks and building surfaces 

• Channels surface water along bioswales and 
vegetative conveyance swales to key locations for 
retention/detention ponds 

• Manages outflow from discharge areas such as 
ponds and swales through rip/rap and other 
methods that reduces impacts on streams and 
natural drainage ways 

Green Design of Streets and Parking Lots 
Significant reduction in the long term costs of 
stormwater infrastructure through traditional methods 
of underground piping and paved parking surfaces 
can be mitigated through the construction of green 
streets and redeSign of surface parking lots . The 
signature street, local streets, and accessways identified 
in this plan can accommodate surface management 
of stormwater run-off through the incorporation 
of biofiltration swales within medians and curb 
extensions 

The design and construction of private surface lots 
should be required to: 
• Locate swales between parking stalls and along 

perimeter 

• Provide for at least 50% shade cover over the surface 
lot within 5 years of project occupancy 

• Provide pervious surfacing on at least 50% of the 
parking area surface 

Parking Lot Design 

Sidewalk Travel Lane 

~ 

Bioswale 
(size varies) 

Swale Between Parking Stalls 

Protected Sidewalk ,;,er ~ 
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Policies and Regulations 
It is recommended that policies be developed 
through zoning and other mechanisms to encourage 
sustainable development citywide. A framework for 
guiding policies and regulations may consist of: 
• High performance building guidelines with targeted 

goals for sustainable practices in the design and 
construction of buildings and sites 

• Financial assistance such as reduced system 
development fees for green infrastructure and 
publidprivate partnerships 

• Development of a sustainability checklist to review 
each aspect of design and construction 

• City commitment to invest in infrastructure 
improvements, transportation, and development 
patterns that reduce dependency on the automobile 

Sustainable Neighborhood Development Guidelines 
and a process for the review of development projects 
is discussed in the implementation section of this plan 
report. 

For more information on green street deSign, visit 
these websites: 
• website 1: http://www.portlandonline.comlbes/index. 

cfm?c=31892 

• website 2: http://www.portlandonline.comlbes/index. 
cfm?c=44407 

Legend 
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Circulation Framework 
The circulation framework identifies street, 
pedestrianlbike, transit and rail improvements that 
support development and are well connected to the 
City's existing and planned transportation network. 

Function 
The circulation framework addresses three essential 
objectives: 

• Auto access improvements 
• Incorporation and strengthening of alternative 

transportation modes 

• Neighborhood protection 

A preliminary transportation analysis of the district's 
existing land use and circulation has been completed 
as a part of the planning process. The circulation 
framework and design of the plans roadways support 
the findings of this analysis. 

Street Standards 

Street standards that support the circulation 
framework can be found at the end of this section. 

Identity 
The recommended circulation improvements 
ensure that all components function as more than 
simple transportation corridors. Roadways have 
been designed to create a unique and distinctive 
district identity. The circulation system design 
reflects the community's desire for 'complete streets' 
where pedestrians, cyclists, and transit users are 
accommodated and, in some instances, become the 
priority. 

- Auto Circulation 

_ _ Planned Future Street Extension 

~ Pedestrian/Bike Circulation 

- Transit Circulation 

.. Central Park 

Open Space Circulation Framework 



Auto Circulation Framework 
The auto circulation framework recognizes that 
autos and trucks will be the primary modes of access 
into and out of the district. The following street 
improvements will ensure safe and efficient auto 
and truck movement without negatively affecting 
the pedestrian and bicycle environment. The 
improvements are identified below. 

• Tolman Creek Road and Ashland Street 
Improvements-include ODOT recommended 
widening of the intersection at Ashland Street and 
Tolman Creek Road 

• Signature Street-a new street providing primary 
access to employment 

• Tolman Creek Road Realignment-preserves the 
existing road character and recent investments 
that provide safe routes to Bellview School and 
residences 

• Local Streets-an interconnected local street network 
providing access to and between development 
parcels 

""--" .' .:: .. :c"H ,~- _.1. r t, _It: __ 1IJ! ..J . :~ , .. ' ... . . , 
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Auto Access Improvements 

The Croman Mill site is affected by and benefits from 
off-site improvements that will enhance its access to 

the citywide and regionwide transportation systems. 

Consideration has been given to off-site projects that 
will improve the function and identity of the study 
area, including: 

• ODOT Interchange 14 Improvements 

• Tolman Creek Roadway Capacity Enhancements 

ODOT Interchange 14 Improvements 
A planning study for Interchange 14 improvements 
was conducted by ODOT. The study includes Ashland 
Street from the interchange to the intersection of 
Tolman Creek Road. 

Improvements should consider the additional 
traffic that will be generated by the Croman Mill 
site redevelopment and its potential impact on the 
intersection of Ashland Street and Tolman Creek Road 

Key Ashland Street elements include: 
• Adding two westbound dedicated left -tum lanes 

onto Tolman Creek Road 

Key Tolman Creek Road elements include: 
• Widening the intersection from three Janes to five 

lanes 

• Maintaining existing bike lanes 

• Separating sidewalks from auto traffic with 
landscaping and trees 

ODOT lAMP Recommendations 



Signature Street 

The tree-lined boulevards that currently exist along 
Ashland Street and Siskiyou Boulevard are an easily 
identifiable feature of Ashlands premiere street 
network. Application of this streetscape design to the 
Croman Mill Site signature street will create a seamless 
boulevard loop, linking this district with downtown 
Ashland. 

The signature street also serves as a 'front door,' 
creating a positive first impression when entering the 
district. 

Key elements of the signature street include: 

• Two-way auto traffic, a left-tum median and on-
street parking 

• A roadway lined with canopy trees 
• A protected bike lane along the north side 
• Sidewalks buffered from roadway traffic by 

landscaping 

• Safe pedestrian crossings at all intersections 

:";·5) _ 

Signature Street 
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Neighborhood Protection 

Recent traffic calming improvements have been 
completed to enhance the pedestrian and bicycle 
environment along Tolman Creek Road. In addition, 
access to Bellview School has been markedly 
improved. Additional auto traffic will be generated by 
the intensification of the Croman Mill site . Without 
action to address traffic impacts on the neighborhood, 
Tolman Creek Road will become a barrier that 
separates the school from the neighborhood and 
degrades neighborhood livability. Because of this, the 
following Tolman Creek road improvements will need 
to be made . 

• Direct traffic away from the neighborhood and 
toward Croman Mill district, where the majority of 
the trips will made 

• Allow neighborhood-generated trips to access 
Tolman Creek Road 

These actions will ensure that the valuable recent 
improvements to Tolman Creek Road are not lost and 
the neighborhood is protected. 

Key elements of the realigned Tolman Creek Road 
include: 

• Two through traffic lanes and a northbound turn 
lane 

• New traffic Signal 

• Bike lanes 
• Sidewalks separated from auto traffic by landscaping 

and canopy trees 

• Landscaped neighborhood gateway 
• No change to the Takelma Way and N ova Drive 

intersections with Tolman Creek Road 

• Grizzly Drive realigned and extended south to a new 
intersection at Tolman Creek Road 

Tolman Creek Road Realignment 



Local Streets 

Local streets provide district circulation to and from 
employment uses, Central Park, and the neighborhood 
center. Local streets include the minimum streets 
needed to provide access to parcels throughout the 
district. Mistletoe Road, between Siskiyou Boulevard 
and the signature street, should be improved to the 
level of standard consistent with the new local streets. 

Key elements of the local streets include: 

• Two-way auto traffic 

• Optional parallel parking 
• Sidewalks buffered from parking or roadway traffic 

by landscaping 

Local Streets 
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Pedestrian and Bicycle Framework 
This framework provides for a safe and interconnected 
system of multi-use paths, accessways and pedestrian 
and bike ways that are fundamental to increasing 
ridership and reducing reliance on the automobile as 
the primary mode of transportation to and from the 
district. 

Recommendations for design considerations of the 
protected pedestrianlbikeway can be found at 
http://www.altaplanning.com/App_ Contentlfiles/pres_ 
stud_docs/Cycle%20Track%201essons%20learned.pdf 

1- Protected Pedestrian/Bike Way 

I\IIIIIIIIIIIII Central Bike Path 

.••• Pedestrian/Bike Accessway 

Multi-Use Path 
1. • • '1;:;; 

\'i~:";' Existing/Planned Bike Lanes 

_ Central Park 

~ / 1\!l 
Open Space 

Pedestrian and Bicycle Diagram 



Protected Pedestrian and Bicycle Ways 

Significant reductions in auto travel can be 
accomplished by linking protected bike lanes to 
mixed-use centers and key destinations. In the United 
States, on-street bike systems have the potential to 
capture up to 10 percent of all daily trips. Model 
European bike systems can capture 35 to 50 percent of 
all daily trips. This mode split is directly attributable 
to Europe's practice of separating the bikes from autos. 
The protected pedestrianlbike lane identified to the 
right will: 
• Reduce dependency on the automobile 

• Provide a safe alternative to on-street bike lanes 
• Be wen-connected to existing on-street bike lanes 

and multi-use trail system 

Connecting to Key Destinations 
The protected pedestrianlbike way runs parallel to the 
signature street and connects with the City's existing 
central bike path and planned Hamilton Creek Trail at 
two locations: 
• On the east side of the new street adjacent to the 

day-lighted Hamilton Creek 

• On the east side of the street running along the 
western border of Central Park 

The design of the protected bikeway should include: 
• A grade-separated two-way colored bicycle path 

buffered from parking by landscaping 

• A sidewalk separated from the bicycle path by 
striping, bollards or a grade separation 

• Tabled intersections 
• Elimination of auto right turns on red at 

intersections 

• Incorporate rumble strips along the bikeway at the 
approaches to all intersections 

• Signage to alert drivers, pedestrians and riders 
approaching intersections 

• Consideration of a bikes-only signal phase at 
Signalized intersection 

- Protected Pedestrian/Bike Way 

.. Central Park 

Open Space 
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Multi-Use Trails 

Proposed multi-use trails provide pedestrian and 
bicycle connections between the district and adjacent 
neighborhood, employment and commercial areas. 
The plan includes the Hamilton Creek Greenway trail 
and an extension of the City's central bike path. 

The Hamilton Creek trail will: 
• Link Ashland Street and areas to the north with the 

neighborhood center and Bellview School to the 
south via an at-grade crossing at the commuter rail 
platform 

• Accommodate pedestrian and bikes within a 
dedicated trail easement 

• Meet optimum required standards for multi-use 
paths as identified by AASHTO and illustrated in 
the street section at the end of this chapter 

• Connect to the existing bridge crossing at the 
Hamilton Place Subdivision and a proposed east! 
west trail along the north side of the Grange from 
Tolman Creek Road to Mistletoe Road 

The central bike path extension will: 
• Link downtown Ashland to the district 

• Serve as a viable commuter route 
• Extend the City's existing trail east along the 

southern edge of the CORP rail line within a 20-ft. 
dedicated easement 

• Intersect the Hamilton Creek Greenway trail, 
providing direct and safe access to routes north 
across the CORP rail line and south to Bellview 
School and adjacent neighborhoods 

• Require modification to the existing path design 
standard to provide a clear distinction between the 
pedestrian and bicyclist 

• Potentially include crossings of the CORP rail line 
to connect to a planned trail along Benson Way and 
Hamilton Creek north 

Multi-Use Path 

- Central Bike Path 

.. Central Park 

Open Space ···t······-·,.---.·-__ .... 

Multi-Use Trails 



Accessways 

The accessways are intended to provide circulation 
primarily for pedestrian and bikes and to preserve 
the grid that dictates the form of land uses. The 
accessways would: 

• Require a dedicated easement of up to 60 ft. 
regularly spaced within or between development 
parcels 

• Connect the signature street to the Citys central 
bike path 

• Allow for shared bicycle, travel lanes and temporary 
loading zones as necessary to serve development 
sites 

Legend 

• •• Pedestrian/Bike Accessway 
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Transit Framework 
The transit framework identifies a comprehensive local 
and regional plan for commuter rail, bus, and freight 
that supports access to employment, light industrial 
uses, neighborhood services and hOUSing. The 
feasibility of linking the district and downtown with a 
streetcar line should be studied in the near future. 

The goal of the framework is to: 
• Reduce vehicle miles traveled by providing viable 

transportation alternatives 

• Identify a preferred commuter rail location that 
serves existing and future employment centers 

• Locate future bus routes serving district 
employment 

• Allow for a future freight rail spur to industrial sites 

- Proposed Commuter Rail 

I . •• Proposed Commuter Rail Extension 

- Existing RVTD Bus Routes 

, • •• Proposed RVTD Bus Routes 

-.. Freight Rail Spur 

.. Central Park 
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Bus 

The district is currently served by RVTD bus service 
along Tolman Creek Road. The City and RVTD 
should plan for the potential relocation of the bus 
route further east along Siskiyou Boulevard and the 
signature street to serve future employment. At a 
minimum, bus facilities along these streets should 
include: 
• Bus stops spaced approximately 1000-ft. apart 

along the Signature Street with stops located at high 
pedestrian areas such as the intersection of Tolman 
Creek Road and the Signature Street, and the 
Central Park 

• Shelters, seating, trash receptacles and waiting areas 
that conform to City and RVTD standards 

- Existing RVTD Bus Routes 

• •• Proposed RVTD Bus Routes 

.. Central Park 

Open Space 
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Commuter Rail 

The commuter rail station is safe, accessible and 
conveniently located within walking distance of other 
transportation modes, the neighborhood' center and 
employment areas. These attributes will maximize 
ridership. The station: 
• Serves existing employment, commercial and 

residential uses within a 1ft mile radius of the station 

• Is strategically located adjacent to the proposed 
neighborhood center 

• Is highly visible from Tolman Creek Road 

• Is linked to existing streets, the central bike path, 
and proposed and existing RVTD bus service 

• Includes a 400-ft. platform that will accommodate 
anticipated commuter rail cars and commuter 
amenities 

Over time, the potential for a second station platform 
should be considered to maximize service to 
employment areas as indicated to the right. 

Legend 
_ Proposed Commuter Rail 

• •• Proposed Commuter Rail Extension 
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Freight 

Existing freight service will remain on the CORP rail 
line. Access to rail should be allowed as needed for 
access to industrial uses within the district. A rail 
spur should be located within general proximity of 
the existing spur located in the southeast portion 
of the Croman Mill Site. The alignment should run 
parallel to the local access street within a minimum 
I4-ft. easement as per ODOT rail standards. At-grade 
rail crossings at the signature street, pedestrian and 
bike paths, or other streets should provide advance 
warning signs, pavement markings, and or traffic 

control devices. 

Legend 

• •• Freight Rail Spur 

.. Central Pari< 

Open Space 

Freight Rail 

m 



1m 

Circulation Standards 
The following pages identify proposed sections for 
the following streets, trails, and protected bike lanes 
identified in the circulation framework and include: 

Auto Circulation Sections 
• Ashland Street and Tolman Creek Road Intersection 

Improvements 

• Signature Street 

• Tolman Creek Road Realignment 
• Siskiyou Boulevard and Signature Street Intersection 

Improvements 

• Local Streets 

Pedestrian and Bicycle Sections 
• Protected Pedestrian and Bike Way 

• Hamilton Creek Trail 

• Central Bike Path 

• Accessway 



Ashland Street and Tolman Creek Road 
Intersection Improvements 
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Signature Street 
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Tolman Creek Road Realignment 
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Siskiyou Boulevard at the Signature Street 
Intersection 

,. . 

Location 

Sidralk Planting 
Strip 

Bike 
Lane 

t 
Travel Lane Turn Center 

. Lane Median 

• 

t 8'.10'+7'-8' t 6' + 11' ,k 12' . +. 11' + 6' t 7'-8'+8'.10'1" 

46' CURB TO CURB 

Siskiyou Boulevard 



Local Streets 
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Protected Pedestrian and Bike Way 
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Central Bike Path 
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Overview 
Priority projects crucial to the successful 
implementation of the redevelopment plan have been 
identified and described in detail in the executive 
summary. 

There are two types of priority projects: time-sensitive 
and key. Time-sensitive projects create the regulatory 
framework needed to implement the plan and indicate 
timely progress. Key projects are important to the 
plans success over time and will support future 
development. Time-sensitive projects include: 

• Adopt the Croman Mill Site Redevelopment Plan 

• Create and adopt a Croman Mill District Overlay 
Zoning Plan 

• Identify feasibility of creating an Urban Renewal 
District and Urban Renewal Plan 

• Update the Citys Comprehensive Plan and 
Transportation System Plan 

• Develop a parking management strategy and 
financing plan for structured parking 

Key projects include: 

• AcqUire ODOT property and relocate maintenance 
facility 

• Redevelop ODOT property 
• Study the potential for future streetcar transit in 

downtown 

• Annex county parcels within the study area and 
located in the City's Urban Growth Boundary into 
the City 

• Create new sustainable development guidelines for 
redevelopment of the Croman Mill site; include 
a discretionary review process for development 
projects 

Detailed recommendations for the follOwing priority 
projects are outlined in this section. 

Update the City's Comprehensive Plan 
• Amend study area uses identified within the 

Comprehensive Plan to be consistent with the 
Croman Mill Redevelopment Plan, as shown at right 

Update the City's Transportation System Plan 
• Incorporate recommendations for improvements 

to Tolman Creek Road, phased improvements 
to the signature street, and creation of the future 
commuter rail station 

Identify Urban Renewal District Feasibility 
• Create an urban renewal district and/or a local 

improvement district to fund strategic public 
improvements within the study area. A summary 
of urban renewal, tax increment finanCing and the 
process for creating a district are outlined later in 
this section 

Create a Croman Mill District Overlay Zoning Plan 
• Write and adopt language which codifies a Croman 

Mill District Overlay into the City of Ashland 
Zoning Ordinance 

Create Sustainable Development Guidelines 
• Create new sustainable development guidelines for 

redevelopment of the Croman Mill site, including 
a discretionary review process for development 
projects 
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Transportation System Plan Update 
Updates to the Transportation System Plan should 
include Tolman Creek Road improvements, the future 
commuter rail station outlined in the redevelopment 
plan, and the phased improvements to the signature 
street identified here. 

A Phased Street Plan 
Build-out of the signature street can be accommodated 
through a phased development plan. The first phase: 

• Maintain the existing Mistletoe Road alignment from 
Tolman Creek Road to the northwest corner of the 
Croman Mill site 

• Include minor developer-constructed improvements 
to the existing portion of Mistletoe Road: a 
minimum 6-ft. sidewalk on the north side of the 
street, two 12-ft. travel lanes, and add a left-tum 
pocket at the intersection with Tolman Creek Road 

• A developer-constructed three-lane signature street 
from the northwest comer of the district to Siskiyou 
Boulevard 

Phase two implementation will require: 

• City acquisition of the ODOT maintenance facility 
• Negotiating a dedicated easement through two 

existing properties 

• Vacating a portion of City-owned property 
• A new at-grade crossing on the west end of the 

platform to allow commuter access to the train, and 
a pedestrian and bike crossing to the multi-use trail 
along Hamilton Creek greenway 

• Realignment of Grizzly Drive and Tolman Creek 
Road 

City Acquires 

ODOT Property 

Realign 

Tolman Creek Road 

and Grizzly Drive 

Phase 1- Signature Street Improvements Phase 2- Signature Street Improvements 



Urban Renewal District Feasibility 
The following information describes the purpose and 
intent of urban renewal and tax increment financing 
as a tool for funding public improvements within 
the study area. It is the recommendation of this plan 
that the City pursue the creation of an urban renewal 
district to allow for full utilization of an urban renewal 
program. 

As a first step in downtown revitalization, many 
communities create an urban renewal program. 
Coupled with tools such as tax increment financing 
(TIF) , urban renewal provides the necessary 
mechanisms to revitalize an area. 

The theory behind urban renewal is that strategic 
public improvements (parking, streets, sidewalk 
improvements, etc.) built using urban renewal 
funds within a specified area will stimulate private 
development and economic revitalization that would 
not have otherwise occurred. 

Typical Urban Renewal Program 
Urban renewal is a state-authorized redevelopment 
and financing program deSigned to help communities 
improve phYSically deteriorating, economically 
stagnant or poorly planned areas. Municipalities use 
urban renewal as a tool to focus public attention and 
resources on blighted or underused areas to promote 
private investment and improve neighborhood 
livability. Temporary in nature, urban renewal 
programs are dissolved upon successful revitalization 
or an established time period. Any municipality can 
use urban renewal, but it must: 
• Establish an urban renewal agency 

• Adopt an urban renewal plan 

Urban Renewal Agency 
Urban renewal agencies are created by state law; 
however, they are authorized by the municipality's 
governing body. It is the urban renewal agency's 
mandate to propose and oversee the successful 
implementation of the urban renewal plan. 

Urban Renewal District 
An urban renewal agency proposes an urban 
renewal district to the municipality and asks that the 
municipality deSignate it as such. 

Urban Renewal Plan 
The urban renewal plan is developed to successfully 
revitalize the urban renewal district. The plan 
needs to be a comprehensive, sustainable guide that 
identifies strategic projects and potential funding 
mechanisms, such as TIF (see following page) that, 
when implemented, will revitalize and strengthen the 
economic vitality of the district. The urban renewal 
plan is usually required to contain: 
• Goals and objectives 
• Authorized urban renewal projects 

• Limit on the expenditures 
• Specific provisions regarding acquisitions and 

disposition of land 

• Provisions regarding amendments to the plan 

An urban renewal plan is accompanied by an urban 
renewal report containing: 
• Analysis on conditions of 'blighted' areas 

• Detailed proposed financing and schedule 
information 

Adoption of an Urban Renewal Plan 
When a governing body or urban renewal agency 
decides that it wants to consider an area for a possible 
plan, it must: 
• Conduct a feaSibility study of the deSignated 

area. The study will typically include information 
regarding property values, development conditions, 
infrastructure conditions and other key factors 

• Present the urban renewal plan to the planning 
commission for recommendations 

• Obtain plan approval through a public hearing 
led by the local authorizing mUnicipal body (city 
council/borough assembly) 

Urban Renewal Plan Projects 
Urban renewal agencies can approve certain projects 
and activities under an adopted urban renewal plan, 
including: 
• Construction improvements of streets, utilities and 

other public uses 

• Rehabilitation or conservation of existing buildings 

• Acquisition and improvement of property 
• Resale or lease of property 

riD 
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Tax Increment Financing 
Tax increment financing can work within an urban 
renewal area or as a separate district. A TIF district is 
drawn so that it includes properties that will increase 
in value as a result of public investments. 

The public invests in community purpose 
improvements that support existing development and 
encourage private investment. These improvements 
are funded by the tax increment generated within the 
TIF district. The municipality issues a bond that is 
used to pay for the improvements and is repaid by the 
increment. 

The property owners within the district pay the same 
tax rate as other property owners. 

How TIF Works 
Public improvements are funded by the tax increment 
generated within the tax increment district. 
• Assessed value in a deSignated district is "frozen" at 

a point in time 

• Each taxing jurisdiction continues to collect revenue 
calculated by multiplying their respective tax rates 
times the frozen assessed value base 

r rozen Base = Assessed value at time plan is adopted 
Increment = Growth above the equalized base 

This "increment" is multiplied by the total tax rate and 
credited to the TIF district until the bond is retired. 

Total 
Assessed 

Value 

~~:~::: -·r-··!--··-.. r--CD-=r-l--·--r--··o··-·-··r-.-... r ..... ~ 

10,000,000 

5,000,000 

Source: Urban Renewal in Oregon, Association of Oregon Redevelopment Agency 



Croman Mill District Overlay 
To ensure the in tent of this plan is implemented, the 
City should: 

• Create an overlay district with sub-zones and 
design standards that codify the proposed land uses 
identified in the land use framework 

• Annex existing county properties identified below 
into City jurisdiction 

The Croman Mill Overlay District will be comprised 
of six sub-zones as identified on the right, including: 

• Neighborhood Commercial Overlay (CMD-NC) 
• Employment Overlay (CMD-E) 

• Industrial Overlay (CMD-I) 
• Hamilton Creek Greenway Overlay (CMD-G) 

• Central Park Overlay (CMD-P) 

• Open Space Overlay (CMD-O) 

The following pages provide an outline code and 
design standards for the Croman Mill Overlay District. 
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18.00 CMD- Croman Mill District Plan 

18.00.010 Purpose 

This district is designed to provide an environment 
suitable for living, working, and recreation. The 
CMD zoning district and District Plan is a 
blueprint for promoting family-wage jobs, mixed-use 
developments, neighborhood-oriented businesses and 
community services adjacent to transit in a manner 
which enhances property values, preserves open 
spaces and significant natural features, and reduces 
energy consumption. 

18.00.020 General Regulations 

A. Confonnance with Croman Mill District Plan. 
Land uses and development, including buildings, 
parking areas, streets, greenways and pedestrian! 
bicycle accessways, shall be located in accordance 
with those shown on the Croman Mill District Plan 
adopted by Ordinance No. 0000. 

B. Confonnance with Croman Mill District Design 
Standards 
The following design standards apply throughout the 
Croman Mill District. 

1. Development Standards 

a. Required Build-to-Lines and Active Edges: All 
new developments abutting the signature street 
and local streets surrounding the Central Park 
shall conform to the standards indicated on the 
Required Build-to-Lines and Active Edges diagram 

b . ReqUired On-Street Parking: On-street parking 
is reqUired along the signature street and local 
streets surrounding the Central Park as indicated 
on the Required On-Street Parking diagram 

c. Limited Access Streets: All new developments 
abutting the signature street and local streets 
surrounding the Central Park shall1imit the 

number of curb cuts to one per block as indicated 
in the Limited Access Streets diagram 

d. Building Heights: Maximum bUilding heights 
for new development shall conform to the heights 
allowed in the Building Heights diagram 

e. Off-street Parking Requirements: Standards 
apply to the location and supply of off-street 
parking in the district. Minimum off-street parking 
requirements for the following uses shall be: 

Industrial-l space per 1000 SF 
Office Employment-2 spaces per 1000 SF 
Residential-l space per .5 dwelling units 
Ground-floor commercial- no requirements 

A maximum of 50 percent of the required off-street 
parking can be constructed as surface parking 
on any development site. The remaining parking 
requirement can be met either within an on-site 
structure or through payment of in-lieu-of-parking 
fees to the City to fund shared parking structure(s) 

. serving the district. 

f. Building Length and Articulation: No 
requirements 

2. Street Standards: New developments shall provide 
streets, traffic calming, and pedestrianlbicyc1e 
improvements in conformance with the circulation 
framework and street standards of the Croman Mill 
Redevelopment Plan. The standards apply to: 

a. Signature Street 
b . Tolman Creek Road Realignment 
c. Local Streets 
d. Protected Bikeway and Pedestrian Path 
e. Central Bike Path 
f Multi-use Path 
g. Accessways 

C. Major and minor amendments to the Croman 
Mill District Plan shall comply with the following 
procedures: 

1. Major and Minor Amendments 

a. Major amendments are those which result in any 
of the follOwing: 

(1) A change in land use. 

(2) A change in the street layout plan that 
requires a street to be eliminated or to 
be located in such a manner as to not be 
consistent with the district plan. 

(3) A change in the Croman Mill District 
Development and Street Standards 

( 4) A change in planned residential denSity. 

(5) A change not specifically listed under the 
major and minor amendment definitions. 

b. Minor amendments are those which result in any 
of the follOwing: 

(1) Changes related to street trees, street 
furniture, fencing, or signage. 

(2) A change in the street layout that requires a 
local street, alley, easement, pedestrianlbicycle 
accessway or utility to be shifted more than 
50 fee t in any direction, as long as the change 
maintains the connectivity established by the 
neighborhood plan. 

2. Major Amendment Type II Procedure. A major 
amendment to the district plan shall be processed as 
a Type II planning action concurrently with specific 
development proposals. In addition to complying 
with the standards of this section, findings must 
demonstrate that: 



a. The proposed modification maintains the 
connectivity established by the district plan; 

b. The proposed modification furthers the design 
and access concepts advocated by the district plan, 
including but not limited to pedestrian access, 
bicycle access, development of the greenway trail 
system and vehicle access from the signature street 
and local streets 

c. The proposed modification will not adversely 
affect the purpose, objectives, or functioning of the 
district plan. 

d. The proposed modification is necessary to adjust 
to physical constraints evident on the property, or 
to protect significant natural features such as trees, 
rock outcroppings, greenways, wetlands, or similar 
natural features, or to adjust to existing property 
lines between project boundaries. 

3. Minor Amendment Type I Procedure. A minor 
amendment to the district plan may be approved as 
a Type I planning action concurrently with specific 
development proposals. The request for a minor 
amendment shall include findings that demonstrate 
that the change will not adversely affect the purpose, 
objectives, or functioning of the district plan. 

D. Utilities shall be installed underground to the 
greatest extent feasible. 
Where possible, accessways shall be utilized for utility 
location, including transformers, pumping stations, 
etc. 

E. LOt3 With Access ways. 
If the site is seI ved by an accessvvay, access and egress 
for nlotoI vehicles shall be to and from the accessvvay. 
In stlch cases, ctlIb openings along tlle street fIontage 
are prohibited. 

E. Drive-Up Uses. 
Drive-Up uses are not permitted within the Croman 
Mill District Plan area . 

E Perfonnance Standards Overlay. 
All applications involving the creation of three or 
more lots shall be processed under the Performance 
Standards Option chapter 18.88. 

G. Fencing. 
No fencing exceeding three feet in height shall be 
allowed in the front lot area between the structure 
and the street. No fencing shall be allowed in areas 
designated as Floodplain Corridor. 

H. Adjustment of Lot Lines. 
As part of the approval process for specific 
development proposals, adjustments to proposed lot 
lines may be approved consistent with the density 
standards of the district plan zoning district. 

CORD 0000, 2009) 

rim 
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18.32 C 1 Retail CefPIfPIereial Distriet 

18.0.030 Neighborhood Commercial 
Overlay- CMD-NC 
1 A :n ()1 A A. Purpose 

This district is designed as a mixed-use area providing 
for residential uses, commercial commodities and 
services that serve the immediate area. 

1 R :n ()J () B. Permitted Uses 

The follOwing uses and their accessory uses are 
permitted outright: 

1. Professional, financial, business and medical 
offices, and personal service establishments such as 
beauty and barber shops, launderette, and clothes and 
laundry pick-up stations. 

2 . Stores, shops and offices supplying commodities 
or performing services, except that retail uses shall be 
limited to no greater than 10,000 sf of gross leasable 
space per lot. stlch as a department store, antiqtle 
shop, artists StlPPry store, and indtlding a regional 
_ L _ __ _ _ _ _ 1 ___ _ __ ~ _ 1" _ __ _ 1_ _ _ _ _ 1 
;)LlVP1 .. 1l11t, \..t;J.llt;1 VI t;J.t;lllt;Ul VI ;)U\..Ll \..t;Ult;J., ;)U\..Ll £I;) £I 

major depar trnent store. 

3 . Restaurants. (Ord 2812, S2 1998) 

4. Theaters, but not including a drive-in. 

5. Manufacture or assembly of items sold in a 
permitted use, provided such manufacturing or 
assembly occupies six hundred (600) square feet or 
less, and is contiguous to the permitted retail outlet. 

6. Mortuaries and crematoriums .. 

7. Printing, publishing, lithography, xerography, copy 
centers. 

8 . Temporary tree sales, from November 1 to January 
1. 

9. Public and quasi-public utility and service 
buildings, and public parking lots, but excluding 
electrical substations. 

10. Kennels and veterinary clinics, with all animals 
housed within structures. 

11 . Nightclubs and Bars. 

1 R :n AJCi C. Special Permitted Uses 

The follOwing uses and their accessory uses are 
permitted outright subject to the requirements of this 
section and the requirements of Chapter 18.72, Site 
Design and Use Standards. 

It. ComlDClciallatluciry, cleaning and cryeing 
e3tabli311l11cnts. 

1. All objectionable OdOIS associated with the tlse shall 
be confined to the lot tlpon ~v1rich the tlse is located, 
to the greatest extent feasible. FOI the ptllpOSeS of this 

2. The tlse shaH: comply with all reqtli!en:lents ofthe 
Oregon Department of En MorOl1lI1ental Qtlahty. 

B. Bowling allq3 and·to . . . ' 1 Iltll1l3 3ka:t· .. ~ 
Intnlatttr C golf c ,mg 1111 and Otll3C3. ' 
If parking aleas are located ·tl · d. . Wi un 200' of . d 

Istnct, tltey shill be 051 . Id d f a rest ential 
fence or solid veget . Ile eroIii. residences by a 
~ atne screen a mIni! tlI of ~' . 
H'-L5

1l

L. H II lit 

C. Automobile fuel sales, and automobile and 
truck repaiI facilities. 
These tlses may only be located in tIle Freeway 
O"erlay District as shot'l;ln 011 the official zoning map. 

1. Residential uses. 

a. At least 65% of the total gross floor area of the 
ground floor, or at least 50% of the total lot area 
if there are multiple buildings shall be deSignated 
for permitted or special permitted uses, excluding 
residential. 

b . Residential densities shall not exceed 39-
dwelling tlIIits per acre in the C-l District, and 60 
dwelling units per acre in the C-l D District. For 
the purpose of density calculations, units of less 
than 500 square feet of gross habitable floor area 
shall count as 0.75 of a unit. 

c. Residential uses shall be subject to the same 
setback, landscaping, and design standards as for 
permitted uses in the underlying C-l or C-I-D 
District. 

d. Off-street parking shall not be reqUired per 
CMD design standards for off-street parking (18_ 
). reqtlired for residentiai tlses in tIle C-I-D District 
as per the 0 gelaH District Standards Parking 
Reqtlirements (lB=:=). 

e. If the number of residential units exceeds 10, 
then at least 10% of the residential units shall be 
affordable for moderate income persons in accord 
with the standards established by resolution of 
the Ashland City Council through procedures 
contained in the resolution. The number of units 
required to be affordable shall be rounded down to 
the nearest whole unit. 

E.. Drive up USd as defined and regulated as 

1. Dri ve-tlp tlses Iliay be approved in the C-l District 
only, and OIlty in the area east of a line drat'l;lIl 
perpelldictl~ar to Ash~and Street at the intersection of 
Ashland Street and SiS'kiyotl Dotlievard. 



2. Drivc-tlp nses arc prohibited in Ash-lands Historic 
IntereSllrIea as defmed in the Conrplehensive Plan. 

3. Drive tlp tlses ale Stlbje:e:t to the foHowing criteria. 

a . The average t;lI;Iaiting ti'llie in tine fOI each vehide 
shall not exceed five m:intltes . Failme to maintai:n 
this ave-rage t;lI;Iaitingtinrernaybe grotmds fOI 
Ievocation of the: apploval. 

b. All facilities pr 0 v idmg dr i v e- tlp ser v icc shaH 
__ --'-1 __ ~ 1 ___ ~ ~ ____ -1 __ ,~ __ ~_ -1 __ . ___ L· ____ _ 

pn.1VIU1::-tll'-~~TLVVU UC::>IgIli1LCU pi1IKllrg ::>pi1CC::> 

inrrnediately beyond the SCi \lice t;lI;Iindot;ll;l 01 pWvide 
othel satisfactory methods to allot;ll;l ctlstomers 
reqtliring excessive t;lI;Iaiting tittle to receive sel V1~ 
t;lI;Ihile parked. 

c. 1r lileans of egress [01 vehietllal ctlstomelS t;lI;Iho 
t;lI;Iish to leave the t;lI;Iaiting liue slla11 be prOvided. 

d. The grade of the stacking area to the drive-
tlp shall either be flat or dot;ll;lnhill to dinrinate 
excessive [tld cons-tlIilption and cxhatlst dtliing the 
t;lI;I ait in line. 

e. The dlive tlp shaH be designed to pIovide as 
nitldr natmal ventilation as possible to eliminate 
the b tlild tlp of exha tlst gases. 

f. 5 tlHieient stacking aIea shaH be PIO vi:ded to 
~L_~ ____ Ll ' __ -,_L~ _ _ L ______ _ • _____ ~ _ L_~ __ ._~_-1 

CTI::>UIC-Ul.al-pUU.llCllOlll;:)-Vl-wa y alC aVl vv;:)u U\..lCU . 

g. The sotlnd level of conrrIltlnications systcn~ 
shal! not exceed 55 decibels at the plopelty line 
and shall other t;lI;I ise comply vvi:tb the Ashland 
hhlllieipal Code legald±ng sotlnd levds. 

it. The lltlncbel of dlive-tlp tlses shaH not exceed 
the 12 in existence onJtlly 1, 190t Dlive-tlp tlses 
lilay be nansfened to anothel locatioll hI accold 
t;lI;Iith all rcqtlhenlents of this section. The ntlncbel 
of drive-tlp t;lI;Ihtdot;ll;l stalls shall not exceed 1 pel 
location, evert if the tIanSfelled tlse had greater 

than one stalL 

E Kennel mld vCtClinat, cli'llic~ whele mlimal~ ale 
hen~ed Ol1~ide, plerided the n~e i~ not located 
within 200' of a lesidcntial district. 
(ORD 2951, 2000) 

IB.32.030 D. Conditional Uses 

The follOwing uses and their accessory uses are 
permitted when authorized in accordance with the 
chapter on Conditional Use Permits: 

A. Electrical substations 

B. Antoll'lobile fucl5Ale~, and -automobile mId bllck 
lepail facnitie~-, except a~ allowed :lt5 :It ~pecial 

pennitted n5e itl 18.32.025. 

C. New mid t1~ed cal ~ale~, boat, trailu, and 
leCleational v-ehicle5 ~ale~ And 5tOtage alea~, 
except within the IIi~tolic Illtele5t Alea a~- defined 
in the COlIlplcllen5ive Plml. 

D. Hotels and motels. 

E. Temporary uses. 

E Ontdoo'l ~t(,)iage of cOlumotiitic5 a~~ociAted with 
a pelmitted, ~pecial pennitted 01 conditionaln~e. 

G. Hostels, prOVided that the facility be subject to 
an annual Type I review for at least the first three 
years, after which time the Planning Commission 
may approve, under a Type II procedure, a 
pennanent pennit for the facility. 

H. BnHding IRAtuial ~ale~ YAld5, but not incltttiiltg 
..... ________ 1 __ 1 ..... L_ ..... _'- ____ .! __ ~ ___ 1 __ .... _ 

~r-ur~pIl'u.L uaL\..Il VI. IlI.J.A.J.l.l.b pUUU.3. 

I. Chnlclle5 01 5itnnal leligiot15 itl5titntion5. 

J. 'Vir eless COImnnnication Facilities not 
pennitted ontright and anthol ized pnrSllant to 
Section 18.72.180. 

~. S~ tlctl1le~ which me gteatel than forty (40) feet 
In hught, bnt les5 them fift)l five (55) feet in tl 
"B"B ' Ie o WIlte WIl ~ ella, Bistrict. 

(ORS 2951, 2000) 

1 R "J. A 4 A E. General Regulations 

A. Area, Width, Yard Requirements. 
There shall be no lot area, width, coverage, front yard, 
side yard, or rear yard, except as leqtli'l'-ed tlnder the 
Off StIeet Pal King and SOlaI Access Chapter~, vvhne 
IeqtliIed 01 hlcIeased fOI conditional tlse~, t;lI;IheIe 
Ieqtliled by the Site Re \!'ie t;lI;I Chapter 01 t;lI;IItne abtltting 
a Ie3i~ential district, t;lI;Iliele stlch ~etback ~ha-ll be 
l1iamtained at ten feet pel ~tory feII leal yald~ and ten 
feet [01 ~ide yaId~. (Old 2059 51, 2000) 

B. Maximum Building Height. 
Heights are restricted as per CMD design standards for 
building heights (18-">. N .. ~tl'''' tmf~1a:tll1u ~f:ttl' 

than 1 0 feet in height. 

m 
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18.49 E l' E",,,le-t,,,ent Distfiet 

18.00.040 Employment Overlay 
- CMO-E 
18. iO.OlO A. Purpose 

The district is designed to provide for a variety of uses 
such as office, commercial, or manufacturing in an 
aesthetic environment and having a minimal impact 
on surrounding uses. 

18. i 0.020 B. Permitted Uses 

The following uses and their accessory uses are 
permitted outright, subject to the requirements of 
Chapter 18.72, Site Design and Use Standards: 

1. Professional, financial, and business and medical 
offices, and personal service establishments . 

2. Stores, shops and offices supplying commodities 
or performing services, except that retail uses shall be 
limited to no greater than 28,888 sq. 10,000 sq. ft. of 
gross leasable floor space per lot. 

3 . Restaurants. (Ord 2812, S4 1998) 

4. Electrical, furniture, plumbing shop, printing, 
publishing, lithography or upholstery. 

5. Ught manufacturing, assembly, fabricating, or 
packaging of products from previously prepared 
materials, such as cloth, plastic, wood (not including 
saw, planing, or lumber mills or molding plants), 
paper, cotton, precious or semi-precious metals or 
stone. 

6. Manufacture of electric, electronic, or optical 
instruments and devices. 

7. Administrative or research establishments. 

8. Motion picture, television, or radio broadcasting 
studios operating at an established or fixed location. 

9. Mortuaries and crematoriums. 

J. Blinding material sales yards, btlt not indtlding 
concrete or asphalt batch or mixing plants. 

10. Kennels and veterinary clinics, with all animals 
housed within structures. 

11. Bakeries- Maximum size? 

12. Public and quasi-public utility and service 
buildings and yards, structures, and public parking 
lots, but excluding electrical substations. 

13. Manufacture of pharmaceutical and similar items. 

14. Wireless Communication Facilities permitted 
outright pursuant to Section 18.72.180. 
(ORS 2951, 2008) 

l8.iO.030 C. Special Permitted Uses 

The follOwing uses and their accessory uses are 
permitted outright subject to the requirements of 
this section, including all requirements of 18.72, Site 
Design and Use Standards. 

1. Bottling plants, cleaning and dyeing establishments, 
laundries and creameries. 

a. All objectionable odors associated with the use 
shall be confined to the lot upon which the use 
is located to the greatest extend feasible. For the 
purposes of this provision, the standard for judging 
"objectionable odors" shall be that of an average, 
reasonable person with ordinary sensibilities after 
taking into consideration the character of the 
neighborhood in which the odor is made and the 
odor is detected. 

b. The use shall comply with all requirements of 
the Oregon Department of Environmental Quality 

B. 'llQlolesaie storage and distribution 
establishments. 

Provided, hOvvever, that for the tlses speCified in 
sttbsection A and B above, no deliveries or shipments 
shall be made horn 9pm to lam whell~; the property 
on which the tlse is located is within 288 feet of any 
residential distr ict. 

C. Recycling depots, prOvided the use is not 
located within 200' of a residential district. 

D. Kennels and veterinary clinics where animals 
are housed outside, provided the use is not located 
within 200' of a residential district. 

E. Residential uses. 

1. At least 65% of the total gross floor area of the 
grotlnd floor, or at least 58% of tlte total ~ot area 
if thele are ultlltiple btli~dings shaH be deSignated 

2. Residential densities siG1H not exceed 15 dwclling 
tlliits pt:t acre. FO'I the ptllpose of density calctliations, 
tlliits of less than 588 sqtlarc feet of gross habitable 
floor area shall cotlnt as '0.75 of a tlnit. 

3 . Residential tlses shall be s tlbj ect to the same 
setback, landscaping, and design standards as for 
permitted tlses in the £-1 District. 

4. Residential tlses shaH: only be located in those areas 
~ndicated as R-Overlay witlrin the £-1 District, and 
shown on the official zoning map. 

5. If the ntllLlber ofresidential tlnits exceed 18, tllen at 
least 18% of the residential tlnits shall be affordable fOI 
moderate income persons hI accord VVitll the standards 
established by resoltltioll of the Ashland City Coullcil 
tlnotlgh plOcedwes contained in the re5oltltion. The 
rltllLrber of mrits reqtlired to be affordable shall be 
rotllided dovvn to the nearest whole tlllit. 



2. Cabinet, carpentry, machine, and heating shops, 
if such uses are located greater than 200' from the 
nearest residential district. 

3. Manufacture of food products, but not including 
the rendering of fats or oils. For any manufacture of 
food products with 200' of a residential district: 

a. All objectionable odors associated with the use 
shall be confined to the lot upon which the use 
is located, to the greatest extent feasible . For the 
purposes of this provision, the standard for judging 
" objectionable odors" shall be that of an average, 
reasonable person with ordinary sensibilities after 
taking into consideration the character of the 
neighborhood in which the odor is made and the 
odor is detected. Odors which are in violation 
of this section include but are not limited to the 
following: 

1. Odors from solvents, chemicals or toxic 
substances. 

2. Odors from fermenting food products. 

3. Odors from decaying organic substances or 
human or animal waste. 

b. Mechanical equipment shall be located on 
the roof or the side of a building with the least 
exposure to residential districts. Provided, 
however, that it may be located at any other 
location on or within the structure or lot where the 
noise emanating from the equipment is no louder, 
as measured from the nearest residential district, 
than if located on the side of the building with 
least exposure to residential districts. Mechanical 
equipment shall be fully screened and buffered. 

II. Cold StOIAgc Phm~ ·f I g ,I "'tICltt"e I 
'tcatcl thC'lll 2ee' fl tl" C'l'lcocAtcd 

dtstriet. om IC nCC'llc"t Ic"idential 

I. Atttm-nobilc and tInck ICpail faeilitic", cxclttding 
anto body Icpail C'lIld paint "hop,," 
All eaI:5 an'd tI tlek~ a:5:5oeiated with the tl!e mtl!t be 
~eleened frO'll . f i tl'leWIOni the bl· . 
a total sight ob~etui:I If Ptl~ Ie nght of I,lI;I ay by 
laIgeI :5hall not be 1 ig e~ee: FaCllitie:5 of 3 bay:5 or 
~ oeate Moth in 200' f . . 0 a I e~ldential 

(ORD 2951,2008) 

18.~O"O~O D. Conditional Uses 

The following uses and their accessory uses are 
permitted when authorized in accordance with the 
chapter on Conditional Use Permits: 

1. Electrical substations. 

B. Mini waiclioli"C" Alid "hnnM "wrage Mca". 

C. Contractol cquipmclit 3tOIAgc yaId" 01 "tOIAgc 
4l1U It::l.lLC11 VI. t::\{UJ.pJ.Ilt::l.lL \..VlIl.ll.lVJ.llY u;,t::u uy C1 

D. Antomobilc fuel ,,-alc3. 

E. Ncw and n"cd cal "alc", boat, trailCi C'lIid 
IcclcatiOllal \lchicld "alc" C'llid "tOlagC aICM, 

_" ~ _ ~ ~L _~ ~L _____ , ____ ~ 1 ___ ~ _ ~ __ .... ~L· __ 
prVVIU~-lllC11.-ll1t:: u;,t:: I;' l.lVI. lU\..C1Lt::U WJ.llll.ll 

thc IIi"tOlic Intclc"t Mca a" dcfincd in thc 
ComplChcn"ivc PiC'lll. 

2. Hotels and motels. 

G. Any ll"C whkh irnohc" o'tlt"idc "tolagc of 
mClchmdi"c, law lllatCliC'll3, 01 othCI lllatcliC'll 
a"30ciatcd with thc pliInC'llY tt3C on thc "itc. 

3. Private college, trade school, technical school, or 
similar school. 

4. Cabinet, carpentry, machine, and heating shops, if 

such uses are located less than or equal to 200' from 
the nearest residential district. 

J. Cold "toragc plmt3, if "ttch tl"C"AIC locatcd Ic"" 
thm or cqttal to 2ee' frOID thc nCC'llc"t rc"idcntial 
di"trict. -

K. AtttOlDOthc body IcpaiI C'llid pC'lintiIlg, illclttding 
paint booth". 

1. The tlse shaH not be loeated l,lI;Iithin 200' of the 
nearest residentially 1:oned pIOpeItj'. 

2. All objeetionable odol! a:5:5oeiated vrith the tl!e shaH: 
be eontined to the lot, to the gIeate:5t extent feasible. 
FOI the ptlIpo!e! of thi~ pIovi~ion, the :5tandald fOI 
j tldging "objeetionable OdOI:5" !haH be that of an 
avelage, Iea:5oMble peI:50n with oldina-ry !e·u:5ibilitie! 
aftel taknig nito eomideIatioli tIre dtaIaetet of the 
neighboIhood in I,lI;Ihieh the OdOI i! made and the odor 
i:5 deteeted. 

3. The tl:5e :51.21U eomply l,lI;Iith all Ieqtlirement~ elf the 
OIegon Department of Enrilonment21l Qtlatity. 

5. Churches and similar religiOUS institutions 

6. Nightclubs and Bars. 

7. Theaters (excluding drive-in) and similar 
entertainment uses. 

8 . Temporary uses. 

9 . Wireless Communication Facilities not permitted 
outright and authorized pursuant to Section 
18.72.180. 

COrd 2052, Entire Chapter Replaced, 12/18/1979) 
COrd 2228, Entire Chapter Replaced, 11102/1982) 
COrd 2688, Entire Chapter Replaced, 10102/1992) 
COrd 2812, Amended subsection K, 02/18/1998) 
COrd 2894, Amended subsection N, 0310412003) 
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(Ord 2951, 2008) 

1 A 40 OC;O D. General Regulations 

1. There shall be no area or width requirement except 
as may be required for conditional uses. 

2 . There shall be no yard requirement except when 
a lot or parcel adjoins a residential district, in which 
case a side and rear yard of at least ten feet per story 
shall be required, and except as required in the Site 
Review and Solar Access chapters. 

3 . Maximum building heights are restricted as per 
CMD design standards for building heights (18~ . No 
stI ucttlIe shall be greatel than 10 feet hi height. 

4 . There shaU be no manufacturing, retailing, or other 
activity on the site which is not entirely conducted 
within a building, except as specificaUy permitted in 
Section 18.40.040." (Ord. 2688-1992) 

18.00.050 Industrial Overlay - CMD-I 
A. Purpose 
This district is designed to encourage sound industrial 
development that is compatible with office and 
employment uses within the Croman Mill District by 
providing a protective environment exclusively for 
such development. 

B. Permitted Uses 
The follOwing uses and their accessory uses are 
permitted outright: 

1. Any manufacturing, processing, assembling, 
research, wholesale or storage use. 

2. Railroad yaIds and height stations, tIudting and 
motOI height stations and facilities. 

3 . Public and public utility service buildings, 
structures and uses. 

4. Conditional uses in the Employment District listed 
in Section 18.40.030 and 18.40.040 of this Chapter, 
except residential uses. (Ord. 2389 SI, 1986) 

5. Building materials sales yards. (Ord. 2887 SI, 
2002) 

. 6. Permitted uses in the Employment Overlay District 
listed in Section 18.001040 of this Chapter. (Ord . 
0000) 

C. Conditional Uses 
The following uses and their accessory uses are 
permitted when authorized in accordance with the 
chapter on Conditional Use Permits: 

1. Junkyatd and auto wrecking yards. 

2. Kennels and veterinary clinics. 

3. Banks, restauran ts or other convenience 
establishments deSigned to serve persons working in 
the zone only. 

1. COllClete or asphalt batch or mixing plants. 

5. Temporary uses. 

6. Wireless Communication Facilities not permitted 
outright and authorized pursuant to Section 
18.72.180. 

D. General Regulations 

1. Minimum Lot Area, Width, Depth. There is no 
minimum lot area, lot width, or lot depth. 

2. Minimum Front Yard. The minimum flOIlt yard 
e:l ,,,,111 if ) kj Fr r t There is no minimum front yard. 

3. Minimum Side Yard. There is no minimum side 
yard requirement, except twenty (20) feet where 
adjoining a residential district. 

4. Minimum Rear Yard. There is no minimum rear 
yard requirement, except twenty (20) feet where 
adjoining a residential district. 

5. Maximum Building Height. Building heights are 
restricted as perCMD design standards for building 
heights (18~. No btlildinl! shaH be I!leatet than fOlh 
(10) feet in height . 

6. Solar Setback. The solar setback shall apply in this 
district. (Ord. 2228, 1982F) 



1·8.39.979 Gi¥ie S~aees O'leFlay 
NM Gi'/ie 

18.00.060 Central Park Overlay­
CMD-P 
A. General Requirements: 
Park €me spaces identified on the District 
Ne:ighbodrood Plan map shall be developed as part of 
a specific project approval. 

B. Permitted Uses of Civic Spaces. 

1. Community Services. 

2. Recreation and Open Space. 

18.39.989 OpeASpaees O¥eFlay 
NM 0 

18.00.070 Open Spaces Overlay­
CMD-O 
A. General Requirements: 
Open spaces identified on the Neighborhood Plan 
map shall be developed as part of a specific project 
approval. 

B. Permitted Uses of Civic Spaces. 

1. Recreation and Open Space. 

2. Agriculture, including community garden space. 

18.39.999 NeFfh MeHAtaiA CFeeAway 
O¥eFlay NM C 

18.00.080 Hamilton Creek Greenway 
Overlay- CMD-G 
A. Applicability. 
All projects containing land identified on the Croman 
Mill District North Mottntain Neighborhood Plan 
Map as part of the Hamilton Creek Greenway North­
MottntainIBeaI Cleek Gleenway shall dedicate 
that area so deSignated to the City of Ashland for 
park purposes. It i~ Iecognized that the ttp~oIiing 
of plopertie~ a~ part of the NOIth Mottntain 
NeighboIlrood Plan intpaIted ~igni£icant valtte to 
the land, and the reqttiled dedication of tho~e land~ 
vV'ithin the Nonh MottntainIBeaI Creek Gleenway fOI 
park ptlIpo~e~ i~ ploportional to the valtte be~tovved 
ttpon the plopeny thIOttgh the change in ~oIring 
de~ignati:on . 

B. Dedication on Final Survey Plat. 
The dedication of lands within Hamilton Creek 
Greenway NOlth MottntailllBear Creek Greenway shall 
be indicated on the final survey plat accompanying all 
partitions, subdivisions and Performance Standards 
developments. 

C. Development Restrictions. 
It is recognized that lands within the Hamilton Creek 
Greenway Nonl] MottntainlBeal Cleek Gleeul't'ay are 
identified as part of Ashland's Floodplain Corridor 
Lands, and are prohibited from further development, 
except as outlined in the Physical and Environmental 
Constraints chapter. 

D. Density Transfer: Density may be transferred out of 
unbuildable areas to buildable areas of a lot provided 
as per standards outlined in 18.62.110 Prohibition 
of Density Transfer. No transfer of demity from land;:'} 
identified I't'itlrin the North MOttlltail]lBear Creek 
Greenway shall be permitted. 

iii 
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18.39.199 Sitc PlaA aAEi ArchiteettJral 
Rcvic'l'{ PreecEitJrc 
18.00.090 Site Plan and Architectural 
Review Procedure 
A. Project Applicability. 
The following planning applications shall comply 
with applicable Croman Mill District North MOtllItain 
Neighborhood Design Standards and all other 
requirements outlined in the Site Design and Use 
Standards chapter IS.72 . 

1. Performance Standards Option Developments. 

a. For applications processed under the 
Performance Standard's Option, the follOwing 
additional information shall be provided: 

i. Typical elevations incorporating the architectural 
elements described in the Croman Mill District 
North Motmtain Neighborhood Design Standards 
shall be included for all proposed buildings as part 
of the application for Final Plan. 

2 . Partitions. 

3. All Development Requiring Site Plan Approval 
under the Site Design and Use Chapter IS.72. 

B. Review and Approval Procedure. 
All land use applications shall be reviewed and 
processed in accordance with the requirements 
described in the Procedures chapter IS.10S. 

e. Supplemental Approval Criteria. 
In addition to the criteria for approval reqUired by 
other sections of the land use ordinance, applications 
within the CMD NM land use district shall also 
address the follOwing criteria: 

1. That a statement has been provided indicating how 
the proposed application conforms with the general 
design requirements of the Croman Mill District 

North MotllItain Neighborhood Plan, including 
density, transportation, building deSign, and building 
orientation. 

2 . That the proposed application complies with 
the specific design requirements as provided in the 
Croman Mill District Nt Il tl I M. 1111 It)!;, I NI ;,.,.1 Illi Ill" Ii 1M 

Design Standards. 

18.30.110 Applicability of Other Sections of 
the Land Use Ordinance 

A. Interpretation. 
Where the provisions of this Chapter conflict 
with comparable standards described in any other 
ordinance, resolution or regulation, the provisions 
of the Croman Mill District North Motllltain 
Nril'LLtJ1liilild zoning district shall govem.-

CORD 2S00, 1997) 



Design Standards 
The Croman Mill District Design Standards provide 
specific requirements for the physical orientation, 
uses, and arrangement of bUildings; the management 
of parking; and access to development parcels. These 
standards include: 
• Required Build-to lines and Active Edges 
• Building Height Requirements 

• Required Ground-Floor Commercial Uses 

• Parking Requirements 

• Limited Auto Access Streets 

Required Build-to Lines and 
Active Edges 
Buildings built flush with the sidewalk, with doors 
and windows facing the street, provide for pedestrian­
level features of interest, improve safety, and ensure 
that buildings are oriented toward adjacent parks and 
open spaces. 

• All buildings must be built up to the sidewalk along 
the streets identified on the right 

• Front doors must face streets and walkways 

• At least 50% of the buildings' first-floor fa(:ades 
must be comprised of transparent openings 
(windows and doors) 

_ Build-to Lines & Active Edges 

.. Central Park 

Open Space 

~"!:.:.. 

t 

/' 

Required Build-to Lines and Active Edges 
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Building Height Requirements 
The Croman Mill District provides a unique 
opportunity within the City of Ashland to create 
a mixed-use neighborhood center and dense 
employment district without the constraints presented 
by the City's historic downtown and with very little 
impact on adjacent uses. 

Typical standards for building heights include: 

Mixed Use Commercial and Residential 
• Minimum 15-ft. height groundfloor commercial or 

retail 
• Minimum 10-ft. height per upper residential floors, 

2-ft. to 5-ft. for a parapet or enclosure of HVACI 
eqUipment 

• Typical mixed use developments include 
groundfloor commercial and 3 to 4 floors above 

OfficelEmployment Centers 
• Minimum 18' groundfloor lobby, commercial and 

office uses 

• Typical 13-ft. height per upper office floors 
• 3-ft. to 5-ft. for a parapet or enclosure of HVACI 

equipment 

• Typical employment center developments include 4 
to 11 stories 

Manufacturing/Flex Centers 
• Minimum 18-ft. open plan groundfloor 
• Typicall0-ft. upper floor office uses 

• 2-ft. to 5-ft. for parapet or enclosure for HVAC 

• Typical manufacturing/flex uses include a minimally 
partitioned groundfloor and 2 to 3 stories above 

A range of recommended heights include: 

Mid-range - 50-ft. (4 Stories)- 70-ft. (6 Stories) 

High-range- 75-ft. (5 Stories)- 170-ft. (12 Stories) 

Mid-Range 

.. High-Range 

;_ Central Park 

Open Space 

~~/ 

'N 
Building Height Requirements 



Limited Auto Access streets 
The designation of limited auto access streets 
ensures continuity of the pedestrian environment by 
restricting auto access on specific streets. 

• Auto access through the sidewalk is generally 
discouraged, and each block is limited to one curb­
cut per block on the streets identified 

• No curb-cuts are allowed onto Central Park 

.. Limited Access Streets 

.. Central Park 

Open Space 

On-Street Parking Requirements 
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Required On-street Parking 
On-street parking is most desirable adjacent to active 
uses. In addition to being in high demand in these 
areas, on-street parking buffers the sidewalk from auto 
traffic, improving the pedestrian environment. 

• Curb-side parallel parking is reqUired where 
indicated on the diagram at right. Angled parking, 
and loading zones are prohibited on these streets 

• On-street parking is prohibited on all sides of the 
Central Park to maintain visual access to the park 
and to improve the visual quality and safety for park 
users 

Legend 

_ On-Street Parking Required 

_ Central Open Space 

Open Space 

"\ 

";t~ 

\ 

\' 
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Required On-Street Parking 



Sustainable Development Guidelines 
The following design gUidelines support and 
complement the Croman Mill Site Redevelopment 
Plan. The gUidelines provide developers with 
an understanding of the city's expectations for 
development and a consistent criteria by which to 
review proposed projects. By establishing theses 
guidelines the city can be assured that the health 
and growth of the community is protected by 
ensuring order, harmony, and quality within the built 
environment, so that individual buildings and projects 
succeed on their own yet contribute to a unified and 
distinct district. 

The Sustainable Neighborhood Development 
Guidelines promote exemplary design and 
construction of development projects. Key guidelines 
should include: 

• Conserve Natural Water Systems 
• Encourage Diverse Neighborhoods 

• Design Green Surface Parking 

• Manage Stormwater Run-off 
• Practice Low-impact Site Design 

• Practice Low-impact Building Design 

• Minimize Construction Impacts 

Role of Design Guidelines 
The design guidelines offer designers a flexible tool for 
quality and innovation. Guidelines do not prescribe 
specific design solutions or make rigid requirements. 
Indeed, there will always be many ways of meeting a 
particular guideline . The guidelines are a descriptive 
template for maintaining and improving the character 
of the district without dictating or prescribing a 
specific style or theme. The City should consider the 
use of these sustainable neighborhood guidelines as a 
discretionary tool for the review of development projects. 

Design Review Process 
All new building and exterior renovation projects 
within the Croman Mill District Overlay would be 

LEEIJ® for New C{Jnstruction & 
Major Renovations 

~'"$. 

~\'O{~'1" 
~tS's '" G "(.~~ 

~~~o ~e.\\fC>~1>(4, 
.... ~~,:t't'. ~ • V!t1!mU 

r«l'llelo:\t$e l""O';PI~Y 

or.tOOKZOO& 

subject to design review - that is- whenever a building 
permit is required, the project will also go through 
some version of the design review process identified 
below. 

The exact steps of the review process followed 
is generally based on the extent of exterior work 
proposed, with more extensive projects typically 
reviewed by a Design Commission and less extensive 
projects by planning staff: 

• Major Modification-Design Commission review 

• Minor Modification-planning staff review or Design 
Commission review 

• Maintenance and Repair-planning commission staff 
review 

Starting at a "pre-application" conference with 
planning staff, a design guidelines checklist is used 
to determine which (if any) guidelines apply to the 
project. 

Once the formal application is submitted, a decision 
is made to approve, to approve with conditions, or to 

recommend denying a proposal to city council. For 
instance, when a project is found to be not consistent 
with the design guidelines, speCific conditions of 
approval may be imposed, or it may be decided that 
design details or other site factors warrant finding for 
approval of the project without meeting the particular 
design guidelines. 

For those applications that are substantially 
inconsistent with the guidelines, staff or the Design 
Commission also have the option to recommend city 
council deny'the development request. 

The design review process takes into account only 
whether the project complies with the applicable 
design guidelines. A project's consistency with the 
Croman Mill Site Redevelopment Plan or any other 
relevant documents is determined separately by the 
planning commission and planning department staff. 

Implementation Ii 



Appropriate - preserve natural wetlands 

1m 

Conserve Natural Water Systems 
Guideline 

Conserve water quality, natural hydrology and habitat, 
and preserve biodiversity through protection of water 
bodies and wetlands. 

Description 
Natural water systems regulate water supply, provide 
biological habitat, and may provide recreational 
opportunities. Undeveloped ecosystems absorb much 
of the precipitation that falls on them, conveying only 
a small portion of rainfall as surface runoff. New and 
infill development should minimize disturbances 
to the functioning of on-site, adjacent, and regional 
natural water systems. 

Appropriate 
• Designate a minimum no-build buffer around 

wetlands 

• Designate a minimum no-build buffer beyond the 
100-year flood plain of any water body 

• Allow infill development within the 100-year flood 
plain only in accordance with the National Flood 
Insurance Program (NFIP) reqUirements 

• Create a long-term management plan for on-site 
wetlands, water bodies, associated habitats and their 
buffers 

• Create a guaranteed funding source for management 
of on-site wetlands, water bodies, habitats and their 
buffers 

• Preserve existing pervious surfaces within the 100-
year flood plain of wetlands and water bodies 

• Design grading and layout plans to capture and slow 
runoff 

• Use pervious or semi-pervious surfaces that allow 
water to infiltrate soil 

• Use on-site landscape-based water treatment 
methods to treat rainwater runoff from all surfaces, 
including parking lots, roofs, and sidewalks 

Inappropriate 
• New and infill development within the minimum 

buffer of wetlands 

• New development within the minimum buffer of the 
flood plain of any water body 

• Buried, piped, or culverted stream channels 
• Conveyance of rainwater from impervious areas 

directly offsite without first allOwing it to pass 
through an on-site planting area 



Appropriate - public open space 

Encourage Diverse Neighborhoods 
Guideline 

Encaurage diverse communities by providing a balanced 
range oj hausing types, land uses and employment 
opportunities. 

Description 
Vibrant communities are comprised of people within a 
range of economic levels, age groups, and occupations. 
Encourage vibrant communities by providing a 
balanced range of hOUSing types, land uses and 
employment opportunities. 

Appropriate 
Inappropriate - gated and private streets • Provide a diversity of housing types 

• Provide ADA accessible hOUSing 

• Provide affordable rental housing 

• Provide affordable for-sale hOUSing 

• Locate the project on an infill site 

• Locate a park, green plaza, or square within a 1/6-
mile walk of at least 90% of residential units and 
business entrances 

Inappropriate 
• Gated or private streets and sidewalks 

Ii 



Appropriate - 50% shade cover for parking lot 

ma 

Design Green Surface Parking 
Guideline 

Reduce the adverse community and environmental effects 
of surface parking through design and material selection. 

Description 
Design and locate parking to maintain a pedestrian 
orientation to all residential and non-residential 
buildings and minimize microclimate impacts of 
surface parking. 

Appropriate 
• Design pedestrian-friendly parking 
• Locate surface parking to the rear or side of . 

Inappropriate - large parking lot, no shade cover bUildings 

• Use less than 20% of the development footprint for 
surface parking 

• Surface lots shall not exceed 2 acres in area, 
including landscape, circulation and ingress/egress 
areas 

• Provide spaces for bicycle parking equivalent in 
number to 20% of the total automobile parking 

• Provide for at least 50% shade cover over the surface 
lot within 5 years of project occupancy 

• Utilize paving materials with a Solar Reflectance 
Index of at least 29 to reduce heat absorption 

• Provide pervious surfacing on at least 50% of the 
parking area surface 

Inappropriate 
• Surface parking lots between the sidewalk and 

building facades 

• Parking lots over 2 acres in area 



Appropriate - Surface Runoff Drains to a Vegetated 
Swale 

Inappropriate -
Streets and Sidewalk drain to Stormwater Pipe 

Manage stormwater Run-off 
Guideline 

Reduce the public infrastructure costs and adverse 
environmental effects of stormwater run-off through 
surface management of run-off from building roofs, 
sidewalks and streets. 

Description 
Channel the flow of stormwater run-off along the 
surface and allow for adequate infiltration to the 
groundwater system. 

Appropriate 
• Design "green streets" and capture surface runoff 

Appropriate - Landscaped Roof within landscaped curb extensions, medians, and 
swales 

• Design green landscaped roofs on buildings where 
applicable 

• Allow for landscaped swales between structures to 
channel and infiltrate surface water 

• Design sidewalks and streets with impervious 
materials where applicable 

Inappropriate 
• Roofs, parking lots, sidewalks and streets that drain 

into subsurface stormwater pipes 

II 
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Practice Low-Impact Building Design 
Guideline 

Utilize low-impact building design practices to reduce the 
environmental impacts of built structures. 

Description 
Encourage the use of LEED certified building practices 
in the design and renovation of project buildings to 
conserve resources, reduce waste, and reduce the 
environmental impacts of materials manufacturing and 
transportation. 

Appropriate 
• Design and construct energy-efficient buildings 

• Rehabilitate, renovate or adaptively re-use e2l..isting 
buildings 

• Encourage the use of passive and active solar 
strategies 

• Encourage the development of on-site energy 
generation systems 

• Use roofing materials that have an SRI appropriate 
to the slope of the roof over 75% of the roof area or 
install a vegetated roof over at least 50% of the roof 
area 

• Design for and maintain, high indoor air-quality 

• Utilize 100% low-emitting materials 

• Provide a high level of lighting system control to 
building occupants 

• Provide a comfortable thermal environment 

• Provide natural day-lighting and indoor/outdoor 
views for 100% of the regularly occupied areas of 
the building 

Inappropriate 
• Utilization of toxic materials such as formaldehyde, 

halogenated flame retardants, and PVC 

Practice Low-Impact Site 
Development 
Guideline 

Utilize low-impact site deSign, construction, and 
management practices to reduce the environmental impacts 
of site development. 

Description 
Encourage the use of lOW-impact practices in the 
design, renovation and construction of the project 
site and landscapes to conserve resources, reduce 
waste, reduce the environmental impacts of materials, 
manufacturing and transportation, and reduce the 
impact of development on microclimate and human 
and wildlife habitat. 

Appropriate 
• Remediate and redevelop brownfield sites to reduce 

pressure on undeveloped land and reduce the 
release of contaminants 

• Encourage the preservation of existing tree canopy 
and native vegetation 

• Encourage the use of functionally appropriate 
pervious surfaces on roadways, parking lots, 
sidewalks, and other hardscape areas 

• Provide irrigation for all trees for an establishment 
period of five years from the date of occupancy. 
Provide irrigation for understory species for an 
establishment period of two years from the date of 
occupancy 

• Use locally harvested rainwater or reclaimed water 
for the irrigation of all project landscaping 

• Require the use of an integrated pest management 
(IPM) program in the maintenance of all public 
landsca pe areas 

• Encourage the use of passive and active solar 
strategies in the design of block lengths and 
orientation and in the design of public spaces 

• Encourage the development of on-site energy 
generation systems 

• Specify energy-efficient infrastructure systems, 
including traffic lights, street lights, water and 
wastewater pumps and treatment systems 

• Utilize recycled materials in the construction of 
roadways, parking lots, sidewalks, and curbs 

• Minimize light pollution from the project to 
improve nighttime viSibility, increase night sky 
access and to reduce development impact on 
nocturnal environments 

Inappropriate 
• Utilization of toxic materials such as chemical 

pesticides or herbicides and petroleum based 
fertilizers 



Minimize Construction Impacts 
Guideline 

Minimize pollution and waste generation resulting from 
construction activity 

Description 
Construction activity contributes to the degradation 
of the project site through soil compaction, dust 
generation, and loss of soil. Construction activity also 
contributes significant amounts of solid waste to the 
waste stream. Utilize careful planning and strategic 
materials re-use to reduce these impacts 

Appropriate 
• Prevent the pollution of the air with dust and 

particulate matter 

• Prevent sedimentation of stormwater systems and 
receiving streams 

• Prevent the loss of topsoil via stormwater runoff 
and/or wind erosion 

• Recycle and/or salvage at least 75% of non­
hazardous construction and demolition debris 

Implementation Ii 
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Executive Summary 

This report presents an Economic Opportunities Analysis (EOA) for the City 
of Ashland consistent with the requirements of statewide planning Goal 9 and the 
Goal 9 administrative rule (OAR 660-009). A goal of this project is to establish a 
clear economic development direction that identifies the city's strengths and 
opportunities, and its position in the broader Bear Creek Valley region. This 
project will facilitate employment opportunities and job creation in Ashland by 
identifying industriaVemployment land needs and developing a catalog of 
prospective industries, along with an 'action plan to achieve results. 

COMPARISON OF LAND CAPACITY AND DEMAND 
Section IV presents an analysis of land availability and capacity for 

employment uses in Ashland. Section V presents an analysis of potential growth 
industries in Ashland and the employment forecast for Ashland. Based on this 
analysis, Table S-l shows a comparison of land supply and need in terms of sites 
and acres. The results show that Ashland has a deficit of about 47 sites and six 
acres. However, the deficit is not in all size categories. 

Table 5-1. Comparison of vacant land supply and site needs, 
Ashland UGB, 2006-2027 

Vacant Land Supply Land Need Surplus/(Deficit) 
Number of Needed Needed 

Site Size Sites Net Acres Sites Acres Sites Acres 

<1 ac 66 21.9 100-125 33.0 (44) (11.1 ) 

1-2 ac 19 27.6 15-25 26.0 (1 ) 1.6 

2-5 ac 3 46.9 12-15 42.0 (11 ) 4.9 

5~10 ac 14 49.0 2-4 22.5 11 26.5 

10 or more ac 1 9.8 2-4 37.5 (2) (27.7) 

Total 103 155.1 131-173 161.0 (47) (5.9) 

Source: ECONorthwest. 

The data in Table S-l address vacant and partially vacant land. While the 
analysis in Table S-l shows a deficit in many of the size categories, it does not 
account for several other factors: ' 

• Redevelopment. The City's buildable lands inventory identified 43 acres of 
redevelopable land-primarily in the commercial and employment plan 
designations. Redevelopable lands have capacity for 700 to 800 additional 
employees. 

• Employment that does not require vacant land. ECO assumed that 20% of 
employment would not require any vacant land. This would include 
employment that locates in residential areas as well as employment that 
locate on land that is already classified as developed. 

Ashland Economic Opportunities Analysis April 2007 ECONorthwest Page I 



The presence of the Croman Mill site will adequately meet the industrial site 
needs of the community for the 20-year planning period. The remainder of site 
needs can be met through redevelopment and employment that does not require 
vacant land. The data also suggest that Ashland could justify a small UGB 
expansion to add employment land if that is a desired policy direction. 

IMPLICATIONS 
The economic opportunities analysis has several im.plications for the City of 

Ashland. Following are the key implications: 

@ Economic growth. The City can expect more of the same type of economic 
growth that it has experienced in the past 15 years. It is remarkable how 
well the 1989 Economic Element update anticipated development trends 
in the City. While this is a rather obvious and mundane conclusion, it is 
consistent with the vision established in the Comprehensive Plan. A 
significant deviation from the plan would be bigger issue for the City 
because it would either mean (a) the development vision and 
implementing policies were not effective; or (b) the EOA did not correctly 
anticipate development trends. 

• Buildable lands. The City appears to have a close match between land 
needs and supply. While the site needs analysis identified a deficit of 
vacant land designated for employment, historically a lot of employment 
has located in residential areas. Moreover, 700 to 800 jobs could be 
accommodated on redevelopable lands. The results also suggest the City 
could justify a small UGB expansion for retail and services uses. One 
issue with expanding the UGB is that land on the fringe will not be ideally 
locate<,l for retail and service uses. 

• Demand for industrial land. The EOA clearly demonstrates a need for 
industrial land in the community. This is an identified change from past 
trends, but a logical one that takes advantage of a key community 
resource: the Croman Mill site. ECO recommends that Ashland retain the 
Croman Mill site in an industrial designation. If this site is converted to 
other uses, the City will no longer have an industrial land base. Adding 
new industrial land will be challenging. 

• Plan for industrial uses that are compatible with the City Js economic 
development objectives. The Croman site is presently zone M-l; the M-l 
zone permits a broad range of industrial activitie,s-some of which, in our 
opinion, are not compatible with the site and surrounding uses. The City 
should consider preparing a master plan for the site that evaluates 
appropriate uses and incorporates sustainable development concepts. One 
option is to develop an "eco-industrial park."! 

! There is a wealth of literature and case studies on Eco-industrial parks. The Smartgrowth network has compiled a series of case studies 
that help defIne the concept and how it has been applied in other commuriities: 
http://www.smartgrowth.org/library/eco_ind_case_intro.html. 
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• Monitor development and land supply. Land supply monitoring is 
relatively simple using the existing GIS land base, building permit, and the 
Quarterly Census of Employment and Wage (QCEW) databases. The City 
should monitor where employment locates, what rate vacant land is being 
absorbed, and how much new employment is occurring by industry. 

The Economic Opportunities Analysis suggests that Ashland will need to plan 
for a modest amount of new employment-and land to accommodate that 
employment. The City may want to review its economic development vision and 
strategies as a result of this study-as well as make some code changes to reflect 
economic development potential and ensure that it gets the type of employment 
growth that it wants. 
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Section I Introduction 

This report presents an Economic Opportunities Analysis (BOA) for the City 
of Ashland consistent with the requirements of statewide planning Goal 9 and the 
Goal 9 administrative rule (OAR 660-009). Goal 9 says that the EOA is "an 
analysis of the community's economic patterns, potentialities, strengths, and 
deficiencies as they relate to state and national trends" and states that "a principal 
determinant in planning for major industrial and commercial developments should 
be the comparative advantage of the region within which the developments would 
be located." 

BACKGROUND 
Ashland plays a unique role in the regional economy of the Bear Creek 

Valley. Southern Oregon University, combined with a strong tourism industry, are 
the foundation of the City's economy. The Economic Element of the City's 
Comprehensive Land Use Plan has not been substantially updated since the late 
1980s. A broad range of factors that influence Ashland's economy have changed 
since that time. Key among these are the transition of the wood products industry, 
and the technological advances in communications and computing. 

There is tangible evidence of how these changes have affected Ashland. 
Housing prices increased substantially between 2000 and 2006-largely due to 
external economic factors. This is creating pressure for conversion of employment 
lands for residential uses. For example, in 2006, the City of Ashland adopted a 
goal to prepare master plan for theCroman Mill site-a site that represents the 
majority of the City's industrial land base. The City was getting pressure from 
developers to convert the land to residential uses. Given the limited employment 
land base in the City, the conversion of the Croman site represents a major policy 
decision that has long-term implications. This document, the Ashland Economic 
Opportunities Analysis (BOA), is intended to update the Economic Element of the 
Ashland Comprehensive Plan, to respond to the requirements of Goal 9 and OAR 
660-009, and to help inform policy decisions such as the Croman Mill site. 

A goal of this project is to establish a clear economic development direction 
that identifies the city's strengths and opportunities, and its position in the broader 
Bear Creek Valley region. This project will facilitate ernployulent opportunities 
and job creation in Ashland by identifying industriaVemployment land needs and 

. developing a catalog of prospective industries, along with an action plan to 
achieve results. This report presents the Economic Opportunities Analysis, which 
is supported with an Implementation Plan and potential code revisions. The 
Implementation Plan developed as part of this project is presented in a separate 
document. 
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FRAMEWORK FOR ECONOMIC DEVELOPMENT PLANNING IN 
OREGON 

The content of this report is designed to meet the requirements of Oregon 
Statewide Planning Goal 9 and the administrative rule that implements Goal 9 
(OAR 660-009). The Land Conservation and Development Commission adopted 
amendments to this administrative rule in December 2005.2 The analysis in this 
report is designed to conform to the requirements for an Economic Opportunities 
Analysis in OAR 660~009 as amended~ 

1. Economic Opportunities Analysis (OAR 660-009-0015). The Economic 
Opportunities Analysis (EOA) requires communities to identify the major 
categories of industrial or other employment uses that could reasonably be 
expected to locate or expand in the planning area based on information 
about national, state, regional, county or local trends; identify the number 
of sites by type reasonably expected to be needed to accommodate the 
expected employment growth based on the site characteristics typical of 
expected uses; include an inventory of vacant and developed lands within 
the planning area designated for industrial or other employment use; and 
estimate the types and amounts of industrial and other employment uses 
likely to occur in the planning area. Local governments are also 
encouraged to assess community economic development potential through 
a visioning or some other public input based process in conjunction with 
state agencies. 

2. Industrial and commercial development policies (OAR 660-009-0020). 
Cities with a population over 2,500 are required to develop commercial 
and industrial development policies based on the EOA. Local 
comprehensive plans must state the overall objectives for economic 
development in the planning area and identify categories or particular 
types of industrial and other employment uses desired by the community. 
Local comprehensive plans must also include policies that commit the city 
or county to designate an adequate number of employment sites of suitable 
sizes, types and locations. The plan must also include policies to provide 
necessary public facilities and transportation facilities for the planning 
area. Finally, cities within a Metropolitan Planning Organization (which 
includes the cities in the Bear Creek Valley) must adopt policies that 
identify a competitive short-term supply of land for desired industrial and 
other employment uses as an economic development objective. 

3. Designation of lands for industrial and commercial uses (OAR 660-009-
0025. Cities and counties must adopt measures adequate to implement 
policies adopted pursuant to OAR 660-009-0020. Appropriate 
implementing measures include amendments to plan and zone map 
designations, land use regulations, public facility plans, and transportation 
system plans. More specifically, plans must identify the approximate 
number, acreage and site characteristics of sites needed to accommodate 

2 The amended OAR 660-009, along with a Goal 9 Rule Fact Sheet, are available from the Oregon Department of Land Conservation and 
Development at http://www.oregon.govILCD/econdev.shtml. 
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industrial and other employment uses to implement plan policies, and 
must designate serviceable land suitable to meet identified site needs. 

Plans for cities and counties within a Metropolitan Planning Organization 
or cities and counties that adopt policies relating to the short-term supply 
of land must designate suitable land to respond to economic development 
opportunities as they arise. 

This report is an Economic Opportunities Analysis, the first key element 
required by Goal 9. This EOA includes an analysis of national, state, regional, and 
county trends as well as an employment forecast that leads to identification of 
needed development sites. It also includes an inventory of buildable commercial 
and industrial land in Ashland. 

ORGANIZATION OF THIS REPORT 

The remainder of this report is organized as follows: 

• Section II, National, state, regional, county, and local trends 
summarizes historic economic trends that affect current and future 
economic conditions in Ashland. 

• Section III, Factors affecting future economic growth in Ashland 
summarizes Ashland's comparative advantages formed by the mix of 
factors present in Ashland and discusses the implications for the types of 
firms most likely to 10cate in Ashland. 

• Section IV, Land Available for Industrial and Other Employment 
Uses presents a regional inventory of industrial and other employment 
lands. 

• Section V, Land Demand and Site Needs in Ashland presents the 
employment forecast for Ashland and an estimate of how much land is 
needed to accommodate the 20-year employment forecast. It also 
describes the types of sites that are needed to accommodate industries that 
are likely to locate or expand in Ashland. 

• Section VI, Implications presents a comparison of land supply and site 
needs and discusses the implications of the Economic Opportunities 
Analysis. 

This report also includes 3 appendices: 

• Appendix A, Review of National, State, Regional, County, and Local 
Trends describes national, state, and local economic trends that will 
influence the regional economy. It reviews local factors affecting 
economic development in Ashland and advantages, opportunities, 
disadvantages, and constraints these factors may present. 
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• Appendix B, Comparative Advantages discusses the comparative 
advantages formed by the mix of factors present in Ashland. 

• Appendix C, Employment Forecast presents an employment forecast for 
Ashland for the periods 2007-2027 and 2007-2057. 
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Section II 

National, State, Regional, 
County, and Local Trends 

This section summarizes national, state, regional, county, and local trends 
affecting economic growth in Ashland. Each heading in this section represents a 
key trend that will affect Ashland's economy and economic development 
potentiaL A more detailed analysis of economic trends is presented in Appendix 
A. 

POPULATION GROWTH AND IN-MIGRATION 
Population growth in Oregon tends to follow economic cycles. Oregon's 

economy is generally more cyclical than the nation's, growing faster than the 
national economy during expansions and contracting more rapidly than the nation 
during recessions. This pattern is shown in Table 1, which presents data on 
population in the U.S., Oregon, Jackson County, and Ashland over the 1980-2005 
period. 

Over the 1980 to 2005 period, Jackson County's population grew by 47%, at 
an average annual rate of 1.55%. About 10% of the County's increase in 
population happened in Ashland, which grew at average annual rate of 1.35% 
over the twenty-five year period. The fastest population growth occurred during 
the 1990's, which was generally an expansionary period. 

Table 1. Population change in the U.S., Oregon, Jackson County, and Ashland, 
1980-2005 

Population Change 1980 to 2005 
Area 1980 1990 2000 2005 Number Percent AAGR 
U.S. 226,545,805 248,709,873 281,421,906 296,410,404 69,864,599 31% 1.08% 
Oregon 2,639,915 2,842,321 3,421,399 3,628,700 988,785 37% 1.28% 
Jackson County 132,456 146,389 181,269 194,515 62,059 47% 1.55% 
Ashland 14,943 16,234 19,522 20,880 5,937 40% 1.35% 

Source: U.S. Census, the Population Research Center at Portland State University, 

An important cause of population growth in Oregon and Jackson County is in­
migration from other states. Oregon will continue to experience in-migration from 
other states, especially California and Washington. Ashland's location, weather, 
and high quality of life make it an attractive place for in-migrants, e~pecially in­
migrants from California. 

AGING POPULATION 
The number of people age 65 and older in the U. S. will double by 2050, 

while the number of people under age 65 will only grow by 12%. The economic 
effects of this demographic change include a slowing of the growth of the labor 
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force, an increase in the demand for healthcare services, and an increase in the 
percent of the federal budget dedicated to Social Security and Medicare. 3 

The population in Ashland is also aging. Table 2 shows the change in age 
distribution for Ashland between 1990 and 2000. Although population increased 
in most age groups, the age group that increased the most was people aged 45 to 
64, which grew by 2,294 people (85%). This group also grew in Jackson County 
but not as quickly as it did in Ashland. One cause of the comparative large 
increases in population aged 45 years and older may be in-migration of people 
nearing retirement age. 

Table 2. Change in age distribution, Ashland, 1990-2000 

1990 2000 Change 
Age Group Number Percent Number Percent Number Percent Share 
Under 5 793 4.9% 802 4.1% 9 1.1% -0.8% 
5-17 2,679 16.5% 2,874 14.7% 195 7.3% -1.8% 
18-24 2,712 16.7% 3,413 17.5% 701 25.8% 0.8% 
25-44 5,126 31.6% 4,552 23.3% (574) -11.2% -8.3% 
45-64 2,691 16.6% 4,985 25.5% 2,294 85.2% 9.0% 
65 and over 2,233 13.8% 2,896 14.8% 663 29.7% 1.1% 
Total 16,234 100.0% 19,522 100.0% 3,288 20.3% 0.0% 

Source: U.S. Census, 2000 

Low INCOME AND HIGH HOUSING COSTS 
Over the last twenty-four years, income in Oregon has been below national 

averages and income in Jackson County has been below state averages. There are 
four basic reasons that income has been lower in Oregon and Jackson County than 
in the U.S.: (1) wages for similar jobs are lower; (2) the occupational mix of 
employment is weighted towards lower paying occupations; (3) a higher 
proportion of the population has transfer payments (e.g. social security payments 
for retirees), which are typically lower than earnings; and (4) there is a lower 
proportion of working age residents. To a certain degree, these factors are all true 
for Oregon and Jackson County. The combination of these factors results in lower 
income for Oregon and Jackson County. 

Household income in Ashland is lower than average income in Jackson 
County or Oregon. Table 3 shows the median household income in 1999 for 
Oregon, Jackson County, and Ashland. The median household income in Jackson 
County was 89% of Oregon's median income. Ashland's median household 
income was lower than Jackson County's median household income and about 
80% of the State median income. According to Claritas Inc., a private market data 
provider, Ashland's median household income increased from $32,670 in 1999 to 
$39,306 in 2006. 

3 The Board of Trustees, Federal Old-Age and Survivors Insurance and Federal Disability Insurance Trust Funds, 2006, The 2006 Annual 
Report of the Board of Trustees of the Federal Old-Age and Survivors Insurance and Federal Disability Insurance Trust Funds, May 1; 
Congressional Budget Office, 2006, The Budget and Economic Outlook: Fiscal Years 2007 to 2016, January; and Congressiomil Budget 
Office, 2005, The Long-Term Budget Outlook, December. 
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One reason that household income in Ashland is lower than in Jackson County 
or the state average is that Ashlarid has a larger share of college aged residents 
(many of whom attend Southern Oregon University). Householders under 25 
years have a lower median income than any other age group. The lowest median 
income for householders under age 25 was in Ashland, where their average 
household income was less than $14,000 annually. The lower median income for 
householders under 25 and the greater share of residents in this age group 
explains why Ashland has a lower median than the County or State average. 
Ashland's median family income is higher than the County median and nearly the 
same as the State median. 

Table 3. Median household income by age and median family 
income, Oregon, Jackson County, and Ashland, 1999 

Median household income 
Householder under 25 years 
Householder 25 to 34 years 
Householder 35 to 44 years 
Householder 45 to 54 years 
Householder 55 to 64 years 
Householder 65 to 74 years 
Householder 75 years and over 

Median family income 

Source: U.S. Census 2000. 

Jackson 
Oregon County Ashland 
$40,916 $36,461 $32,670 
$22,636 $21,327 $13,796 
$40,325 $34,169 $21,559 
$48,538 $41,534 $38,250 
$53,916 $49,437 $46,742 
$46,535 $41,760 $47,531 
$31,518 $31,111 $44,563 
$23,783 $24,169 $24,385 
$48,680 $43,675 $49,647 

In addition to comparatively low income, Ashland has high housing costs. 
Housing costs in Ashland are the most expensive in Jackson County and some of 
the most expensive in Oregon (described in Appendix B). In 2005, the median 
sales price of a single-family dwelling was $389,000. This compares to a regional 
average of about $270,000. The combination of low wages and high housing costs 
may constrain the types of people who move to Ashland, making it difficult for 
employers to fill lower paying jobs. Workers may have to live in communities 
further from Ashland, causing an increase in commuting. 

SHIFTS IN EMPLOYMENT BY SECTOR 
Over the past few decades, employment in the U.S. has shifted from 

manufacturing and resource-intensive industries to service-oriented sectors of the 
economy. Increased worker productivity and the international outsourcing of 
routine tasks have lead to declines in employment in the major goods-producing 
industries. . 

In the 1970s Oregon started to transition away from reliance on traditional 
resource-extraction industries. A significant indicator of this transition is the shift 
within Oregon's manufacturing sector, with a decline in the level of employment 
in the Lumber & Wood Products industrj4 and conCwient growth of employment 
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in high-technology manufacturing industries (Industrial Machinery, Electronic 
Equipment, and Instruments5

). As Oregon has transitioned away from natural 
resource-based industries, the· composition of Oregon's employment has shifted 
from natural resource based manufacturing and other industries to service 
industries. The share of Oregon's total employment in Service industries 
increased from its 1970s average of 19% to 30% in 2000, while employment in 
Manufacturing declined from an average of 18% in the 1970s to an average of 
12% in 2000. 

The changes in employment in Jackson County have followed similar trends 
as changes in national and state employment. Between 1980 to 2000, Jackson 
County added nearly 31,000 jobs. ;The sectors with the greatest change in share of 
employment were Services and Retail Trade, adding 22,295 jobs. The sectors that 
grew slowest during this period were Wholesale Trade, Government, and 
Manufacturing. Since 2001, Jackson County has added more than 8,250 jobs, with 
the most growth in Construction, Health & Social Assistance, and Retail. The 
Manufacturing sector lost the most employees. 

In 2004, Ashland had 9,058 jobs at 1,010 establishments. The sectors with the 
greatest employment were: Public Administration (18%), Accommodation and 
Food Services (17%), Health Care and Social Assistance (16%), and Retail Trade 
(14%). These sectors accounted for 67% of Ashland's jobs. 

The sectors with the greatest employment and above average pay were Public 
Administration with an average pay per employee of$35,067 and Health Care 
and Social Assistance with an average pay per employee of $29,113. Employees 
in Retail Trade and Accommodation and Food Services had below average pay. 

Compared with Oregon, Ashland has the highest concentration of employment 
in the following sectors: Health Care and Social Assistance; Retail Trade; and 
Accommodations and Food Services. The Oregon Employment Department 
forecasts that demand for services in these sectors will grow. The growth is tied to 
increases with population growth, continued tourism, the aging population, and 
in-migration of older people. Other potential growth sectors include Government 
and Professional, Scientific, and Technical Services. However, the City of 
Ashland has little direct control over growth in the Government sector, especially 
Southern Oregon University, which has said it is unlikely to have substantial 
growth in the foreseeable future .. 

Ashland's high concentration of employment in tourism-related sectors 
(ACCOlThllodations and Food Services, Retail, and Arts, Entertaifu'TIent, and 
Recreation) indicates that these businesses form a tourism cluster in Ashland. 
Success in growing tourism by businesses in these sectors is likely to benefit 
businesses in any of these sectors. 
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OUTLOOK FOR GROWTH IN ASHLAND 
Growth in population and employment is expected to continue in Jackson 

County and Ashland. Ashland's population will grow at a slower rate than the 
County's population growth rate; employment in Ashland will grow and 
employment in the County will grow faster than the State. The County's forecast 
for population growth in Ashland predicts that Ashland's population will continue 
to grow at a lower rate than the County's population. By 2026, Ashland is 
expected to have 22,319 people, an increase of 1,439 people. 

The City's 2026 population forecast is worth commentary. In 2006, Jackson 
County conducted a review of population forecasts for all incorporated cities 
within the County, including Ashland. The final population figures adopted by the 
County assume a countywide average annual growth rate of about 1 %. Ashland, 
by contrast, has an assumed average annual growth rate of about 0.28%. This 
lower than average growth rate reflects the tighter land supply and higher housing 
costs in Ashland relative to other cities in the County. It is likely that Ashland will 
experience greater population growth than the County has forecasted. The City 
should monitor population growth over the next five years to determine the 
impact of actual population growth on land needs. 

The State forecasts that employment will continue growing in Region 8 
(Jackson and Josephine Counties) faster than the state average. The sectors that 
will lead employment growth in Region 8 between 2004 to 2014 are: Professional 
and Business Services, Health Care & Social Assistance, Leisure & Hospitality, 
and Retail Trade. Ashland has high concentrations of employment in these 
sectors, which are likely to continue growing in Ashland. 

The implications for Ashland of the growth forecasts for Jackson County and 
Region 8 are: 

• Ashland's population and economy will grow but at a slower pace than 
Jackson County. 

• Three of the sectors with the largest share of employment in Ashland are 
forecast to grow the fastest in Region 8: Health Care & Social Assistance, 
Leisure & Hospitality (including Accommodations and F ood Services), 
and Retail Trade. 
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Section III 

F·actors Affecting Future 
Economic Growth in Ashland 

Economic development opportunities in Ashland will be affected by local 
conditions as well as the national, state, and regional economic conditions that 
were addressed in Section II and Appendix A. Factors affecting future economic 
development in the Ashland include its location, availability of transportation 
facilities and other public facilities, quality and availability of labor, housing 
availability, and quality of life. Economic conditions in Ashland relative to these 
conditions in· other portions of the Jackson County and southern Oregon form 
Ashland's comparative advantage for economic development. Ashland's 
comparative advantages have implications for the types of firms most likely to 
locate and expand in Ashland. 

There is little that Ashland can do to influence national and regional 
conditions that affect economic development. Ashland can influence local factors 
that affect economic development. The review of local factors described in 
Appendix B forms a basis for developing economic development implementation 
strategies for Ashland. . 

This section includes a summary of Ashland's comparative advantages and 
discusses the implications for the firms most likely to locate in Ashland. 
Appendix B presents a full review of comparative advantages in Ashland. 

COMPARATIVE ADVANTAGE IN ASHLAND 
\ 

The mix of productive factors present in Ashland, relative to other 
communities in Oregon, is the foundation of the city's comparative advantage. A 
primary comparative advantage in Ashland is its location on 1-5, proximity to 
California, and high quality of life. This makes Ashland attractive to residents and 
businesses that want a high quality of life where they live and work. 

Ashland's comparative advantages are similar to Oregon's comparative 
advantages, although the labor force has higher levels of education than Oregon. 
Some businesses moving to Ashland may have problems fmding some types of 
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workers. Ashland has a full range of services to support businesses and a full 
range of amenities to create a high quality of life. 

Ashland may also have some factors that constrain future employment 
growth. Housing affordability-particularly workforce housing-is likely to 
continue to be an issue in the community. The limited land supply in Ashland 
may be a constraining factor for future employment growth. 

Section II reports industries that have shown growth and business activity in 
Ashland over the past few years. These industries are indicative of businesses that 
might locate or expand in Ashlat:J.d. 
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The characteristics of Ashland will affect the types of businesses most likely 
to locate in Ashland: 

• Ashland's proximity to 1-5, high quality of life, the presence of Southern 
Oregon University, and abundance of cultural amenities and events make 
it attractive to businesses that need access to educated workers and want a 
high quality of life. These types of businesses could include software 
design, engineering, research, and other professional services that are 
attracted to high-quality settings. 

• Ashland's proximity to rural Jackson County, where grapes and orchard 
fruit are grown, combined with the City's high level of cultural amenities 
could make Ashland attractive to viniculture and related industries. 

• Ashland's location and high quality of life may attract small food 
processing firms, especially firms specializing in organic or natural foods. 
Ashland's comparatively limited water availability will discourage water­
intensive food processors from locating in Ashland. 

• Ashland's amenities, access to outdoor recreation, the Shakespeare 
Festival and other events, and presence of viniculture make Ashland 
attractive to tourists. Industries that serve tourists, such as food services 
and accommodations, are likely to grow if tourism increases. 

• Ashland's cultural and shopping amenities make Ashland likely to attract 
high-end small specialty shops, such as women's clothing or jewelry. 

• Ashland's location along 1-5, proximity to other cities in Jackson County, 
and high quality of life may make Ashland attractive for small scale 
manufacturing firms (e.g., firms with less than 50 employees). Examples 
include high-tech electronics, recreational equipment, furniture 
manufacturing, specialty apparel, and other specialty manufacturing. 
Ashland is less attractive regional for medium and large firms because of 
limited sites, access, location, and cost. 

• Ashland's growing population of retirees or near retirees, climate, 
location, and high quality of life may attract health services that provide 
services to older people, such as assisted living facilities or retirement 
centers. 

Cities exist in an economic hierarchy in which larger cities offer a wider range 
of goods and services than smaller cities. The location of a community relative to 
larger cities, as well as its absolute size, affects the mix of goods and services that 
can be supported by a small city. Ashland's small size compared to Medford has 
implications for the types of retail and serv-ice firms most likely to locate in 
Ashland: 

• Population growth and tourism will drive development of small and 
specialty retail in Ashland. 
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• Ashland will continue to be the location for regional institutions such as 
Southern Oregon University and the Ashland Community Hospital, 
Ashland city government, local schools, and government offices. 
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Land Available for Industrial and 
Section IV Other Employment Uses 

This section presents an inventory of land available for industrial and other 
employment uses in the Ashland UGB as required by OAR 660-009-0015(3). The 
results are based on the Ashland Buildable Lands Inventory, 2005 Update. 

VACANT BUILDABLE LAND 
The City of Ashland updated its buildable lands inventory (BLI) in November 

2005. While the stated purpose of the BLI was" ... to allow a community to 
increase the probability that needed housing will be built," the inventory also 
included industrial and other employment lands. 

The 2005 BLI concluded: 

"Within the following tables the amount of 'net' buildable acres are 
'provided for both the City Comprehensive Plan Designations, as well as 
the City zoning types. The primary distinction between the two is that 
within the UGB, but outside the City Limits, there exists a considerable 
amount of buildable land that is not currently zoned to urban densities. 
All told there is approximately 580 net acres of land within Ashland's 
UGB that is considered buildable. There is only 338 acres within the 
City Limits that is currently available." (Ashland Buildable Lands 
Inventory Update, November 2005). 

Table 4 shows buildable industrial and other employment lands within the 
Ashland UGB as of November 2005. The 2005 BLI showed that Ashland had 
about 213.5 gross buildable acres, and about 155.1 net buildable acres of 
industrial and other employment land. The majority (96%) of buildable land is in 
the Employment and Industrial plan designations. 

Table 4. Buildable industrial and other employment lands, Ashland 
UGB, November 2005 

Gross Net 
Buildable Buildable Percent of 

Plan Designation Acres Acres Total 

Commercial 8.2 5.7 3.7% 

Downtown 0.1 0.1 0.1% 

Employment 134.7 92.4 59.6% 

Industrial 70.1 56.7 36.5% 

Health Care 0.4 0.2 0.1% 

Total 213.5 155.1 100.0% 

Source: Ashland buildable lands inventory update, 2005 
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Map 1 shows the location of vacant and partially vacant industrial and other 
employment land within the Ashland UGB. The map shows that all of the 
industrial land is in the Croman Mill Site. The City has three main areas of 
Employment land: areas on the northwest fringe, the railroad site, and areas north 
of the Croman Mill site. 

Table 5 shows vacant land by plan designation by parcel size. 6 This analysis is 
useful in that it shows the distribution of vacant land by parcel size, which allows 
an evaluation of whether a sufficient mix of parcels is available. The distribution 
varies by plan designation. For example, relatively few vacant parcels exist in the 
Commercial and Industrial designations, while the greatest number of parcels is in 
the Employment designation. The results show that Ashland has only 3 parcels of 
10 acres or larger that are vacant or partially vacant. This masks the fact that all of 
the industrial parcels are adjacent to one another and form a single sit~ that is over 
70 acres. 

Table 5. Vacant and partially vacant industrial and other employment land 
by plan designation and lot size 

Lot Size (Net Buildable Acres) 
10.00 ac or 

Plan Designation <0.25 0.25-0.49 0.50-0.99 1.00-1.99 2.00-4.99 5.00-9.99 larger Total 

Acres 
Commercial 0.6 1.1 2.1 1.9 0.0 0.0 0.0 5.7 
Downtown 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.1 
Employment 2.6 5.4 6.1 20.4 32.2 9.8 15.9 92.4 
Health Care 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.2 
Industrial 0.3 1.5 1.9 5.3 16.7 0.0 31.0 56.7 

Total Acres 3.7 8.1 10.1 27.6 49.0 . 9.8 46.9 155.1 
Number of Tax Lots 

Commercial 4 3 3 1 0 0 0 11 
Downtown 1 0 0 0 0 0 0 
Employment 18 17 9 15 10 1 71 
Health Care 1 0 0 0 0 0 0 1 
Industrial 4 4 2 3 4 0 2 19 

Total Tax Lots 28 24 14 19 14 1 3 103 

Percent of Acres 2.4% 5.2% 6.5% 17.8% 31.6% 6.3% 30.2% 100.0% 
Percent of Tax Lots 27.2% 23.3% 13.6% 18.4% 13.6% 1.0% 2.9% 100.0% 

Source: Ashland buildable lands inventory update, 2005; analysis by ECONorthwest 

6 The table shows vacant, buildable acres in vacant and partially vacant parcels. 
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Redevelopment potential addresses land that is classified as developed that 
may redevelop during the planning period. While many methods exist to identify 
redevelopment potential, a common indicator is improvement to land value ratio. 
A threshold used iri some studies is an improvement to land value ratio of 1: 1. Not 
all, or even a majority of parcels that meet this criterion for redevelopment 
potential will be assumed to redevelop during the planning period. The 2005 BLI 
update identified redevelopable land, but did not include it in the buildable land 
base. 

Table 6 summarizes redevelopable industrial and other employment land in 
the Ashland UGB. The data indicate that Ashland has about 43.8 net 
redevelopable acres in designations that accommodate employment. The land area 
is relatively evenly split between Commercial and Employment. No industrial 
lands were identified as redevelopable. 

Table 6. Tax lots with redevelopment potential, 
Ashland UGB, November 2005 

Net 
Number of Tax Redevelopable 

Plan Designation Lots Acres 

Commercial 36 21.5 

Downtown 7 0.9 

Employment 37 21.3 

Heath Care 0.1 

Total 81 43.8 

Source: Ashland buildable lands inventory update, 2005; analysis by ECONorthwest 

Map 2 shows the location of redevelopable lands by plan designation in the 
Ashland UGB. The map suggests that redevelopable lands are dispersed 
throughout the community. 
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EMPLOYMENT DENSITY AND LAND CAPACITY 
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A key assumption needed to estimate non-residential land need is employees 
per acre (EPA). This variable is defined as the number of employees per acre on 
non-residential land that is developed to accommodate employment growth. There 
are few empirical studies of the number of employees per acre, and these studies 
report a wide range of results. The purpose of the employment density analysis is 
twofold: (1) to establish empirically historical densities in Ashland; and (2) to 
estirllate erllployment capacit-j of vacant and partially vacant land in the Ashland 
UGB. Ultimately the employees/acre assumptions reflect ajudgment about 
average densities and typically reflect a desire for increased density of 
development. Analysis ECO has done in other jurisdictions indicates that 
considerable variation can exist within individual industries and land use 
designations. 

The DLCD Goal 9 Guidebook (Industrial and Other Lands Analysis 
Guidebook

3 
DLCD, 2005) provides detailed guidance on how to comply with the 

revised Goal 9 Rule (OAR 660-009, amended December 2005). The guidebook 
suggests the following allowances (expressed injobs per acre): Industrial Sector: 
8-12; Commercial/Service Sector: 6-10; Institutional/Government: 6-10; and 
OtherlUncovered Employment: 6-10. 

Table 7 shows actual employment densities in Ashland by plan designation. 
The analysis shows that employment is located in every plan designation in the 
City; the data in Table 7, however focuses on those plan designations that are 
intended to accommodate employment and have buildable lands. The results show 
an average employment density (measured in employees per acre) of 17.2. The 
results also show considerable variation in employment densities by plan 
designation-ranging from a high of 91.6 in the downtown designation to a low 
of 9.2 in the employment designation. 

Table 7. Employment density by plan designation, 
Ashland UGB, 2004 

Plan Designation Employees Net Acres Emp/Ac 

Commercial 1,843 117.2 15.7 

Downtown 1,521 16.6 91.6 

Employment 1,287 139.6 9.2 

Industrial 177 14.6 12.1 

Health Care 659 30.9 21.3 

Total 5,486 319 17.2 

Source: Quarterly Census Of Employment And Wages (QCEW), Ashland Buildable Lands Inventory, 2005 
update; analysis by ECONorthwest 

One of the key objectives of this analysis is to determin.e employment capacirj 
within the Ashland UGB. This is consistent with the Goal 9 administrative rule 
requirement that cities provide a 20-year supply of buildable industrial and other 
employment land. Table 8 shows estimated employment capacity for vacant and 
partially vacant employment lands in the Ashland UGB in 2005. Table 8 shows 
Ashland has capacity for between about 1,600 and 2,250 additional employees on 
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these lands. This probably underestimates overall employment capacity in the city 
for two reasons: (1) it does not consider capacity added through redevelopment; 
and (2) it does not address the fact that the City has considerable employment that 
is located in residential areas. Based, on these considerations, the City has capacity 
for 700-800 additional employees on lands identified as redevelopable in the 2005 
inventory update. 

Table 8. Estimated employment capacity, industrial and other 
employment land, Ashland UGB, 2005 

Employment Density Capacity 
Net Based on Based on 

Buildable DLCD City DLCD City 
Plan Designation Acres Average Observed Average Observed 

Commercial 5.7 17 15.7 96 89 
Downtown 0.1 17 91.6 9 
Employment 92.4 17 9.2 1571 851 
Industrial 56.7 10 12.1 566 683 
Health Care 0.2 17 21.3 3 4 

Total 155.1 2,237 1,636 

Source: Quarterly Census Of Employment And Wages (QCEW), Ashland Buildable Lands Inventory, 2005 
update; analysis by ECONorthwest 

Note: OLCO employment density average is the average of ranges presented in the Industrial and Other Lands 
Analysis Guidebook, Appendix B, OLCO. The ranges are: Industrial Sector-allowance (typically 8-12 jobs/ac); 
Commercial/Service Sector-allowance (typically 14-20 jobs/ac); Institutional/Government Sector-allowance 
(typically 6-10 jobs/ac). 

SHORT-TERM LAND AVAILABILITY 
Because Ashland is part of an MPO, it must address the short-term supply 

requirement of the Goal 9 Administrative Rule (OAR 660-009-0025(3). 
Ashland's Comprehensive Plan recognizes that short-term supply is important: 

With the exception of these types of industries, Ashland can provide for the 
lands set-aside for commercial and industrial development, all key public 
facilities. All of Ashland's commercial and industrial land resource either has or 
has access to adequate sewer, water, transportation, and storm drainage. 
(Comprehensive Plan, Section 7.04) 

While the Economic Element was last updated in 1989, the City has not added 
any employment land or made significant changes to the employment land 
designations. Thus, all of Ashland's land supply is available for development 
from an infrastructure perspective. Land availability (e .. g., properties available for 
sale) does not appear to be an issue. Anecdotally, individuals interviewed for this 
project did not indicate that availability is a big issue in Ashland at this time. 

The Croman Mill site is the City's only major industrial site. While it is 
technically available in the short-term, because it is a redevelopment site, it may 
take more than one year for the site to be ready for development. 
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Section V 

La.nd Demand and 
Site Needs in Ashland 

To provide for at least a 20-year supply of commercial and industrial sites 
consistent with plan policies, Ashland needs an estimate of the amount of 
commercial and industrial land that will be needed over the planning period. 
Demand for commercial and industrial land will be driven by the expansion and 
relocation of existing businesses and new businesses locating in Ashland. The 
level of this business expansion activity can be measured by employment growth 
in Ashland. 

EMPLOYMENT FORECAST 
This section presents an analysis of potential growth industries and a forecast 

of employment for Ashland for 2007-2027 and 2007-2057. Appendix C presents 
the process used to project employment growth in Ashland and the employment 
forecast. 

POTENTIAL GROWTH INDUSTRIES 

An analysis of growth industries in Ashland should address two main 
questions: (1) Which industries is Ashland most likely to attract? and (2) Which 
industries best meet Ashland economic objectives? The types of industries that 
Ashland wants to attract have the following attributes: high-wage, stable jobs with 
benefits; non-polluting industries; industries that use comparatively little water; 
and industries that are compatible with Ashland's community values. 

The School of Business at Southern Oregon University prepared a report titled 
"Industrial Clusters and Jackson and Josephine Counties." This report identified 
twelve industrial clusters in the Rogue Valley, which are likely to grow'in the 
Rogue Valley. The clusters that may be successful or have potential growth in 
Ashland include: 

• Headquarters. This is a growing cluster in the Rogue Valley that includes 
Management of Companies. Firms may choose to locate in Ashland 
because of its conlparative advantages. 

• . Elder Care. The report identified elder Community Care, which includes 
large retirement residences and senior foster homes, as cluster with 
potential for future growth in the Rogue Valley. Ashland's quality of life 
and access to health care make it an attractive place for elder care 
facilities. 

~ Wood products. The Rogue Valley has a grovving amount of employment 
in manufacturing furniture, especially in Household and Institutional 
Furniture and Kitchen Cabinet Manufacturing. Firms involved in furniture 
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manufacturing may be attracted to Ashland for its quality of life or retail 
opportunities. 

• Creative. The report identifies Performing Arts Companies as a cluster 
with potential for future growth. Ashland's high-amenity tourism and 
existing performing arts businesses make it a natural place for other 
performing arts firms to locate. Other creative sectors that may be 
attracted to Ashland include Clay Production and Glass and Glass 
Products Manufacturing~ which might be able to take advantage of 
existing retail outlets~ such as art galleries. 

• TQurism and Recreation. The report indicates that Ashland has a higher 
than average concentration of firms in the Accommodation and Food 
Services sector. While this cluster may continue to provide employment in 
Ashland, it has shown slow growth over recent years and has much lower 
than average wages. This cluster may be more important for the services 
that it provides to other businesses in Ashland, rather than providing 
additional jobs. 

• Food and Beverage Production. This cluster includes wine production. 
Wineries may be attracted to Ashland because of the presence of other 
tourism, high-end retail, recreational activities, and other cultural 
amenities. 

A separate analysis of clusters specific to Ashland reinforces the conclusions 
of the "Industrial Clusters and Jackson and Josephine Counties" report. Based on 
this analysis, following are growth industries or are likely to be growth industries 
in Ashland: Accommodations and Food Services; Retail; Health and Social 
Assistance; Arts, Entertainment, and Recreation; Information; and Professional, 
Scientific and Technical Services. 

Another way that Ashland's employment market may change is through 
growing or attracting specialty manufacturing. In the past, Ashland has attracted 
or grown firms engaged specialty manufacturing that could have located many 
places in the U.S. but chose to locate in Ashland because of the city's unique 
attributes, such as the City's high quality of life. The websites of most of these 
firms describe the company's dedication to environmental issues, sustainable 
production, and concern about the community. Some examples of specialty 
manufacturing firms in Ashland include: 

• Dagoba Organic Chocolates produces a variety of chocolate products in 
Ashland. Dagoba purchases equitably traded ingredients and uses 
sustainable practices to produce its chocolate. 

• Maranatha Nut Butters was founded in Ashland in 1982. They produce 
specialty organic and natural peanut, nut, and seed butters. 

• Dream Sacks manufactures natural fiber bed linens and clothing. The 
materials they use include silk, bamboo, soy, and cashmere. 
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• Sappo Hill produces vegetable oil soaps. Sappo Hill was started in the 
founder's home in Ashland and manufacturing is now done in a factory in 
Ashland. 

• Plexis Healthcare Systems develops and supports medical claims 
software. According to the Portland Business Journal, Plexis was the 
second fastest growing technology company in Oregon in 2005. Their 
customers include 80 healthcare payer organizations across the u.s. and 
international clients. 

• Brammo Motorsports LLC manufactures specialty sports cars and 
located in Ashland in 2006. According to the Oregon Employment 
Department, Brammo hopes to employ eventually approximately 100 
workers in Ashland. 

This analysis of industrial clusters and specialty manufacturing, the analysis 
of economic conditions and trends in Section II, and Ashland's comparative 
advantages in Section III have implications for the industries with potential for 
growth in Ashland. Based on these assumptions, the types of firms that may 
locate in Ashland include the following: 

Retail and Services. About three-quarters of Ashland's current employment 
is in retail and services. The State's forecast for nonfarm employment forecast for 
2004 to 2014 (Table A-9) projects that about two-thirds of employment growth in 
Jackson and Josephine Counties will be in Retail and Services. Ashland may 
attract the following industries: 

• Ashland may attract retail and services to 'Serve residents, such as financial 
institutions, drug stores, and grocery stores. 

• The aging population in Ashland, both from aging of existing residents 
and in-migration of retirees, may attract healthcare related firms that 
provide services to older people, such as assisted living facilities or 
retirement centers. 

• Population growth, changing demographics, and tourism may drive more 
development of small and specialty retail shops, as well as offices for 
business, professional, and health care services. 

• Ashland's amenities, high quality of life, and the presence of Southern 
Oregon University may be attractive for firms engaged in professional, 
scientific and technical services, such as software design, engineering, and 
research. 

• Ashland's proximity to outdoor recreation areas and attractions like the 
Shakespeare Festival makes Ashland highly attractive to tourists. 
Industries that serve tourists, such as food services, accommodations, and 
specialty retail, are likely to grow if tourism increases. 
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Manufacturing and Light Industry. Ashland has comparative advantages, 
such as location, access to transportation, access to natural resources, and high 
quality of live that may contribute to the growth in employment in the following 
light industries: 

• Ashland should be attractive to small-scale light manufacturing firms. 
Examples include high-tech electronics, recreational equipment, furniture 
manufacturing, specialty apparel, and other specialty manufacturing. 

• Ashland's high amenities, tourism, and proximity to where fruits are 
grown should make Ashland attractive to viniculture and related 
industries. 

• Ashland may be attractive to small food processing firms, especially firms 
specializing in organic or natural foods. Constraints on the amount of 
potable water available in Ashland will discourage water-intensive food 
processors from locating in Ashland. 

Government and Institutional. As population grows in Ashland, government 
employment will grow. The following types of public employment may grow in 
Ashland: 

• Demand for government services, such as education, will grow with 
population. 

• Ashland will continue to be the location for regional institutions such as 
Southern Oregon University, the Ashland Community Hospital, Ashland 
City governmental offices, and local schools. 

PROJECTION OF TOTAL EMPLOYMENT 

Sections II and III presented economic conditions, trends, and forecasts for 
Ashland, Jackson County, and Oregon. Using these trends and projections to 
forecast the rate of total employment growth in Ashland's UOE requires making 
some qualitative judgments about future conditions: 

• Employment in Jackson County has grown faster than population since 
1980. Demographic and employment data shows that Jackson County the 
ratio of residents per job has been decreasing since 1980, meaning that 
there are more jobs per person in Jackson County in 2005 than there were 
in 1980. 

• Ashland's ratio of residents per job is lower than Jackson County's. This 
indicates that Ashland is an employment center in Jackson County. People 
w-ork in Ashland but live in other cities, SOU and P ... shland's tourism 
industry are two industries that probably attract employees from other 
communities. 

• Ashland's residential and employment markets are unique in Jackson 
County and possibly unique in Oregon. Housing prices and housing 
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densities are higher in Ashland than in most places in Oregon, except the 
Portland Metro area. Even with the higher housing prices and densities, 
Ashland continues to be attractive to residents and businesses. It is likely 
that employment in Ashland will continue to grow faster than population. 

• The employment capacity, described in Section IV, on vacant and partially 
vacant industrial and other employment lands in Ashland is between about 
1,600 and 2,250 employees, plus an additional 700 to 800 employees on 
redevelopable land. 

Based on these trends and assumptions, historic employment growth in 
Jackson County, and the population growth rates forecast for Jackson County and 
Ashland, an appropriate assumption for the average annual rate of total 
employment growth is 0.75% for the next twenty-years. Table C-2 shows the 
result of applying this growth rate to the total employment base in Ashland 
estimated in Table C-1. Between 2027 to 2057, the employment growth rate 
assumption was decreased to 0.35% annually. A more detailed description of the 
rationale underlying these assumptions is presented in Appendix C. This 
assumption is consistent with the growth rate assumption in the City's 
coordinated population forecast. This results in an average annual growth rate of 
0.51 % for the 2007-2057 period. 

Table 9. Total employment 
growth, Ashland UGB, 2007-2057 

Total 
Year Employment 
2007 13,107 
2012 13,606 
2017 14,124 
2022 14,662 
2027 15,220 
2037 15,761 
2047 16,321 
2057 16,901 

2007-2027 
Growth 2,113 
% Growth 16% 
AAGR 0.75% 

2007~2057 

Growth 3,794 
% Growth 29% 
AAGR 0.51% 

Source: ECONorthwest. 
Note: shaded cells indicate assumptions by ECONorthwest. 

To estimate employment growth by land use type in the Ashland UGB, the 
forecasted level of total employment in 2027 (15,220) was distributed among the 
three categories of land use types based on existing employment patterns. Table 
10 shows the share of employment by land use type in 2007 and the assumed 
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shares in 2027 and 2057. The forecast by land use category does not anticipate a 
significant shift in the distribution of employment between 2007 and 2027. 

Table 10. Employment growth by land use type in Ashland's UGB, 
2007-2057 

2007 % of 2027 2057 % of 2007-2027 2007-2057 
Land Use Type Total Total Total Total Total Growth Growth 

Retail and Services 9,764 74% 10,654 11,831 70% 890 2,067 
Industrial 1,503 11% 2,283 2,535 15% 780 1,032 
Government 1,840 14% 2,283 2,535 15% 443 695 
Total Employment 13,107 100% 15,220 16,901 100% 2,113 3,794 

Source: ECONorthwest. 
Note: shaded cells indicate assumptions by ECONorthwest. 

SITE NEEDS 
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OAR 660-009-0015(2) requires the EOA identify the number of sites, by type, 
reasonably expected to be needed for the 20-year planning period. Types of 
needed sites are based on the site characteristics typical of expected uses. The 
Goal 9 rule provides flexibility in how jurisdictions conduct and organize this 
analysis. For example, site types can be described by plan designation (i.e., heavy 
or light industrial), they can be by general size categories that are defined locally 
(i.e., small, medium, or large sites), or it can be industry or use-based (i.e., 
manufacturing sites or distribution sites). 

The analysis of site needs presented in this section builds from existing 
development patterns in Ashland, an employment forecast, and an evahiation of 
the types of sites that industries most likely to locate in Ashland need. The 
analysis is presented in aggregate and by major uses (e.g., industrial and 
retaiV services). 

SITE REQUIREMENTS OF EXISTING BUSINESSES 

Firms wanting to expand or locate in the Ashland will be looking for a variety 
of site and building characteristics, depending on the industry and specific 
circumstances. Previous research conducted by ECO has found that while there 
are always specific criteria that change. from firm to firm, many firms share at 
least a few common site criteria. In general, all firms need sites that are relatively 
flat, free of natural or regulatory constraints on development, with good 
transportation access and adequate public services. The exact amount, quality, and 
relative importance of these factors vary among different types of firms. This 
section discusses the site requirements for firms in industries with growth 
potential in southern Oregon. 

A review of existing employment centers in Ashland is instructive in the 
context of site needs. As stated in the Ashland Comprehensive Plan, Ashland 
enjoys a diversity of locations for economic activity: 
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• Downtown. The Downtown area, the first and most important area of 
economic activity for the City, is the heart of the City. It provides a variety 
of retail goods and services, and also serves as the center of tourist activity 
in the City. 

• . Railroad District. The Railroad District, adjacent to Downtown, is an 
historic commercial center along A Street has had a resurgence of activity 
in recent years. It is a mixed-use area, providing a variety of retail, service, 
industrial, warehouse, and residential uses. 

• Hersey Street Industrial Area. North of the railroad district is the Hersey 
Street industrial area, which extends from Laurel Street to Ann Street. 
This area features mostly manufacturing and service related industries. 

• North Main. North Main, from the downtown to the north City limits, is 
an area of mixed development. 

• Valley View Commercial Area. The Valley View commercial area 
provides important retail activity. It is outside the City limits, but inside 
the Urban Growth Boundary. The strongest activity in this area is 
automobile sales. 

• Siskiyou Boulevard has scattered commercial and institutional 
development from the City limits to the downtown. Like North Main, the 
mix of residential use with limited commercial development enhances the 
community's appearance. 

• Ashland-Walker Streets. South of Ashland Street extending to Walker 
Street is a commercial retail area. South of Walker a mixture of 
neighborhood retail and residential development dominate the landscape. 

• Mistletoe-Washington Street. The City's largest area of manufacturing 
employment is the Mistletoe-Washington Street area. This large area 
bounded by the freeway on the east, the Railroad tracks and Tolman Creek 
Road on the west, Ashland Street on the north, and Siskiyou Boulevard on 
the south. 

• Home Occupations. In addition, significant economic activity occurs in 
the form of home occupations throughout the City. Many of Ashland's 
most successful firms began as home occupations, and when they outgrew 
their homes, moved to larger facilities. In 2004, nearly 1600 employees 
were located in residential zones. 

In summary, employers in Ashland occupy a variety of site sizes and types. 
These sites are interspersed through the community and provide a rich, diverse 
urban form. 
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LONG-TERM LAND AND SITE NEEDS 

Employment growth in Ashland will drive demand for industrial, commercial, 
and public land. To estimate the demand for land generated by employment 
growth, Eeo used factors for the number of employees per acre for each of the 
three land use types used in the employment forecast. This step began by making 
a deduction from total new employment (referred to as the "refill" assumption). 
This deduction accounts for: (1) percent of total employment growth that requires 
no commercial or industrial built space or land; and (2) percent of employment 
growth on non-residential developed land currently developed. 

Typical refill deductions range from 10% in small cities to 30% or more for 
larger areas. For example, Portland Metro estimated refill at around 40% for 1996 
and 1997 in ~ small empirical study they conducted. A reasonable refill rate for 
Ashland probably falls somewhere in the middle. Based on analysis of the City's 
buildable land inventory, ECO estimates that Ashland has capacity for 700-800 
employees on redevelopable lands. This redevelopment potential adds 30% to 
50% to the City's overall employment capacity. Moreover, the City has a high 
rate of employment that is not located on lands designated for employment uses. 
About 17% of all employees in Ashland in 2004 were located in residential zones. 
However, some employers (retail and manufacturing, for example) will be 
required to locate on employment land. Thus, it is reasonable to assume that 20% 
of new employment will not require vacant commercial or industrial land. 

The next set of assumptions needed to estimate non-residential land need is 
employees per acre (EPA). This variable is defined as the number of employees 
per acre on non-residential land that is developed to accommodate employment 
growth. There are few empirical studies of the number of employees per acre, and 
these studies report a wide range of results. UltLmately the employees/acre 
assumptions reflect a judgment about average densities and typically reflect a 
desire for increased density of development. The final assumption is a net to gross 
factor. The EPA assumptions are employees per net acre (e.g., acres that are in tax 
lots). As land gets divided and developed, some of the land goes for right-of-way 
and other public uses. The net to gross factor varies by land use, but 25% is a 
reasonable assumption for employment lands. This assumption is consistent with 
the net to gross factor used by the City in the Buildable Lands Update. 

Table 11 shows estimated demand for employment land in the Ashland UGB 
by land use type for the 2007-2027 and 2007-2057 periods. The results show that 
Ashland will need an estimated 165 gross acres of land for employment within its 
UGB for the 2007-2027 period and 283 gross acres between the 2007-2057 
period .. 
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Table 11. Estimated demand for employment land in the Ashland UGS by 
land use type, 2007-2027 and 2007·2057 

Land Need 
Total New Emp. On Emp. on Emp. Per Land Need (Gross 

Land Use Type Emp. Refill Land New Land Net Acre (Net Acres) Acres) 

2007·2027 
Retail and Services 890 178 712 17 41.9 - 55.8 

Industrial 780 156 624 12 52.0 69.3 

Government 443 89 354 12 29.5 39.4 

Total 2,113 423 1,690 123.4 164.6 

2007·2057 
Retail and Services 2,067 413 1,654 17 97.3 129.7 

Industrial 1,032 206 826 12 68.8 91.7 

Government 695 139 556 12 46.3 61.8 

Total 3,794 379 3,415 212.4 283.2 

Source: ECONorthwest. 

Employment growth in Ashland is expected in the each of the categories 
defined by type of land use: Retail and Services, Industrial, and Government. 
There are a wide variety of firms within each of these categories, and the required 
site and building characteristics for these firms range widely. As such, a variety of 
parcel sizes, building types, and land use designations in Ashland are required to 
accommodate expected growth. 

Most businesses in Ashland occupy small sites. Analysis of the employment 
data and the City's buildable lands inventory indicates only three employers on 
sites larger than 10 acres. These include SOU and the Airport. About 90% of 
businesses in Ashland are located on sites smaller than one acre. Many sites have 
multiple employers. 

The Economic Element of the Comprehensive Plan also identifies industries that 
are unsuitable for Ashland. This includes: . 

a. Businesses, which use large amounts of water, especially when Ashland's 
water needs peak. 

b. Businesses that emit significant amounts of air pollution. 

c. Businesses that create toxic wastes that require specialized disposal 
techniques not available locally. 

Thus, the City has determined that water intensive and polluting industries are 
inappropriate for Ashland.; This still leaves a broad range of economic activities 
that are possible in Ashland. As discussed above, Ashland will continue to see 
growth in Retail and Service industries (particularly those serving tourists), 
Specialty Manufacturing, and Government and Institutional uses. Site needs for 
firms in these potential growth industries include the following attributes: 7 

7 The following discussion is taken in part from the Bear Creek Valley Economic Opportunities Analysis, ECONorthwest, 2006. 
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• Flat sites: Flat topography (slopes with grades below 10%) is desirable to 
all firms in every industry except certain retail and services. As evidenced 
by existing development in Ashland, Office and Commercial firms can be 
accommodated in small structures built on sloped sites. Flat sites are 
particularly important for Industrial firms in manufacturing. 

• Parcel configuration and parking: Larger Industrial and Commercial 
firms that require on-site parking or truck access are attracted to sites that 
offer adequate flexibility in site circulation and building layout. Parking 
ratios of 0.5 to 2 spaces per 1,000 square feet for Industrial and 2 to 3 
spaces per 1,000 square feet for Commercial are typical ratios for these 
firms. 

• Soil type: Soil types are not very important for the types of firms likely to 
locate or expand in Ashland-provided that drainage is not a major issue. 

• Road transportation: Most firms are heavily dependent upon surface 
transportation for efficient movement of goods, customers, and workers. 

• Rail Transportation: Rail access can be very important to certain types 
of heavy industries. Because of the limited sites and opportunities for 
heavy manufacturing, rail access is of limited importance to the types of 
forms likely to locate or expand in Ashland. 

• Air transportation: Proximity to air transportation is important for some 
firms engaged in manufacturing, finance, or business services. 

• Transit: Transit access is most important for businesses in Health 
Services, which has a high density of jobs and consumer activity, and 
serves segments of the population without access to an automobile. 

• Pedestrian and bicycle facilities: The ability for workers to access 
amenities and support services such as retail, banking, and recreation areas 
by foot or bike is increasingly important to employers, particularly those 
with high-wage professional jobs. The need for safe and efficient bicycle 
and pedestrian networks will prove their importance overtime as support 
services and neighborhoods are developed adjacent to employment 
centers. 

• Fiber optics and telephone: Most if not all .industries expect access to 
multiple phone lines, a full range of telecommunication services, and high­
speed internet communications. 

• Potable water: Potable water needs range from domestic levels to 
1,000,000 gallons or more per day for some manufacturing firms. The 
demand for water for fire suppression also varies widely. Ashland has 
already identified that it is unsuitable for water intensive industries. 

ECONorthwest April 2007 Ashland Economic Opportunities Analysis 



• Power requirements: Electricity power requirements range from 
redundant (uninterrupted, multi-sourced supply) 115 kva to 230 kva. 
Average daily power demand (as measured in kilowatt hours) generally 
ranges from approximately 5,000 kwh for small business service 
operations to 30,000 kwh for very large manufacturing operations. For 
comparison, the typical household requires 2,500 kwh per day. 

• Land use buffers: According to the public officials and 
developers/brokers ECO has interviewed, many Industrial areas have 
operational characteristics that do not blend as well with residential land 
uses as they do with Office and Commercial areas. Generally, as the 
function of industrial use intensifies (e.g., heavy manufacturing) so to does 
the importance of buffering to mitigate impacts of noise, odors, traffic, and 
24-hour 7 -day week operations. Adequate buffers may consist of 
vegetation, landscaped swales, roadways, and public use parks/recreation 
areas. Depending upon the industrial use and site topography, site buffers 
range from approximately 50 to 100 feet. Selected commercial office, 
retail,lodging and mixed-use (e.g., apartments or office over retail) 
activities are becoming acceptable adjacent uses to light industrial areas. 

In summary, the site requirements for industries have many common 
elements. Firms in all industries rely on efficient transportation access and basic 
water, sewer and power infrastructure, but may have varying need for parcel size, 
slope, configuration, and buffer treatments. Transit, pedestrian and bicycle access 
are needed for commuting, recreation and access to support amenities. 

Table 12 shows the distribution of developed industrial and other employment 
lands by plan designation and lot size. The results show expected trends: the 
majority of employees and employers are located on small lots; a few industries 
are located on larger lots. 

Table 12. Distribution of developed industrial and other employment 
land by plan designation and lot size, Ashland, 2004 

Lot Size {net acres} 
0.25 - 0.49 0.50 - 1.00 1.00 - 1.99 2.00 - 4.99 5.00 - 9.99 10.00 - 20.00 ac 

Percent of <0.25 ac ac ac ac ac ac 19.99 ac or larger Total 

Employees 35% 14% 14% 11% 15% 9% 1% 0% 

Acres 8% 10% 15% 20% 25% 5% 19% 0% 

Employers 44% 21% 16% 11% 6% 1%- 1% 0% 

Source: Ashland Buildable Lands Inventory Update 2005, Quarterly Census of Employment and Wages; 
analysis by ECONorthwest • 

The analysis in Table 12 is informative in the context of identifying the site 
needs of future employers: 

100% 

100% 

100% 

• The majority of need is for small sites in areas that accommodate retail 
and service uses. About 63% of all employees and 81 % of employers in 
Ashland are located on sites of less than one acre. There will be demand 
for these sites in a variety of locations-downtown will be a primary area, 
but neighborhood shopping areas will also be important. It is possible that 
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the railroad district (on both sides of the tracks) will see significant 
development and redevelopment activity. 

• There may be need for a few medium size sites for retail and services. 
These sites would range from one to five acres and might accommodate 
grocery stores and other related neighborhood uses, specialty retail, and 
auto-related retail and service. Given that little population is forecast for 
the planning period, there will not be a lot of demand for these uses. 

• The City should designate at least one site for a master planned industrial 
park. The Croman Mill Site is the largest industrial site in Ashland. The 
site is largely vacant and is getting pressure for housing and associated 
retail uses. The employment forecast, however, is for 600 to 700 industrial 
jobs. Most of these will be in specialty manufacturing and other light 
industries. Ashland will have difficulty accommodating this employment 
if it does not have an industrial land base. The Croman site is 
approximately 70 acres; it is unlikely that any individual user would 
require more than five acres. Many will need less than one acre. 

• The City should clarify its desire to attract employers that require large 
. sites. Ashland currently does not have any sites that have good freeway 
access and would be attractive to large retail or industrial employers. 
Because the City does not have such sites, it discourages such employers. 
A logical location for large sites (5 to 1 0 acres) for firms that need good 
freeway access would be near the airport. Other cities have had success 
locating industrial land near the airport because industrial uses are likely 
to be compatible with the airport. 

Table 13 shows site needs by site size and major employment use. The 
estimate of needed sites builds off of the 20-year employment forecast. 
Employees and employers are distributed in ratios similar to those shown in Table 
12. This distributions assumes that Ashland will continue to attract similar types 
of employers in the future as exist in the City now. It also assumes that the 
average number of employers per firm (9) will continue into the future. 

The results show that Ashland needs to provide between 131 and 1 73 sites to 
accommodate employment growth between 2006 and 2026. About one-third of 
these sites will need to be industrial 'sites; the remainder will be used for retail, 
services, government, and institutional uses. 
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Table 13. Needed sites by site size and major use, Ashland, 
2006-2027 

Sites Needed 
Est # of Est. Emp 

Site Size Firms 2006-2026 Industrial Other Total 

<1 ac 188 1268 30-40 80-95 100-125 

1-2 ac 28 317 5-9 10-16 15-25 

2-5 ac 15 254 4-5 8-10 12-15 

5-10 ac 2 211 1-2 1-2 2-4 

10 or more ac 2 63 1-2 1-2 2-4 

Total 235 2113 41-58 100-125 131-173 

Source: estimates by ECONorthwest 

The identified site needs shown in Table 13 do not distinguish sites by 
comprehensive plan designation. About 17% of Ashland's employment in 2004 
~as located in residential areas. It is reasonable to assume that none of the 
industrial uses will locate (or be permitted to locate) in residential zones. Based 
on historic employment patterns, it is reasonable to assume that between 15% and 
25% of the other sites can be provided in residential zones. It is also reasonable to 
assume that the majority of these firms would locate on sites of less than one acre. 
Thus, the need for sites under one acre in the Downtown, Commercial and 
Employment land designations would be between 55 and 75. 

SHORT-TERM SITE NEEDS 

Because Ashland is part of an MPO, it must address the short-term supply 
requirement of the Goal 9 Administrative Rule (OAR 660-009-0025(3). As 
discussed in the buildable lands inventory section, all of the industrial and other 
employment sites are serviced or serviceable within one year. Based on the 
identified land needs, the City does not have a need for any certified industrial 
sites. 
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Section VI Implications 

This chapter provides a brief summary of the implications of the economic 
opportunities needs analysis for the City of Ashland. This study looked at 
economic trends and land needs from a regional and local perspective. This 
chapter includes a general comparison of land supply and demand. The buildable . 
lands analysis is followed by a discussion of the key implications of the EOA for 
the City of Ashland. 

COMPARISON OF LAND CAPACITY AND DEMAND 
This section compares land demand and capacity. OAR 660-009-0025(2) 

requires cities to designate sufficient land in each site category to accommodate, 
at a minimum, the projected land needs for each category during the 20-year 
planning period. The comparison is based on data presented Sections III and IV of 
this report. 

Table 14 shows a comparison of land supply and need in terms of sites and 
acres. The results show a deficit of about 47 sites and six acres. However, the 
deficit is not in all size categories. 

Table 14. Comparison of vacant land supply and site needs, Ashland 
UGB, 2006-2027 

Vacant Land Supply Land Need Surplus/(Deficit) 
Number of Needed Needed 

Site Size Sites Net Acres Sites Acres Sites Acres 

<1 ac 66 21.9 100-125 33.0 (44) (11.1 ) 

1-2 ac 19 27.6 15-25 26.0 (1 ) 1.6 

2-5 ac 3 46.9 12-15 42.0 (11) 4.9 

5-10 ac 14 49.0 2-4 22.5 11· 26.5 

10 or more ac 1 9.8 2-4 37.5 (2) (27.7) 

Total 103 155.1 131-173 161.0 (47) (5.9) 

Source: ECONorthwest. 

The data in Table 14 address vacant and partially vacant land. While the 
analysis in Table 14 shows a deficit in many of the size categories, it does not 
account for several other factors: 

• Redevelopment. The City's buildable lands inventory identified 43 acres of 
redevelopable land-primarily in the commercial and employment plan 
designations. Redevelopable lands have capacity for 700 to 800 additional 
employees. 

e Employment that does not require vacant land. ECO assumed that 20% of 
employment would not require any vacant land. This would include 
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employment that locates in residential areas as well as employment that 
locates on land that is already classified as developed. 

The presence of the Croman Mill site will adequately meet the industrial site 
needs of the community for the 20-year planning period. The remainder of site 
needs can be met through redevelopment and employment that does not require 
vacant land. The data also suggest that Ashland could justify a small UGB 
expansion to add employment land if that is a desired policy direction. 

IMPLICATIONS 

Page 6-2 

The economic opportunities analysis has several implications for the City of 
Ashland. Following are the key implications: 

• Economic growth. The City can expect more of the same type of economic 
growth that it has experienced in the past 15 years. It is remarkable how 
well the 1989 Economic Element update anticipated development trends 
in the City. While this is a rather obvious and mundane conclusion, it is 
consistent with the vision established in the Comprehensive Plan. A 
significant deviation from the plan would be bigger issue for the City 
because it would either mean ( a) the development vision and 
implementing policies were not effective; or (b) the EOA did not correctly 
anticipate development trends. 

• Buildable lands. The City appears to have a close match between land 
needs . and supply. While the site needs analysis identified a deficit of 
vacant land designated for employment, historically a lot of employment 
has located in residential areas. Moreover, 700 to 800 jobs could be 
accommodated on redevelopable lands. The results also suggest the City 
could justify a small UGB expansion for retail and services uses. One 
issue with expanding the UGB is that land on the fringe w"ill not be ideally 
located for retail and service uses. 

• Demand/or industrial land. The EOA clearly demonstrates a need for 
industrial land in the community. This is an identified change from past 
trends, but a logical one that takes advantage of a key community 
resource: the Croman Mill site. ECO recommends that Ashland retain the 
Croman Mill site in an industrial designation. If this site is converted to 
other uses, the City will no longer have an industrial land base. Adding 
new industrial land will be challenging. 

• Plan for industrial uses that are compatible with the City's economic 
development objectives. The Croman site is presently zone M-l; the M-l 
zone permits a broad range of industrial activities-some of which, in our 
opinion, are not compatible vvith the site and surrounding uses. The City 
should consider preparing a master plan for the site that evaluates 
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appropriate uses and incorporates sustainable development concepts. One 
option is to develop an "eco-industrial park."8 

• Monitor development and land supply. Land supply monitoring is 
relatively simple using the, existing GIS land base, building permit, and the 
Quarterly Census Of Employment And Wages (QCEW) databases. The 
City should monitor where employment locates, what rate vacant land is 
being absorbed, and how much new employment is occurring by industry. 

The Economic Opportunities Analysis suggests that Ashland will need to plan 
for a modest amount of new employment-and land to accommodate that 
employment. The City may want to review its economic development vision and 
strategies as a result of this study-as well as make some code changes to reflect 
economic development potential and ensure that it gets the type of employment 
growth that it wants. 

8 There is a wealth of literature and case studies on Eco-industrial parks. The Smartgrowth network has compiled a series of case studies 
that help defme the concept and how it has been applied in other communities: 
http://www.smartgrowth.org/library /eco _ ind _case _ intro.html. 
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Appendix A 

Review of National, State, 
Regional, County, 
and Local Trends 

This appendix summarizes national, state, regional, county, and local trends 
affecting Ashland. It presents a demographic and socioeconomic profile of 
Ashland (relative to Jackson County and Oregon) and describes trends that will 
influence the potential for economic growth in Ashland. This chapter covers 
recent and current economic conditions in the City, and forecasts from the State 
Employment Department for employment growth in Jackson County. This 
appendix meets the intent of OAR 660-009-0015(1). 

NATIONAL, STATE, REGIONAL TRENDS 
Economic development in Ashland will be effected by national, state, and 

regional economic trends over the next twenty to fifty years. This section presents 
a summary of significant long-term trends that may affect Ashland's economy. 

NATIONAL TRENDS 

Economic development in Ashland over the next twenty to fifty years will 
occur in the context of long-run national trends. The most important of these 
trends includes: 

• The aging of the baby boom generation, accompanied by increases in 
life expectancy. The number of people age 65 and older will double by 
2050, while the number of people under age 65 with grow only 12 percent. 
The economic effects of this demographic change include a slowing of the 
growth of the labor force, an increase in the demand for healthcare 
services, and an increase in the percent of the federal budget dedicated to 
Social Security and Medicare. 9 

• The growing importance of education as a determinant of wages and 
household income. According to the Bureau of Labor Statistics, a 
majority of the fastest growing occupations win require an academic 
degree, and on average they will yield higher incomes than occupations 
that do not require an academic degree. In addition, the percentage of high 
school graduates that attend college will increase. 10 

9 The Board of Trustees, Federal Old-Age and Survivors Insurance and Federal Disability Insurance Trust Funds, 2006, The 2006 Annual 
Report of the Board of Trustees of the Federal Old-Age and Survivors Insurance and Federal Disability Insurance Trust Funds, May 1; 
Congressional Budget Office, 2006, The Budget and Economic Outlook: Fiscal Years 2007 to 2016, January; and Congressional Budget 
Office, 2005, The Long-Term Budget Outlook, December. 

10 Daniel E. Hecker, "Occupational Employment Projections to 2014," Monthly Labor Review 128: 11, November, pp. 70-101. 
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• Continued growth in global trade and the globalization of business 
activity. With increased global trade, both exports and imports rise. Faced 
with increasing domestic and international competition, firms will seek to 
reduce costs and some production processes will be outsourced offshore. 11 

• Innovation in electronics and communication technology, and its 
application to production. Advancements in communication and 
manufacturing technology increase worker productivity. There will be 
grovlth in the production of both services and goods, but the economy's 
emphasis on services will increasingly dominate. 12 

• Continued shift of employment from manufacturing and resource­
intensive industries to the service-oriented sectors of the economy. 
Increased worker productivity and the international outsourcing of routine 
tasks lead to declines in employment in the major goods-producing 
industries. Projections from the Bureau of Labor Statistics indicate that 
u.S. employment growth will continue to be strongest in professional and 
business services, healthcare and social assistance, and other service 
industries. Construction employment will also grow. 13 

• The impact of rising energy costs. As energy costs rise, the share of 
income spent on transportation will also rise, resulting in energy 
conservation measures and diversification of energy sources. Changing 
prices will affect transportation choices by households and businesses, 
including travel mode and travel patterns in the short run and vehicle 
purchases and location decisions in the long run. 14 

• The combination of rising energy costs, strong energy demand, and 
requirements to reduce emissions and increase use of renewable fuels. 
Output from the most energy-intensive industries will decline, but growth 
in the population and in the economy will increase the total amount of 
energy demanded. Energy sources will diversify and the energy efficiency 
of automobiles, appliances, and production processes will increase. 15 

• Continued westward and southward migration of the U.S. population. 
Although there are some exceptions at the state level, a 2006 U.S. Census 

11 Jay M. Berman, 2005, "Industry Output and Employment Projections to 2014," Monthly Labor Review 128: 11, November, pp. 45-69. 

12 Jay M. Berman, 2005. 

13 Jay M. Berman, 2005, "Industry Output and Employment Projections to 2014," lvfonthly Labor Review 128: 11, November, pp. 45-69; 
and Daniel E. Hecker, "Occupational Employment Projections to 2014," Monthly Labor Review 128: 11, November, pp. 70-101. 

14 Energy Information Administration, 2006, Annual Energy Outlook 2006 with Projections to 2030, U.S. Department of Energy, 
DOEIEIA-0383(2006), February. 

15 Energy Information Administration, 2006. 
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report documents an ongoing pattern of interstate population movement 
from the Northeast and Midwest to the South and West. 16 

• The importance of high-quality natural resources. The relationship 
between natural resources and local economies has changed as the 
economy has shifted away from resource extraction. Increases in the 
population and in households' incomes, plus changes in tastes and 
preferences, have dramatically increased demands for outdoor recreation, 
scenic vistas, clean water, and other resource-related amenities. Such 
amenities contribute to a region's quality of life and play an important role 
in attracting both households and firms. 17 

Short-term national trends will also affect economic growth in the region, but 
these trends are difficult to predict. At times these trends may run counter to the 
long-term trends described above. A recent example is the downturn in economic 
activity in 2001 following the collapse of Internet stocks and the attacks of 
September 11. The resulting recession caused Oregon's employment in the 
Information Technology and high-tech Manufacturing industries to decline. 
Employment in these industries has partially recovered, however, and they will 
continue to playa significant role in the national, state, and local economy over 
the long run. This report takes a long-run perspective on economic conditions (as 
the Goal 9 requirements intend) and does not attempt to predict the impacts of 
short-run national business cycles on employment or economic activity. 

STATE AND REGIONAL TRENDS 

State and regional trends will also affect economic development in Ashland 
over the next twenty t6 fifty years. The most important of these trends includes: 
continued in-migration from other states, distribution of population and 
employment across the State, 

• Continued in-migration from other states. Oregon will continue to 
experience in-migration from other states, especially California and 
Washington. According to a U.S. Census study, Oregon had net interstate 
in-migration (more people moved to Oregon than moved from Oregon) 
during the period 1990-2004. 18 Oregon had an annual average of26,290 
more in-migrants than out-migrants during the period 1990-2000. The 
annual" average dropped to 12,880 during the period 2000-2004. 19 

16 Marc J. Perry, 2006, Domestic Net Migration in the United States: 2000 to 2004, Washington, DC, Current Population Reports, P25-
1135, U.S. Census Bureau. 

17 For a more thorough discussion of relevant research, see, for example, Power, T.M. and R.N. Barrett. 2001. Post-Cowboy Economics: 
Pay and Prosperity in the New American West. Island Press, and Kim, K.-K., D.W. Marcouiller, and S.C. Deller. 2005. ''Natural Amenities 
and Rural Development: Understanding Spatial and Distributional Attributes." Growth and Change 36 (2): 273-297. 

18 Marc J. Perry, 2006, Domestic Net Migration in the United States: 2000 to 2004, Washington, DC, Current Population Reports, P25-
1135, U.S. Census Bureau. 

19 In contrast, California had net interstate out-migration over the same period. During 1990-2000, California had an annual average of 
220,871 more out-migrants than in-migrants. The net outmigration slowed to 99,039 per year during 2000-2004. 
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20 SIC 24 

21 SIC 35, 36, 38 

• Concentration of population and employment in the Willamette 
Valley. Nearly 70% of Oregon's population lives in the Willamette 
Valley. About 10% of Oregon's population lives in Southern Oregon and 
8% lives in Central Oregon. Employment growth generally follows the 
same trend as population growth. Employment growth varies between 
regions even more, however, as employment reacts more quickly to 
changing economic conditions. Total employment increased in each of the 
state's regions over the period 1970-2004 but over 70% of Oregon's 
employment was located in the \Villamette Valley over the period 1970-
2004. 

• Shift from natural resource-based to high-tech industries. Since 1970, 
Oregon started to transition away from reliance on traditional resource­
extraction industries. A significant indicator of this transition is the shift 
within Oregon's manufacturing sector, with a decline in the level of 
employment in the Lumber & Wood Products industry20 and concurrent 
growth of employment in high-technology manufacturing industries 
(Industrial Machinery, Electronic Equipment, and Instruments21 ). 

• Change in the type of the industries in Oregon. As Oregon has 
transitioned away from natural resource-based industries, the composition 
of Oregon's employment has shifted from natural resource based 
manufacturing and other industries to service industries. The share of 
Oregon's total employment in Service industries increased from its 1970s 
average of 19% to 30% in 2000, while employment in Manufacturing 
declined from an average of 18% in the 1970s to an average of 12% in 
2000. 

• Continued lack of diversity in the State Economy. While the transition 
from Lumber and Wood Products manufacturing to high-tech 
rnanufacturing has increased the diversity of employment within Oregon, 
it has not significantly improved Oregon's diversity relative to the national 
economy. Oregon's relative diversity has historically ranked low among 
states. Oregon ranked 35th in diversity (l st = most diversified) based on 
Gross State Product data for 1963-1986, and 32nd based on data for the 
1977-1996 period. 22 A recent analysis, based on 2003 data, ranked Oregon 
33rd

. 23 These rankings suggest that Oregon is still heavily dependent on a 
limited number of industries. Relatively low economic diversity increases 
the risk of economic volatility as measured by changes in output or 
employment. 

22 LeBre, Jon. 1999. "Diversification and the Oregon Economy: An Update." Oregon Labor Trends. February. 

23 CFED, 2006, The Development Repo~ Card for the States, http://www.cfed.org. 
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The changing composition of employment has not affected all regions 
of Oregon evenly. Growth in high-tech and Services employment has been 
concentrated in urban areas of the Willamette Valley and Southern 
Oregon, particularly in Washington, Benton, and Josephine Counties. The 
brunt of the decline in Lumber & Wood Products employment was felt in 
rural Oregon, where these jobs represented a larger share of total 
employment and an even larger share of high-paying jobs than in urban 
areas. 

ECONOMIC TRENDS IN JACKSON COUNTY AND ASHLAND 
Future economic growth in Ashland will be affected in part by demographic 

and economic trends in the city and surrounding region. A review of historical 
demographic and economic trends provides a context for establishing a reasonable 
expectation of future growth in Ashland. In addition, the relationship between 
demographic and economic indicators such as population and employment can 
help assess the local influence of future trends and resulting economic conditions. 
This section addresses the following trends in Ashland: population and 
demographics, household and personal income, employment, and business 
activity. 

POPULATION CHARACTERISTICS 

Population growth in Oregon tends to follow economic cycles. Oregon's 
economy is generally more cyclical than the nation's, growing faster than the 
national economy during expansions and contracting more rapidly than the nation 
during recessions. This pattern is shown in Table A-I, which presents data on 
population in the U.S., Oregon, Jackson County, and Ashland over the 1980-2005 
period. 

Table A-I shows Oregon grew more rapidly than the U.S. in the 1990s (which 
was generally an expansionary period) but lagged behind the U.S. in the 1980s. 
Oregon's slow growth in the 1980s was primarily due to the nationwide recession 
early in the decade. Oregon's population growth regained momentum in 1987, 
growing at annual rates of 1.40/0-2.9% between 1988 and 1996. Population 
growth for Oregon and its regions slowed in 1997 and remained slow between 
2000 and 2005, averaging 1.1 % or 1.2% annually, the slowest rate since 1987. 

Jackson County grew faster than Oregon during this time period. Jackson 
County's population increased from 132,456 in 1980 to 194,515 in 2005, an 
increase of 62,059 people at an average annual rate of 1.55%. About 10% of the 
County's increase in population happened in Ashland, which grew by 5,937 
people at average annual rate of 1.35% over the twenty-five year period. 
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Table A-1. Population change in the U.S., Oregon, Jackson County, and Ashland, 
1980-2005 

Population Change 1980 to 2005 
Area 1980 1990 2000 2005 Number Percent AAGR 
U.S. 226,545,805 248,709,873 281,421,906 296,410,404 69,864,599 31% 1.08% 
Oregon 2,639,915 2,842,321 3,421,399 3,628,700 988,785 37% 1.28% 
Jackson County 132,456 146,389 181,269 194,515 62,059 47% 1.55% 
Ashland 14,943 16,234 19,522 20,880 5,937 40% 1.35% 

Source: U.S. Census, the Popuiation Research Center at Poriiand State University, 
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Figure A-I shows the populations of Oregon, Jackson County, and Ashland 
by age for 2000. The age distribution is similar for Jackson County and Oregon, 
except that Jackson County has a larger share of the population under age 50 than 
Oregon. Ashland has a greater proportion of its population aged 20 to 29 than 
either Jackson County or Oregon. This reflects the Southern Oregon University 

. student population. Ashland also has a smaller share of the population under age 9 
than Jackson County or Oregon. 
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Figure A-1. Population distribution by age, Oregon, Jackson County, 
and Ashland, 2000 
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Table A-2 shows the change in age distribution for Ashland between 1990 and 
2000. Population increased in all age groups, except for age 25 to 44 years. The 
age group that increased the most was people aged 45 to 64, which grew by 2,294 
people (85%). This group also grew in Jackson County but not as quickly as it did . 
in Ashland. The smallest increases were in people aged 25 to 44, which shrank by 
574 people, and people under 5 years. 
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Table A-2. Change in age distribution, Ashland, 1990-2000 

1990 2000 Change 
Age Group Number Percent Number Percent Number Percent Share 
Under 5 793 5% 802 4% 9 1% -1% 
5-17 2,679 17% 2,874 15% 195 7% -2% 
18-24 2,712 17% 3,413 17% 701 26% 1% 
25-44 5,126 32% 4,552 23% (574) -11% -8% 
45-64 2,691 17% 4,985 26% 2,294 85% 9% 
65 and over 2,233 14% 2,896 15% 663 30% 1% 
Total 16,234 100% 19,522 100% 3,288 20% 0% 

Source: U.S. Census, 2000 

Table A-3 shows the household composition for Ashland, Jackson County, 
and Oregon. Ashland has a lower share of households with children than Jackson 
County or Oregon. Ashland also has a higher share of nonfamily households than 
Jackson County or Oregon, possibly as a result of the presence of Southern 
Oregon University. The average household size and average family size are 
smaller in Ashland than Jackson County or Oregon. 

Table A-3. Household composition, Ashland, Jackson County, and Oregon, 2000 

·Ashland Jackson County Oregon 
Household Type Number Percent Number Percent Number Percent 
Households with children 2,159 25% 21,663 30% 410,803 31% 

Married couples 1,244 15% 15,032 21% 296,404 22% 
Female householder, no husband present 727 9% 4,865 7% 83,131 6% 
Other families 188 2% 1,766 2% 31,268 2% 

Households without children 6,378 75% 49,869 70% 922,920 69% 
Married couples 1,949 23% 23,021 32% 396,128 30% 
Other families 371 4% 3,739 5% 70,740 5% 
Nonfamilies 4,058 48% . 23,109 32% 456,052 34% 

Total Households 8,537 100% 71 532 100% 1 333,723 100% 
Average Household Size 2.14 2.48 2.51 
Average Family Size 2.8 2.95 3.02 

Source: U.S. Census, 2000 
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The implications of the data presented in this section are that Ashland is 
attracting college aged people and people nearing retirement or are retired. The 
relatively small increase between 1990 and 2000 in children under 17 years and 
people aged 25 to 44 years suggests that Ashland is not attracting families with 
children. This suggestion is supported by the comparatively low average family 
and household sizes. 

HOUSEHOLD AND PERSONAL INCOME 

Table A-4 shows the median household income in 1999 for Oregon, Jackson 
County, and Ashland. The median income in Jackson County was 89% of 
Oregon's median income. Ashland's median income was lower than Jackson 
County's median income and about 80% of the State median income. 

Table A-4 shows that the median income for householders under 25 years was 
lower than any other age group in Oregon, Jackson County, and Ashland. The 
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median income for householders under 25 year was lowest in Ashland, 'where 
people in this age group had a median income of less than $14,000. The lower 
median income for householders under 25 and the greater share of residents in 
this age group (shown in Figure A-I) explains why Ashland has a lower median 
than the County or State average but higher house prices than the County average. 
Ashland's median family income is higher than the County median and nearly the 
same as the State median. 

Table A-3. Median household income by age and median family 
income, Oregon, Jackson County, and Ashland, 1999 

Median household income 
Householder under 25 years 
Householder 25 to 34 years 
Householder 35 to 44 years 
Householder 45 to 54 years 
Householder 55 to 64 years 
Householder 65 to 74 years 
Householder 75 years and over 

Median family income 

Source: u.S. Census 2000. 

Jackson 
Oregon County Ashland 
$40,916 $36,461 $32,670 
$22,636 $21,327 $13,796 
$40,325 $34,169 $21,559 
$48,538 $41,534 $38,250 
$53,916 $49,437 $46,742 
$46,535 $41,760 $47,531 
$31,518 $31,111 $44,563 
$23,783 $24,169 $24,385 
$48,680 $43,675 $49,647 

Figure A-2 shows the change in per capita personal income for the U.S., 
Oregon, and Jackson County between 1980 and 2004. Oregon's per capita 
personal income is consistently lower than the U.S. personal income. Jackson 
County's personal income is consistently lower than Oregon's personal income. 
Over the twenty-three year period, per capita personal income grew at nearly the 
same pace in each of these areas. Fluctuations in the national economy generally 
resulted in larger changes in per capita personal income in Oregon and Jackson 
County than for the entire U.S. Jackson County's per capita personal income grew 
by nearly 54% during the time period, while personal income grew by 45% in 
Oregon and 57% nationally. 

There are four basic reasons that per capita earnings are lower in Oregon and 
Jackson County than in the U.S.: (1) wages for similar jobs are lower; (2) the 
occupational mix of employment is weighted towards lower paying occupations; 
(3) a higher proportion of the population has transfer payments (e.g. social 
security payments for retirees), which are, t:ypically lower than earnings; and (4) 
there is a lower proportion of working age residents. To a certain degree, these 
factors are all true for Oregon and Jackson County. The combination of these 
factors results in lower per capita income for Oregon and Jackson County. 
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A-2. Per capita personal income in the U.S., Oregon, Jackson County, 1980-
2004 (in 2004 dollars) 
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Source: Regional Economic Information System, Bureau of Economic Analysis, U.S. Department of Commerce 

Figure A-3 shows the major sources of per capita personal income for Oregon 
and Jackson County between 1980 and 2003. The distribution of major sources of 
income was relatively stable over the twenty-three year period and was similar 
between Oregon and Jackson County. In general, Jackson County's share of 
personal income from net earnings was lower than for Oregon. The County's 
share of personal income from current transfers, as well as dividends, interest, and 
rent, was higher than for Oregon. 

The people most likely to have personal income from current transfers and 
dividends, interest, and rent are retirees. Figure A-I shows that Jackson County 
has a higher percentage of residents over 60 years old than the State average. In 
addition, the share of population aged 65 and older increased by 22% between 
1990 and 2000 in Jackson County, compared with a 12% statewide increase in 
population 65 and older. Census data show that 26% of people who moved to 
Jackson County between 1995 and 2000 were aged 50 or older. Three quarters of 
whom came from out-of-state, including 25% who moved to Jackson County 
from California. 
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Figure A-3. Per capita per.sonal income by major sources, Oregon and Jackson 
County, 1980-2003 
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Source: Regional Economic Information System, Bureau of Economic Analysis, U.S. Department of Commerce 

The implications of the demographic data presented in this section are that (1) 
the increasing age distribution and popularity of the County for retirees will create 
additional demand for retail and service industries, and (2) this demand, coupled 
with external economic trends will continue to hold wages below the national and 
state averages. These factors will be even more significant in Ashland, which 
experienced a proportionately larger influx of retirees or near-retirees than the 
County and has lower income than the County average. 

EMPLOYMENT 

In 2000, the sectors with the most employment in Jackson County were 
Services, Retail Trade, Government, and Manufacturing. Together these 
industries accounted for 58,667 jobs or 80% of the total employment in Jackson 
County. Government and Manufacturing were the highest paying sectors, while 
Seryices and Retail Trade were the lowest paying sectors. The Finance, Insurance, 
and Real Estate; Mining; Transportation, Communication, and Utilities; 
Wholesale Trade; and Construction sectors all had annual payrolls higher than the 
County average. 

Tables A-4 though A-6 present data from the Quarterly Census of 
Employment and Wages (QCEW) that show changes in sectors and industries in 
Jackson County between 1980 to 2004. The changes in sectors and industries 
shown in two tables: (1) between 1980 and 2000 and (2) between 2001 and 2005. 
The analysis is divided in this way because of changes in industry and sector 
classification that made it difficult to compare information about employment 
collected after 2001 with information collected prior to 2000. 

Table A-4 shows the changes in covered employment by sector and industry 
for Jackson County for between 1980, 1990 and 2000. Total employment in the 
County grew from 42,626 to 73,614, adding 30,988 jobs. Moreover, every sector 
added jobs during this period. The sectors with the greatest change in share of 
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employment were Services and Retail Trade, adding 22,295 jobs. The sectors that 
grew slowest during this period were Wholesale Trade, Government, and 
Manufacturing. 

Table A-4. Change in covered employment by sector in Jackson County, 1980 to 
2000 

Change from 1980 to 2000 
Industry 1980 1990 2000 Difference Percent AAGR Share 
Agriculture, Forestry and Fishing 881 1,475 2,223 1,342 152% 4.7% 1% 
Mining 86 83 159 73 85% 3.1% 0% 
Construction 1,997 2,100 3,646 1,649 83% 3.1% 0% 
Manufacturing 7,604 8,840 9,231 1,627 21% 1.0% -5% 
Trans., Comm., and Utilities 2,182 2,827 3,834 1,652 76% 2.9% 0% 
Wholesale Trade 2,352 2,472 2,512 160 7% 0.3% -2% 
Retail Trade 9,752 13,647 18,865 9,113 93% 3.4% 3% 
Finance, Insurance and Real Estate 1,659 2,018 2,544 885 53% 2.2% 0% 
Services 7,203 12,021 20,385 13,182 183% 5.3% 11% 
Nonclassifiablelall others 2 32 29 27 1350% 14.3% 0% 
Government 8,908 8,704 10,186 1,278 14% 0.7% -7% 

Total 42,626 54,219 73,614 30,988 73% 2.8% 0% 

Source: Oregon Employment Department 
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Table A-5 shows change in covered employment by sector for Jackson 
County between 2001 and 2005. Annual employment growth remained about the 
same during this period, from an average annual growth rate of2.8% between 
1980 and 2000 to an average annual growth rate of2.7%. Jackson County added 
8,264 jobs during this period, which is slower growth than Jackson County 
experienced during the 1990's. This slowing in employment growth is related to 
the nation-wide recession and slow growth at the beginning of this decade. The 
sectors that added the most employees were Construction, Health & Social 
Assistance, and Retail. Manufacturing lost the most employees. 
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Table A-5. Covered employment in Jackson County, 2001-2005. 

Change from 2001 to 2005 
Industry 2001 2005 Difference Percent AAGR Share 
Agriculture, Forestry, Fishing & Hunting 2,218 2,716 498 22% 5.2% 0% 
Mining 158 186 28 18% 4.2% 0% 
Construction 3,640 5,204 1,564 43% 9.3% 1% 
Manufacturing 7,702 6,737 (965) -13% -3.3% -2% 
Utilities 255 200 (55) -22% -5.9% 0% 
Wholesale 2,131 2,454 323 15% 3.6% 0% 
Retail 13,238 14,321 1,083 8% 2.0% 0% 
Transportation & Warehousing 2,049 2,425 376 18% 4.3% 0% 
Information 1,815 1,778 (37) -2% -0.5% 0% 
Finance & Insurance 1,845 2,341 496 27% 6.1% 0% 
Real Estate Rental & Leasing 1,062 1,378 316 30% 6.7% 0% 
Professional, Scientific & Technical Services 2,061 2,002 (59) -3% -0.7% 0% 
Management of Companies 801 1,705 904 113% 20.8% 1% 
Admin. Support & Cleaning Services 3,486 4,063 577 17% 3.9% 0% 
Education 508 557 49 10% 2.3% 0% 
Health & Social Assistance 9,643 10,847 1,204 12% 3.0% 0% 
Arts, Entertainment & Recreation 1,330 1,392 62 5% 1.1% 0% 
Accomodations & Food Services 7,182 7,790 608 8% 2.1% 0% 
Other Services (except Public Admin.) 2,770 3,082 312 11% 2.7% 0% 
Private Non-Classified 25 20 (5) -20% -5.4% 0% 
Government 10,189 11,174 985 10% 2.3% 0% 
Total Covered Employment & Payroll 74,108 82,372 8,264 11% 2.7% 

Source: Oregon Employment Department, Summary by industry and percentages calculated by ECONorthwest 
*Note: Professional & Business Services is generally divided into the following two sectors: (1) Professional, Scientific & Technical 
Services and (2) Admin. & Support; Waste Mgmt & Remediation Sectors. The Oregon Employment Department presented 
employment estimates for these sectors together for confidentiality reasons. 

Table A-6 shows a summary of confidential covered employment data for 
Ashland for 2004. Ashland had 9,058 jobs at 1,010 establishments in 2004. The 
sectors with the greatest employment are: Public Administration (18%), 
Accommodation and Food Services (17%), Health Care and Social Assistance 
(16%), and Retail Trade (14%). These sectors accounted for 5,973 or 67% of 
Ashland's jobs. 

The sectors with the greatest employment and above average pay were Public 
Administration with an average pay per employee of $35,067 and Health Care 
and Social Assistance with an average pay per employee of$29,113. Employees 
in Retail Trade and Accommodation and Food Services had below average pay. 
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Table A-S. Covered employment in Ashland, 2004 
Average 

Sector/Industry Est. Ernp. Payroll Pay/Emp. 
Agriculture, Forestry, Fishing and Hunting 5 37 $943,149 $25,491 
Construction 67 320 $11,031,765 $34,474 

Construction of Buildings 40 198 $7,078,478 $35,750 
Heavy and Civil Engineering Construction 4 4 $112,444 $28,111 
Specialty Trade Contractors 23 118 $3,840,843 $32,550 

Manufacturing 61 593 $17,186,143 $28,982 
Food Manufacturing 12 127 $2,526,332 $19,892 
Printing and Related Support Activities 5 47 $1,376,393 $29,285 
Fabricated Metal Product Manufacturing 5 47 $1,807,298 $38,453 
Textile Product Mills 4 24 $519,720 $21,655 
Apparel Manufacturing 3 15 $432,328 $28,822 
Other Manufacturing 32 333 $10,524,072 $31,604 

Wholesale Trade 37 117 $4,931,781 $42,152 
Merchant Wholesalers, Durable Goods 8 54 $2,497,880 $46,257 
Merchant Wholesalers, Nondurable Goods 11 39 $1,070,006 $27,436 
Wholesale Electronic Markets and Agents and Brokers 18 24 $1,363,895 $56,829 

Retail Trade 138 1,284 $30,058,270 $23,410 
Food and Beverage Stores 11 387 $8,058,877 $20,824 
Motor Vehicle and Parts Dealers 8 197 $8,164,424 $41,444 
Clothing and Clothing Accessories Stores 22 136 $2,148,242 $15,796 
Sporting Goods, Hobby, Book, and Music Stores 21 114 $1,539,456 $13,504 
General Merchandise Stores 4 75 $1,996,228 $26,616 
Gasoline Stations 10 67 $882,128 $13,166 
Building Material and Garden Equipment and Supplies Dealers 10 62 $1,843,621 $29,736 
Furniture and Home Furnishings Stores 9 38 $767,147 $20,188 
Health and Personal Care Stores 6 35 $825,806 $23,594 
Electronics and Appliance Stores 6 12 $163,959 $13,663 
Miscellaneous Store Retailers 21 80 $1,158,674 $14,483 
Nonstore Retailers 10 81 $2,509,708 $30,984 

Transportation and Warehousing 6 27 $800,540 $29,650 
Information 31 172 $5,570,020 $32,384 
Finance and Insurance 43 192 $6,416,767 $33,421 
Real Estate and Rental and Leasing 46 146 $3,081,216 $21,104 
Professional, Scientific, and Technical Services 96 239 $11,960,491 $50,044 
Management of Companies and Enterprises 3 29 $1,579,322 $54,459 
Administrative & Support and Waste Mgt 27 104 $2,999,212 $28,839 
Educational Services 21 100 $2,127,757 $21,278 
Health Care and Social Assistance 146 1,466 $42,680,207 $29,113 

Health Care 125 1,318 $40,527,763 $30,749 
Social Assistance 21 148 $2,152,444 $14,544 

Arts, Entertainment, and Recreation 21 556 $15,596,548 $28,051 
Accommodation and Food Services 131 1,581 $20,661,461 $13,069 

Food Services and Drinking Places 89 1,191 $14,824,130 $12,447 
Accommodation 42 390 $5,837,331 $14,968 

Other Services (except Public Administration) 106 453 $6,920,302 $15,277 
Public Administration 25 1,642 $57,580,411 $35,067 

Federal and State Government 14 908 $31,768,884 $34,988 
Local Government ...... 734 $25,811,527 $35,166 II 

, Total 1,010 9,058 $242,125,361 $26,731 

Source: Oregon Employment Department 
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The employment summary in Table A -6 shows annual estimates of 
employment by sector and industry. Employment in Ashland varies through-out 
the year, with the highest number of jobs in June and lowest in January. The 
sectors with the greatest seasonal variability in 2004 included: 

• Government varied by 633 jobs. Government had the greatest number of 
jobs in November and fewest jobs in July and August. The largest share of 
the variability is probably attributable to public education. 

• Accommodation and Food Services varied by 415 jobs in 2004. The 
sector had the most jobs in July and the least jobs in January. 

• Arts, Entertainment, and Recreation varied by 331 jobs, with the most 
jobs in April and the fewest jobs in November. 

• Retail Trade varied by 107 jobs. Retail had the largest number of jobs 
from June through September. Employment in Retail declined for the rest 
of the year, especially after Christmas. 

One way to assess the types of businesses that are likely to have future growth 
in an area is to examine relative concentration and employment growth of existing 
businesses. This method of analysis can help determine relationships and linkages 
within in industries, also called industrial clusters. Sectors that are highly 
concentrated (meaning there are more than the "average" number of businesses in 
a sector in a given area) and have had high employment growth are likely to be s 
successful industrial cluster. Sectors with either high concentration of businesses 
or high employrl1ent group rl1ay be part of an erl1erging cluster, with potential for 
future growth. 

The School of Business at Southern Oregon University prepared a report titled 
"Industrial Clusters and Jackson and Josephine Counties." This report identified 
twelve industrial clusters in the Rogue Valley. The clusters that rn,ay be successful 
or have potential growth in Ashland include: 

• Headquarters. This is a growing cluster in the Rogue Valley that includes 
Management of Companies. Firms may choose to locate in Ashland 
because of its comparative advantages. 

e Elder Care. The report identified elder COlnmunity Care, 'which includes 
large retirement residences and senior foster homes, as cluster with 
potential for future growth in the Rogue Valley. Ashland's quality of life 
and access to health care make it an attractive place for elder care 
facilities. 

• Wood products. The Rogue Valley has a growing amount of employment 
in manufacturing furniture, especially in Household and Institutional 
Furniture and Kitchen Cabinet Manufacturing, Firms involved in furniture 
manufacturing may be attracted to Ashland for its quality of life or retail 
opportunities. . 
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• Creative. The report identifies Performing Arts Companies as a cluster 
with potential for future growth. Ashland's high-amenity tourism and 
existing performing arts businesses make it a natural place for other 
performing arts firms to locate. Other creative sectors that may be 
attracted to Ashland include Clay Production and Glass and Glass 
Products Manufacturing, which might be able to take advantage of 
existing retail outlets, such as art galleries. 

= Tourism and Recreation. The report indicates that Ashland has a higher 
than average concentration of firms in the Accommodation and Food 
Services sector. While this cluster may continue to provide employment in 
Ashland, it has shown slow growth over recent years and has much lower 
than average wages. This cluster may be more important for the services 
that it provides to other businesses in Ashland, rather than providing 
additional jobs. 

• Food and Beverage Production. This cluster includes wine production. 
Wineries may be attracted to Ashland because of the presence of other 
tourism, high-end retail, recreational activities, and other cultural 
amenities. 

A separate analysis of clusters specific to Ashland reinforces the conclusions 
of the "Industrial Clusters and Jackson and Josephine Counties" report. Table A-7 
presents potential growth sectors in Ashland, based on the concentration of 
employment for each sector relative to Oregon and the Oregon Employment 
Department's forecast for growth in employment Region 8 (Jackson and 
Josephine Counties). 

Table A-7 shows that the following are growth industries or are likely to be 
growth industries in Ashland: Accommodations and Food Services; Retail; Health 
and Social Assistance; Arts, Entertainment, and Recreation; Information; and 
Professional, Scientific and Technical Services. 
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Table A-7. Potential growth of industries in Ashland 

Low Employment Growth 
Projection for Region 8 

High Employment Concentration 
Arts, Entertainment & Recreation 
Other Services 
Information 

Low Employment Concentration 
Utilities 
Transportation & Warehousing 
Manufacturing 
Construction 
Private Education 
Real Estate Rental & Leasing 
Wholesale Trade 
Finance & Insurance 
Management of Companies 
Admin. Support & Cleaning Services 
Agriculture, Forestry, Fishing, Hunting 

High Employment Growth 
Projection for Region 8 

Accomodations & Food Services 
Retail 
Health & Social Assistance 

Professional, Scientific & Technical Srv. 
Government 

Source: Oregon Employment Department; calculations by ECONorthwest 

Ashland has also attracted or grown ftrms engaged specialty manufacturing. 
These ftrms could have located many places in the U.S. but chose to locate in 
Ashland because of the city's unique attributes, such as the City's high quality of 
life. The websites of most of these ftrms describe the company's dedication to 
environmental issues, sustainable production, and concern about the community. 
Some examples of specialty manufacturing ftrms in Ashland include: 

• Dagoba Organic Chocolates produces a variety of chocolate products in 
Ashland. Dagoba purchases equitably traded ingredients and uses 
sustainable practices to produce its chocolate. 

• Maranatha Nut Butters was founded in Ashland in 1982. They produce 
specialty organic and natural peanut, nut, and seed butters. 

• Dream Sacks manufactures natural ftber bed linens and clothing. The 
materials they use include silk, bamboo, soy, and cashmere. 

• Sappo Hill produces vegetable oil soaps. Sappo Hill was started in the 
founder's home in Ashland and manufacturing is now done in a factory in 
Ashland. 

• Plexis HeaIthcare Systems develops and supports medical claims 
software. According to the Portland Business Journal, Plexis was the 
second fastest growing technology company in Oregon in 2005. Their 
customers include 80 healthcare payer organizations across the U.S. and 
international clients. 

• Brammo Motorsports LLC manufactures specialty sports cars and 
located in Ashland in 2006. According to the Oregon Employment 
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Department, Brammo hopes to employ eventually approximately 100 
workers in Ashland. 

Map A-I shows the location of employers in the Ashland UGB. 
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When employment in Ashland is compared with employment in Jackson 
County and Oregon, the sectors with coinparatively high concentration of 
employment in Ashland are: Health Care and Social Assistance; Arts, 
Entertainment, and Recreation; and Accommodations and Food Services. These 
sectors are likely to be grovlth sectors in Ashland as demand for services 
increases with population growth, the aging population and in-migration of older 
people, and continued tourism. 

BUSINESS ACTIVITY 

The Goal 9 administrative rule (specifically, OAR 660-009-0015(2)) suggests 
that local governments take into consideration expansion plans of major 
employers when determining the site requirements of major employers. 
ECONorthwest interviewed eight major employers in Ashland 24 about their plans 
for the next twenty years, including: (1) their plans for adding employees, plans 
for expanding their facilities, whether they would need to purchase land for 
expansion, whether they have plans to move their facilities outside of Ashland, 
and whether there are infrastructure deficiencies that affect their ability to 
continue operations in the Ashland. 

A number of the major employers plan to expand their workforce andlor 
expand their facilities. Of the eight firms interviewed, three firms have expansion 
plans and expect to add employees over the next twenty years. Four firms have no 
plans to add employees or expand their facilities. The remaining organization, the 
City of Ashland, plans to add employees but will not expand their facilities. 

Most firms did not expect to add a large number or employees or purchase 
significant amounts of land for expansion. Most of the firms with expansion plans 
expect to use land they already own or purchase five acres or less of land for their 
expansion. The plans of the firms interviewed are summarized in Table A-S. 

Table A-B. Employment and expansion plans of major employers, 
Ashland, 2006. 

Firm name 
Southern Oregon University (SOU) 
Oregon Shakespeare Festival Association 
Ashland School District 
Ashland Community Hospital 
Cit of Ashland 
Ashland Food Cooperative 
Ashland YMCA 
Butler Ford 

Source: Interviews by ECONorthwest. 

Add jobs 
Yes 
Yes 
No 
No 
Yea 
Yes 
No 
No 

Expand Purchase land 
facilities for expansion 
Yes Probably 
Yes Yes 
Renovating No 
No No 
No No 
Yes Uncertain 
No No 
Relocating No 

24 Note: ECONorthwest also contacted Professional Tool Manufacturing, but was unable to interview this company. 
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The following is a list of the major employers interviewed, and their responses 
regarding firm expansion plans. 

• Southern Oregon University (SOU) (725+ employees): SOU does not 
have immediate plans for increasing employment. The University 
currently has about 5,000 to 5,500 students and may have 7,000 students 
within ten years. If student enrollment continues to grow, they will add 
faculty and build additional facilities. The University is currently planning 
to expand build new facilities. These facilities and potential future 
facilities will either be located on land that SOU currently owns or on land 
adjacent to current facilities, which the University would purchase. 

• Oregon Shakespeare Festival Association (550+ employees): They 
expect to add 10 to 20 employees over the next 20 years. They expect to 
replace the Black Swan Theatre with a new building on their current site 
that will include additional rehearsal, classroom, and office space. They 
also expect to expand their scenery construction shop and will need to 
purchase land for this expansion. 

• Ashland School District (425+ employees) Because of declining 
enrollment, the school district is reducing staff levels through attrition. 
They have a bond measure on the November 2006 ballot to fund 
renovation of their aging facilities, and own 40 acres of land outside the 
UGB that has been set aside for a future school if the town's population 
increased. 

• Ashland Community Hospital (400+ employees): The hospital does not 
expect to hire more employees. They are currently in the process of 
expanding by adding new surgical facilities. They have no other expansion 
plans. If they were to need to expand, they own about 1 acre of land 
adjacent to their current facilities that they would expand onto. 

• City of Ashland (231+ employees): The City has had to make substantial 
staffing cuts in the past few years, but anticipates adding 1 to 2 jobs in the 
next fiscal year. The City has no plans for expanding their facilities. They 
own about two acres of donated residential land, but have no plans for 
developing those properties. 

• Ashland Food Cooperative (130+ employees): The Coop plans to hire 
about 10 employees per year for the next several years. They anticipate 
expanding their facilities in the next few years, although do not own land 
or have building space available at this time. Prohibitions on the 
construction of parking lots, lack of enforcement of existing parking 
regulations, lack of affordable housing, and inactive city leadership has 
made doing business difficult. 

e Ashland YMCA (120+ employees): The YMCA does not plan to add 
new employees, and predicts that employee numbers will continue to 
change because of seasonal programs. They have no expansion plans. 
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• Butler Ford (80+ employees): Butler Ford is planning to relocate one of 
their two Ashland dealerships to Medford because of infrastructure issues 
(they are very concerned with the lack of City water available to their 
facilities), lack of affordable housing for employees, and the lack of 
support for the business community in Ashland. They plan to move the 
dealership within 18 months; 60 employees will staff the remaining 
Ashland dealership. 

In addition to what we learned from interviews, information available on the 
Oregon Labor Market Information System (OLMIS) web site indicates that other 
firms plan to expand or add jobs. The types of business expansion include: 

• Manufacturing: Brammo Motorsports, an automobile maker in Ashland, 
plans to increase its workforce from 12 to 32 by the end of2006. They are 
building several 25,000 square foot buildings on their property and plan to 
employ 100 more workers over the next few years. 

• Professional services: Coldwell Banker Pro West Real Estate opened in 
2005; they plan to hire between eight and 10 agents. Medford's People's 
Bank of Commerce opened a new branch on Siskiyou Boulevard in 2005. 

The Ashland Chamber of Commerce and the City of Ashland conducted a 
survey to learn about the overall health of Ashland's business community and find 
ways to improve the business climate in Ashland. The 2005 Business Retention 
and Expansion Survey targeted firms involved in the following sectors: 
Accommodations and Food Services, Manufacturing, Retail Trade, and Health 
Care. Some characteristics of survey respondents included: the majority of firms' 
more than 1,600 employees lived in Ashland, about two-thirds of the businesses 
began in Ashland, and the firms were predominantly small businesses. 

The survey identified the following advantages and disadvantages of doing 
business in Ashland: 

• Advantages focused on quality of life issues, such as Ashland's livability, 
small town feel, beauty, educational system, traffic and bicycling systems, 
environmental quality, and access to the outdoors. Other advantages 
included the community and business climate, Ashland's location, and the 
people in Ashland. 

• Disadvantages focused on Ashland's costs, such as high living costs, 
affordability, and higher costs of doing business. Other disadvantages 
ihcluded Ashland's small market, small labor pool, seasonality and 
tourism, access to transportation and air travel, land use and planning, and 
politics and government. The key challenges to doing business in Ashland 
included access to labor and lack of specialized skills in the labor market 
and the affordability and costs of doing business in Ashland. 
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OUTLOOK FOR GROWTH IN ASHLAND 

Table A-9 shows the draft population forecast for Ashland and Jackson 
County.25 The forecast shows Ashland growing at a slower rate compared with 
Jackson County. Ashland's population is expected to grow from 20,880 people in 
2005 to 22,319 people in 2026, an increase of 1,439 people at an annual growth 
rate of 0.32%. By 2040, Ashland's population is forecast to have grown to 23,056 
people, an increase of2,176 people over the thirty-five year period. 

In contrast, Jackson County's population is forecast to grow from 194,515 
people in 2005 to 264,419 people by 2026, an increase of 69,904 people at an 
annual rate of 1.47%. By 2040, Jackson County is forecast to grow to 306,421 
people. The majority of Jackson County's growth is expected to be concentrated 
in and around Medford and Central Point. 

The City's 2026 population forecast is worth commentary. In 2006, Jackson" 
County conducted a review of population forecasts for all incorporated cities 
within the County, including Ashland. The final population figures adopted by the 
County assume a countywide average annual growth rate of about 1 %. Ashland, 
by contrast, has an assumed average annual growth rate of about 0.28%. This 
lower than average growth rate reflects the tighter land supply and higher housing 
costs in Ashland relative to other cities in the County. It is likely that Ashland will 
experience greater population growth than the County has forecasted. The City 
should monitor population growth over the next five years to determine the 
impact of actual population growth on land needs. 

Table A-9. Draft population forecast 
for Ashland and Jackson County, 
2005 to 2040 

Population Ashland 
2005 20,880 
2026 22,319 
2040 23,056 

Change 2005 to 2026 
Difference 1,439 
% Change 7% 
AAGR 0.32% 

Change 2005 to 2040 
Difference 2,176 
% Change 10% 
AAGR 0.28% 

Source: ECONorthwest, 2006 

Jackson 
County 
194,515 
264,419 
306,421 

69,904 
36% 

1.47% 

111,906 
58% 

1.31% 

Table A-10 shows the Oregon Employment Department's ten-year forecast 
for employment by industry for Oregon and Region 8, which is a combination of 

25 As of the writing of this report, the population forecast was not adopted by Jackson County. The County Board of Commissioners is 
expected to hold public hearings about the population forecasts in January and February of2007. 
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Jackson and Josephine Counties. Table A-I 0 shows that Oregon Employment 
Department forecasts that nonfarm employment growth for 2004-2014 will be 
faster in Region 8 than the State average. The sectors that will lead employment 
growth in Oregon for the ten=year period are Professional and Business Services, 
Health Care & Social Assistance, Leisure & Hospitality, and Retail Trade. 
Together, these four sectors are expected to add 146,900 new jobs or 61 % of 
employment growth in Oregon. Employment growth in Region 8 is expected to be 
led by these same three sectors over the 2004-2014 period, which are expected to 
add 13,050 jobs or 66% of employment gro'wth in Jackson and Josephine 
Counties. 

Table A-10. Nonfarm employment forecast by industry in Oregon and Region 8 
(Jackson and Josephine counties), 2004-2014 

Oregon Region 8* 
Sector/Industry Growth % Growth 2004 2014 Growth 
Natural Resources & Mining -200 -2.1% 970 990 20 
Construction 14,900 18.1% 5,940 7,270 1,330 
Manufacturing 6,000 3.0% 10,010 10,870 8~0 

Durable Goods 6,700 4.5% 7,640 8,160 520 
Wood Product Manufacturing -1,800 -5.6% 3,030 2,940 -90 

Other Manufacturing -700 -1.3% 2,370 2,710 340 
Transportation, & Utilities 8,900 15.7% 3,080 3,660 580 
Wholesale Trade 9,900 13.1% 3,130 3,590 460 
Retail Trade 27,200 14.5% 17,010 20,270 3,260 
Information 5,200 15.8% 2,170 2,570 400 
Leisure & Hospitality 28,600 18.4% 11,410 14,030 2,620 

Accomodation & Food Services 25,400 18.8% 9,730 12,120 2,390 
Other Leasure & Hospitality 3,200 15.5% 1,680 1,910 230 

Financial Activities 11,400 11.8% 5,480 6,340 860 
Professional & Business Services 48,900 27.7% 9,100 11,740 2,640 
Education 6,200 23.8% 690 920 230 
Health Care & Social Assistance 42,200 25.3% 13,870 18,400 4,530 
Other Services 6,300 11.0% 3,650 4,190 540 
Government 24,100 8.9% 15,110 16,600 1,490 

Federal Government -1,000 -3.3% 2,040 2,050 10 
State Government 3,000 4.8% 2,780 3,010 230 

State Education 1,500 5.6% 1,480 1,580 100 
Other State Government 1,500 4.2% 1,300 1,430 130 

Local Government 22,100 12.5% 10,290 11,540 1,250 
Local Education 10,100 10.8% 6,030 6,650 620 
Other Local Government 12,000 14.4% 4,260 4,890 630 

Total Nonfarm Payroll Employment 239,600 15.0% 101,620 121,440 19,820 

Source: Oregon Employment Department. Employment Projections by Industry 2004-2014. Projections summarized by 
ECONorthwest. 

% Growth 
2.1% 

22.4% 
8.6% 
6.8% 

-3.0% 
14.3% 
18.8% 
14.7% 
19.2% 
18.4% 
23.0% 
24.6% 
13.7% 
15.7% 
29.0% 
33.3% 
32.7% 
14.8% 
9.9% 
0.5% 
8.3% 
6.8% 

10.0% 
12.1% 
10.3% 
14.8% 
19.5% 

*Note: The Oregon Employment Department issues employment forecasts by region. Region 8 is Jackson and Josephine Counties 
combined. 
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The implications for Ashland of the growth forecasts for Jackson County and 
Region 8 are: 

• Ashland's population and economy will grow but at a slower pace than 
Jackson County. 
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• Three of the sectors with the largest share of employment in Ashland are 
forecast to grow the fastest in Region 8: Health Care & Social Assistance, 
Leisure & Hospitality (including Accommodations and Food Services), 
and Retail Trade. 
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Appendix B 

Factors Affecting Future 
Economic Growth in Ashland 

Economic development opportunities in Ashland will be affected by local 
conditions as well as the national, state, and regional economic conditions that 
were addressed in Chapter 2 and Appendix A. Factors affecting future economic 
development in the Ashland include its location, buildable land, labor force, 
housing, public services, transportation, natural resources, and quality of life. 
Economic conditions in Ashland relative to these conditions in other portions of 
the Jackson County and southern Oregon form Ashland's comparative advantage 
for economic development. Ashland's comparative advantages have implications 
for the types of fIrms most likely to locate and expand in Ashland. 

There is little that Ashland can do to influence national and regional 
conditions that affect economic development. Ashland can influence local factors 
that affect economic development. The review of local factors in this chapter will 
form a basis for developing economic development strategies for Ashland later in 
this study. 

This appendix begins with a description of comparative advantage and why it 
is relevant for the Economic Opportunity Analysis. This appendix reviews local 
factors affecting economic development in Ashland and any advantages, 
opportunities, disadvantages, and constraints these factors may present. This 
appendix meets the intent of OAR 660-009-0015(4). 

WHAT IS COMPARATIVE ADVANTAGE? 
Each economic region has different combinations of productive factors: land 

(and natural resources), labor (including technological expertise), and capital 
(investments in infrastructure, technology, and public services). While all areas 
have these factors to some degree, the mix and condition of these factors vary. 
The mix and condition of productive factors may allow fIrms in a region to 
produce goods and services more cheaply, or to generate more revenue, than firms 
in other regions. 

By affecting the cost of production and marketing, comparative advantages 
affect the pattern of economic development in a region relative to other regions. 
Goal 9 and OAR 660-009-0015(4) recognizes this by requiring plans to include an 
analysis of the relative supply and cost of factors of production. 26 An analysis of 
comparative advantage depends on the geographic: areas being compared. 
Economic conditions in the Ashland will be largely shaped by national and 
regional economic conditions affecting Southern Oregon. Chapter 2 and 
Appendix B present trends and forecasts of conditions in Oregon and Ashland to 

26 OAR 660-009-0015(4) requires assessment of the "community economic development potential." This assessment must consider 
economic advantages and disadvantages--or what Goal 9 broadly considers "comparative advantages." 
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help establish the context for economic development in Ashland. Local economic 
factors will help determine the level and type of development in Ashland relative 
to other communities in Oregon. 

This chapter focuses on the comparative advantages of Ashland relative to the 
rest of Oregon. The implications of the factors that contribute to Ashland's 
corl1parative advantage are discussed at the end of this chapter. 

LOCATION, SIZE, AND BUYING POWER OF MARKETS 
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Ashland is a community of approximately 21,430 people. Ashland is located 
at the southern edge of the Medford Metropolitan Statistical Area, which has 
more than 198,000 residents. Ashland's location in near the border with 
California has played a critical role in the growth of the City and will continue to 
have implications for economic development in the region: 

• Interstate 5 is located on Ashland's northeast edge and Highway 99 runs 
through Ashland. 

• Ashland has access to workers and markets of the cities within the Bear 
Creek Valley, as well as in other parts of Southern Oregon and Northern 
California. 

• Residents of Ashland have access to shopping, cultural activities, 
recreational activities, and other amenities in Ashland or Medford. 

• Tourism plays an important part of the economy of Ashland. Tourists are 
attracted to Ashland for the following reasons: the Shakespeare Festival 
and other local events, the visual and musical arts, shopping opportunities, 
restaurants, outdoor recreational opportunities, viticulture, parks, and other 
arl1enities. 

• The climate in Ashland is relatively mild and sunny. The County's climate 
is well suited to agriculture, especially the fruit industry. 

Ashland's size and the buying power of Ashland's markets may impact the 
types of businesses that choose to locate in Ashland. Table B-1 shows consumer 
and retail expenditures by category of consumable. Total expenditures in Ashland, 
including household and business expenditures, was approximately $215 million. 
The categories with the largest expenditures included: personal insurance, 
contribution, tobacco, and apparel. 
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Table 8-1. Consumer and Retail Expenditures, 2005 

Apparel 
Education 
Entertainment 
Food and Beverages 
Health Care 
Household Furnishings and Equipment 
Shelter 
Household Operations 
Miscellaneous Expenses 
Personal Care 
Reading 
Tobacco 
Transportation 
Utilities 
Gifts 
Personal Insurance 
Contributions 
Total 

Source: Oregon Prospector 

Per HH Total 
$1,949 $20,040,000 

$960 $3,482,000 
$2,414 $1,062,000 
$6,697 $6,531,000 
$2,811 $1,290,000 
$1,781 $1,002,000 
$8,911 $3,509,000 
$1,491 $3,163,000 

$702 $9,874,000 
$625 $1,376,000 
$152 $8,498,000 
$331 $24,819,000 

$9,075 $6,177,000 
$3,270 $8,811,000 
$1,214 $9,831,000 

$475 $68,849,000 
$1,648 $36,924,000 

$44,506 $215,238,000 

Ashland's size, location, proximity to 1-5, and mixture of urban amenities and 
tourist attractions are primary comparative advantages for economic development 
in Ashland. 

AVAILABILITY OF TRANSPORTATION FACILITIES 
A number of transportation options are available in Ashland, including 

Interstate 5 and multiple State highways, Central Oregon and Pacific Railroad, 
and the Rogue Valley Transportation System. 

Ashland has excellent automotive access. Ashland is located along Interstate 
5, the primary north-south transportation corridor on the West Coast linking 
Ashland to domestic markets in the United States and international markets via 
west Coast ports. In addition, Highway 99 runs through Ashland, connecting the 
City to nearby cities in Jackson County. 

Traffic congestion is a problem on 1-5 and several of the State highways. 
onOT is working with local agencies to increase capacity on the roads near 
Ashland by replacing or upgrading highway interchanges, widening roads and 
bridges, and building new roads. According to RVCOG, some of the worst traffic 
problems include: 

• The entire 1-5 corridor in Jackson County 

• Highway 99 through Ashland 

Other transportation opportunities in Ashland include the Central Oregon and 
Pacific Railroad and the Rogue Valley Transportation System. 
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• The Central Oregon and Pacific Railroad provides freight service for the 
Ashland. The Siskiyou Line runs approximately parallel to 1-5 and runs 
between Northern California and Eugene, Oregon. 

• The Rogue Valley Transportation District (RVTD) serves each of the 
cities in the Bear Creek Valley, except for Eagle Point. It provides 8 fixed 
bus routes that operate Monday through Friday. RVTD offers a wheelchair 
accessible shared ride service for people whose disabilities prevent them 
from using the fixed route bus system. 

Transportation is a comparative advantage that primarily affects the overall 
type of employment and its growth for the region. 

PUBLIC FACILITIES AND SERVICES 
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This section discusses public services that are important for economic 
development, including public policy, tax policy, water, and wastewater. 

PUBLIC POLICY 

Public policy support for economic development includes policies that local 
governments have to support economic activity, such as economic development 
policies and local tax policies. Ashland's comprehensive plan includes the 
following goals: \ 

• Ensuring that the City provides sufficient quantity of lands for commercial 
and industrial uses to provide for the employment needs of its residents 
and a portion of rural residents consistent with the population projection 
for the urban area. 

• Guidelines that govern land use decisions, such as: land division and 
development within employment and manufacturing districts, ensuring 
that development densities are appropriate to the area, and providing 
mixed use zoning where appropriate. 

• Developing and implementing an economic development program which 
will attempt to increase the number, variety and size of retail, service, and 
light industrial activity employers within the urban area, with particular 
emphasis on employers who pay wages at or above the median County 
wage and employ from 5 to 100 people, or who are locally owned. This 
policy also states that the City will work with regional economic 
development agencies on coordinating regional economic development 
activities. 

• Ensuring that economic development ~an OCCUi in a timely and efficient 
manner. 
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• Encouraging economic development of the local resources and enhance 
employment opportunities for existing residents to enhance the 
community's economic health. 

• Working with Southern Oregon University to encourage the growth of 
research and graduate programs, especially on programs that. provide a 
bridge to the international marketplace. 

• Discouraging businesses that are clearly unsuitable for Ashland from 
coming to the City. These businesses include: 

• Businesses, which use large amounts of water. 

• Businesses that emit significant amounts of air pollution. 

•. Businesses that create toxic wastes that require specialized disposal 
techniques not available locally. 

ECO conducted a number of interviews with Ashland stakeholders, including 
business people, developers, and real estate agents. One of the problems identified 
in these interviews is with Ashland's planning process, including the following 
issues: the complexity of the planning system, slowness of the planning process, 
anti-growth attitudes among residents and city staff, and lack of available land. 
Some stakeholders indicated that these problems were significant enough that 
they or their clients preferred to do business in nearby cities, such as Medford or 
White City. 

TAX POLICY 

The tax policy of a jurisdiction is an important factor in economic 
development policy. Table B-2 shows that Ashland's property tax rate is lower 
than the state average. The property tax rate in Ashland is between $14.33 and 
$14.51 per $1,000 of assessed value, compared with a state average of$15.37. 

Table 8-2. Property tax rate 
per $1,000 assessed value 
for Oregon and Ashland, 2005 

Area 

Oregon 
Ashland 

Tax Rate 
(per $1,000 

assessed value) 

$15.37 
$14.33-$14.51 

Source: Oregon Department of Revenue, Property Tax Annual Stats 
Note: Some jurisdictions have different property tax rates for different 
real market areas. We have represented these differences by showing 
the range of property tax rates for these cities . 

. Note: Any city with a property tax rate over $15 per $1,000 of assessed 
value has a local tax levy that goes beyond the Measure 5 limitations. 
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WATER 

.A ... ccording to J\1ike Morrison, Public Works Superintendent for the City of 
Ashland, the City of Ashland provides water services to the residents of Ashland. 
The City obtains its vlater from the Reeder Reservoir, at the base of Mt Ashland, 
They expect water from the reservoir to meet Ashland's water needs until 2012; 
after 2012 they plan to obtain water from the City of Medford as well as Lost 
Creek. The maximum volume the City can obtain from the reservoir is between 
7.5 and 8 million gallons per day. The reservoir can produce 18 million gallons of 
water per day, but the amount the City can obtain is limited by the size of the 
pipeline. They can also get one million gallons per day from the Talent Irrigation 
district. 

The City of Ashland's water treatment plant can treat up to 8 million gallons 
of water per day. This amount is also limited by the size of the pipeline; the plant 
itself can treat up to 10 million gallons per day. Upgrades to the pipeline have 
recently been completed so that the City can transport 10 million gallons per day. 
The City is very involved in water conservation efforts and the long-term plan 
accounts for modest increases in population as well as increased water 
conservation and efficiency of water use. 

The City expects the water system to support employment and population 
growth forecasts for the next 20 years. In the future, Ashland will address _ 
increases in water needs in the following ways: (1) expand its treatment facility to 
increase its capacity, (2) promote water conservation, and (3) possibly complete a 
connection with the Medford Water Commission to provide additional water in 
the event of a drought. Water service in Ashland costs more than from the 
Medford Water Commission, in part because Ashland's water requires more 
treatment. 

WASTEWATER 

The City of Ashland provides wastewater services for residents of Ashland. 
According to Terry Ellis, Wastewater & Water Reuse Supervisor for the City of 
Ashland, wastewater services are provided to the residents within the city limits 
but customers are served on a case-by-case basis if they are located outside of the 
city limits but within the urban growth boundary. 

The capacity of the wastewater treatment plant, which was built in 2003, is 2.3 
million gallons of water per day in dry weather, 3.3 million gallons per day in wet 
weather. Current volumes at the plant are 2.1 million gallons per day in dry 
weather, 2.3 million gallons per day in wet weather. Basing growth projections on 
an assumption that most growth occurring in the City will be residential, the City 
of Ashland projects that it has enough capacity to serve residents through 2025. 
The City has no major problems with infiltration and inflow. . 
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ACCESS TO SUPPLIERS AND UTILITIES 
Ashland has access to suppliers on the West Coast suppliers via 1-5 and the 

Central Oregon and Pacific Railroads. Ashland can get freight from West Coast 
port facilities via 1-5 or the railroads. 

Power is provided by City of Ashland's Electric Department, natural gas is 
from A vista, phone service is provided by Qwest, and cable television is provided 
by Charter Cable or Ashland Fiber Network. 

LIMITS ON DEVELOPMENT FROM FEDERAL AND STATE 
ENVIRONMENTAL PROTECTION LAWS 

Based on the information in the buildable lands inventory, presented in 
Section IV of the report, there does not appear to be any limitations to industrial 
or other development re'sulting from federal or state environmental protection 
laws. 

LABOR MARKET FACTORS 
The availability of labor is critical for economic development. Availability of 

labor depends not only on the number of workers available, but the quality, skills, 
and experience of available workers as well. This section examines the 
availability of workers for Ashland. 

The labor force in any market consists of the adult population (16 and over) 
who are working or actively seeking work. The labor force includes both the 
employed and unemployed. Children, retirees, students, and people who are not 
actively seeking work are not considered part of the labor force. According to the 
2000 Census, Jackson County has more than 85,000 people in its labor force and 
Ashland has about 10,500 in the labor force. 

The unemployment rate is one indicator of the relative number of workers 
who are actively seeking employment. Labor force data from the Oregon 
Employment Department shows that unemployment in Jackson County was 6.0% 
of the labor force, compared with 6.1 % in Oregon.27 

Figure B-1 shows a comparison of the commute time to work for residents 16 
years and older for Oregon, Jackson County, and Ashland. Residents of Ashland 
spend less time commuting to work than all residents of Jackson County or 
Oregon. Thirty-four percent of residents of Ashland commute 10 minutes or less, 
compared with 19% of Jackson County residents and 17% of residents of Oregon. 
Ashland also has a larger share of residents who worked from home (8%), 
compared with Jackson County (6%) and Oregon (5%). 

27 The data in Table 3-3 show that unemployment was 4.2% in Jackson County and 4.4% in Oregon in 2005. This information was 
produced by Claritis. ECO has presented the official unemployment rate, which is calculated by The Bureau of Labor Statistics in the U.S. 
Department of Labor. 
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Figure 8-1, Commuting time to work in minutes for residents 16 
years and older, Oregon, Jackson County, and Ashland, 2000 
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Figure B-2 shows the percent of population by education level completed in 
the Ashland, Jackson County, and Oregon. Table B-1 shows that Ashland has a 
greater share of residents with an associate's degree or higher (58%) than 
residents of Oregon (32%) or Jackson County (28%). The large share of residents 
with a bachelor's degree and graduate or professional degree may be due to the 
presence of Southern Oregon University. 

ECONorthwest April 2007 Ashland Economic Opportunities Analysis 



Figure 8-2. Educational attainment for the population 25 years and 
over, Oregon, Jackson County, and Ashland, 2000 
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Respondents to the Ashland Chamber of Commerce's Business Retention and 
Expansion Survey indicated that labor availability and labor skills was a problem 
in recruiting employees. The reasons for hiring employees from outside of the 
region included need for qualified labor or need for specialized skills. 

Figure B-3 and Table B-3 show the where residents of Ashland work in 2003. 
Figure B-3 and Table B-3 show that 83% of Ashland's residents were employed 
in Jackson County, with 52% of Ashland's residents working in Ashland and 20% 
working in Medford. 
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Figure 8-3. Places that residents of Ashland were employed, 2003 
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Sources: US Census Bureau, LED Origin-Destination Data Base (2nd Quarter 2003) 
Notes: No census designated geography available through the On the Map website approximates the Bear Creek Valley. 
ECONorthwest used the freehand tool in the On the Map Website to specify a geography which approximates the Valley for the 
purposes of calculating a labor and commute sheds. 
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Table 8-3. Places that residents of Ashland 
were employed, 2003 

Number Percent 
Jackson County 2,861 83% 

Ashland 1,780 52% 
Medford 704 20% 

Josephine County 95 3% 
Lane County 78 2% 
All Other Locations 407 12% 
Total 3,441 100% 

Sources: US Census Bureau, LED Origin-Destination Data Base (2nd Quarter 2003) 
Notes: No census designated geography available through the On the Map website approximates the Bear 
Creek Valley. ECONorthwest used the freehand tool in the On the Map Website to specify a geography which 
approximates the Valley for the purposes of calculating a labor and commute sheds. 

Figure B-4 and Table B-4 show where employees of fIrms located in Ashland 
lived in 2003. Eighty-four percent of Ashland's workers lived in Jackson County 
and 44% lived in Ashland. About 20% of Ashland's workers lived in 
unincorporated areas of Jackson County and 13 % lived in Medford. Workers may 
be more likely to live outside of Ashland because of the high cost of housing and 
tight supply of rental housing. . 
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Figure 8-4. Places where workers in Ashland lived, 2003 
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Table 8-4. Places where workers in Ashland lived, 2003 

Number Percent 
Jackson County 4,524 84% 

Ashland 2,389 44% 
Medford 688 13% 
Talent 276 5% 
Unincorporated Areas 1,100 20% 

Josephine County 125 2% 
Out -of-State 311 6% 
All Other Locations 433 8% 
Total 5,393 100% 

Sources: US Census Bureau, LED Origin-Destination Data Base (2nd Quarter 2003) 
Notes: No census designated geography available through the On the Map website approximates the Bear 
Creek Valley. ECONorthwest used the freehand tool in the On the Map Website to specify a geography which 
approximates the Valley for the purposes of calculating a labor and commute sheds. 

Table B-5 shows changes in ethnicity Oregon, Jackson County, and Ashland 
between 1990 and 2000. This table shows that the Ashland has a lower proportion 
of Hispanic or Latino residents than Jackson County and Oregon in 2000. 
Between 1990 and 2000, Ashland's Hispanic and Latino population decreased by 
18% (152 people), compared with growth in the Hispanic and Latino population 
of 104% in Jackson County and 144% in Oregon. 
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Table 8-5. Changes in ethnicity, Oregon, Jackson County, and 
Ashland, 1990 and 2000 

Jackson 
Oregon County Ashland 

1990 
Total Population 2,842,321 140,440 23,162 
Hispanic or Latino 112,707 5,949 847 
Percent Hispanic or Latino 4.0% 4.2% 3.7% 

2000 
Total Population 3,421,399 181,269 19,522 
Hispanic or Latino 275,314 12,126 695 
Percent Hispanic or Latino 8.0% 6.7% 3.6% 

Change 1900-2000 
Hispanic or Latino 162,607 6,177 (152) 
Percent Hispanic or Latino 144% 104% -18% 

Source: u.s. Census 

The workforce in Ashland differs from the workforce in Jackson County and 
Oregon in terms of educational attainment and ethnicity. Residents of Ashland are 
less likely to be Hispanic or Latino, and more likely to have a college degree. 

Commuting is common in Ashland. Nearly half of the people who live in 
Ashland commute outside of Ashland for work. Less than half of Ashland's 
workers live in Ashland. The implication of this workforce analysis is that, while 
a substantial amount of Ashland's workforce lives within the City, Ashland is 
able to attract educated workers from most of Jackson County and surrounding 
areas. 

It does not appear that workforce will be a constraint on employment growth 
in Ashland, but if energy prices increase significantly enough to curtail 
commuting, workforce availability could constrain employment growth. 
However, firms in the region have indicated that they have had problems 
recruiting qualified employees. Firms needing specialized skills or employees 
with specific qualifications may need to hire employees from outside of the 
region. 

EDUCATIONAL AND TECHNICAL TRAINING PROGRAMS 
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The following is a summary of educational and training programs located in 
or near Ashland. 

• Southern Oregon University, Ashland: SOU is a four-year public 
university of approximately 5,000 students specializing in liberal arts, 
sciences, and select graduate and professional programs. SOU's main 
campus is located in Ashland. (http://www.sou.edu/) 

• Oregon Health Sciences University School of Nursing, Ashland: 
OHSU School of Nursing offers both undergraduate degree and graduate 
degree programs in a variety of formats, locations, and specialties. OHSU 
School of Nursing has several branch campuses across Oregon. The 
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HOUSING 

Ashland Campus is located on the campus of SOU. 
(http://www.sou.edu/cgildeptcat3.cgi?dept=NUR) 

• Abdill Career College Inc., Medford: Abdill Career College offers 
courses in dental assisting, medical assisting, medical from office 
management, medical transcription, legal assistant, accountant clerk, 
office clerk, and phlebotomy. (http://www.abdill.coml) 

• Rogue Community College, Medford: Rogue community college has 
several branch campuses across southern Oregon. The main campus ( the 
Redwood campus) is located in Grants pass. The two branch campuses are 
located in Medford (the Riverside campus) and White City (the Table 
Rock campus). As a comprehensive two-year community college, RCC 
offers Academic and professional technical programs, college transfer 
courses, basic skill programs for adults, courses for personal enrichment, 
and courses for continuing education. (http://www.roguecc.edu/) 

• Pacific Bible College, Medford: Pacific Bible College is a non-accredited 
institution that offers a One-Year Certificate of Christian Ministry and a 
Two-Year Associate of Biblical Studies. (http://www.pacificbible.coml) 

Housing is an important component of any economic development strategy 
because it affects the type of residents and employers who may be attracted to a 
region. Housing and economic development strategies should consider the 
availability of affordable housing for all income levels. . 

Housing choices includes choices about location and the type of housing. 
When making location decisions, households may consider many factors: views, 
neighborhood characteristics, quality of schools, tax rates, commute times, and 
other quality of life issues. Housing type is defined by many attributes, the most 
important of which are structure type (e.g., single-family, multi-family) and size, 
lot size, quality and age, price, and tenure (own/rent). 

Housing type and tenure are important components of housing choice. Table 
B-6 shows dwelling units by type in the Ashland, Jackson County and Oregon in 
2000 as reported by the Census. Ashland has a smaller proportion of single-family 
dwelling units than Jackson County and Oregun. It has a srI1aller share of 
manufactured and mobile dwellings and larger share of multifamily dwellings 
than Oregon. Homeownership rates in Ashland are lower than Oregon and 
Jackson County. 
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Table 8-6. Dwelling units by type and tenure, Ashland, Jackson 
County and Oregon, 2000 

Ashland Jackson County Oregon 
Number Percent Number Percent Number Percent 

Total Housing Units 9,053 100% 75,737 100% 1,452,709 100% 
Single-family 5,375 59% 50,159 66% 959,266 66% 
Multifamily 3,453 38% 13,624 18% 334,897 23% 
Manufactured/Mobile 225 2% 11,954 16% 158,546 11% 

Occupied Housing Units 8,552 100% 71,532 100% 1,333,723 100% 
Owner Occupied 4,450 52% 47,564 66% 856,951 64% 
Renter Occupied 4,102 48% 23,968 34% 476,772 36% 

Source: US Census of Population and Housing 

Housing prices are an important factor in a business's choice about where to 
locate. Businesses may choose to relocate from an area with high housing costs to 
an area with lower housing costs. Table B-7 shows a comparison of the median 
sales price of homes for selected MSAs in the West, including the Medford­
Ashland MSA. Table 3-7 shows that the median sales price in the Medford­
Ashland MSA was lower than the median sales price in the following MSAs: 
Seattle, W A; Sacramento, CA; Los Angeles, CA; and San Francisco, CA. 

Table 8-7. Median sales price residences for selected Metropolitan 
Statistical Areas, fourth quarter 2004 and 2005 

Area 

San Francisco-San mateo-Redwood City, CA 

Los Angeles-Long Beach-Glendale, CA 

Sacramento--Arden-Arcade--Roseville, CA 

Seattle-Bellevue-Everett, WA 

Medford-Ashland, OR* 

Phoenix-Mesa-Scottsdale, AZ 

Portland-Vancouver-Beaverton, OR-WA 

Denver-Aurora, CO 

Boise City-Nampa, 10 

Salt Lake City, UT 

Source: National Association of Home Builders, 2006 

Median Sales Price 
4th Quarter 2004 

$680,000 

$415,000 

$360,000 

$274,000 

$215,000 

$183,000 

$201,000 

$220,000 

$181,000 

$183,000 

*Note: the Medford-Ashland MSA includes all of Jackson County. 

Median Sales Price 
4th Quarter 2005 

$750,000 

$500,000 

$415,000 

$324,000 

$270,000 

$255,000 

$244,000 

$230,000 

$222,000 

$218,000 

An examination of housing prices within Jackson County shows that housing 
prices have increased significantly over the past five years, making housing less 
affordable. A recent housing needs analysis that ECONorthwest conducted for the 
Bear Creek Valley showed that one-third of Jackson County's households paid 
30% or more of their income for housing. The rate was much higher for renters 
(47%) than for homeowners (25%).28 

A breakdown by location provides a picture of how sales prices are changing 
within the region. Table B-8 shows the recorded sales price of single-family 
residences by city and year. The results show that single-family home prices 

28 u.s. Census, 2000 
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increased in all cities but that housing prices within the Bear Creek Valley were 
highest in Ashland and Jacksonville. 

Table 8-8. Median and average recorded sales price of single-family 
residences by city and year, Jackson County, 11/02 - 4106 

Year Increase (2002-2005) 
CITY 2002 2003 2004 2005 Dollars Percent 

Median Sales Price 
! Ashland 251,000 277,000 315,000 389,000 138,000 55% 

Central Point 143,900 156,000 198,000 242,000 98,100 68% 

Eagle Point 142,700 139,900 194,000 259,900 117,200 82% 

Jacksonville 223,000 269,950 343,667 417,000 194,000 87% 

Medford 145,250 161,000 190,000 245,000 99,750 69% 

Phoenix 150,900 178,800 195,750 242,000 91,100 60% 

Talent 149,900 160,000 181,450 250,000 100,100 67% 

Rest of County 125,000 127,555 158,900 201,500 76,500 61%\ 

Average Sales Price 

Ashland 300,897 310,437 360,637 428,058 127,161 42% 

Central Point 142,548 161,582 293,489 261,578 119,031 84% 

Eagle Point 170,932 165,350 233,984 295,074 124,142 73% 

Jacksonville 269,918 271,656 361,739 534,588 264,670 98% 

Medford 164,875 179,774 239,041 273,474 108,599 66% 

Phoenix 159,521 175,964 206,800 248,892 89,371 56% 

Talent 145,670 176,891 188,177 266,182 120,512 83% 

Rest of County 150,457 153,087 197,561 237,345 86,887 58%1 

Source: Jackson County Assessor; analysis by ECONorthwest 
Note: includes property classifications 101 -109, includes sales outside 
theAQMA 
The Talent 2006 data does not include one sale for $2.7 million that skews the average 

The implication of this housing analysis is that housing costs may be a 
constraint on the availability of workers. Housing costs in Ashland are the most 
expensive markets in Jackson County and some of the most expensive in Oregon. 
It would not be inappropriate to assert that high housing costs are forcing workers 
to live in other cities and may ultimately affect the desirability of Ashland for 
certain types of economic activity. 

The high housing costs, increase in housing prices, and lack of workforce 
housing may constrain the types of people who move to Ashland, making it 
difficult for employers to fill lower paying jobs. Workers may have to live in 
communities further from Ashland, causing an increase in commuting. 

QUALITY OF LIFE 
Quality of life is difficult to assess because it is subjective-different people 

will have different opinions about factors affect quality of life, desirable 
characteristics of those factors, and the overall quality of life in any community. 
Economic factors such as income, job security, and housing cost are often cited as 
important to quality of life. These economic factors and overall economic 
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conditions are the focus of this report, so this section will focus on non-economic 
factors that affect quality of life. 

Ashland's quality of life, combined with it location and access to 
transportation, is a key comparative advantage for econonlic developnlent. Eeo 
conducted interviews with twelve stakeholders in Ashland, asking a variety of 
questions about Ashland, the perception of the business cli.lTJ.ate, and qualit<j of 
life. The stakeholders included local business people, real estate agents, 
developers, and city and state officials. The following list summarizes the quality 
of life factors that affect the city: 

• Small town atmosphere. Ashland has a small town atmosphere that is 
attractive to families with children and retirees. 

• Access to high quality education. Stakeholders praised the quality ofK-12 
schoo Is in Ashland. In addition, residents of Ashland have easy access to 
Southern Oregon University. 

• Cultural amenities and events. Ashland has a number of cultural 
amenities, such as museums and wine tasting and vineyard activities. The 
city is home to a number of events, including the Shakespeare Festival. 

• Shopping opportunities. Ashland provides diverse shopping opportunities, 
such as galleries, bookstores, upscale boutiques, and sporting goods stores. 

• Physical beauty of surrounding areas. The lands surrounding Ashland are 
attractive to residents of Ashland and tourists. The city's parks and 
surrounding vistas, such as Mount Ashland, provide a beautiful setting. 

• Sunny, mild weather. The weather in Ashland is generally sunny and mild. 

• Outdoor recreational activities. There are a number of outdoor 
recreational opportunities available near Ashland, including: hiking, 
fishing and boating on the Rogue River, the Bear Creek Greenway (which 
runs along the Bear Creek from Ashland to the Rogue River), skiing, and 
other activities. 

• Ease of auto access. Although some of the roads near Ashland suffer from 
congestion, Ashland has excellent automobile access, especially to I -5. 

• Access to the Oregon Coast and Crater Lake. Ashland is located a few 
hours drive from the Oregon Coast and Crater Lake. 

• Local hospital. The Ashland Community Hospital provides local medical 
services; regional hospitals include the Rogue Valley Medical Center and 
the Providence Medford Medical Center. 

The city's advantages from quality of life and location suggest that Ashland 
will continue to attract residents and businesses that are attracted to Southern 
Oregon and Northern California. 
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AppendixC Employment Forecast 

To provide for at least an adequate supply of commercial and industrial sites 
consistent with plan policies, Ashland needs to have an estimate of the amount of 
commercial and industrial land that will be needed over the planning period. 
Demand for commercial and industrial land will be driven by the expansion and 
relocation of existing businesses and new businesses locating in Ashland. The 
level of this business expansion activity can be measured by employment growth 
in Ashland. This appendix presents a projection of future employment levels in 
Ashland for the purpose of estimating demand for commercial and industrial land. 

The projection of employment in this chapter has four major steps: 

1. Establish base employment for the projection. We start with the 
estimate of covered employment in Ashland's UGB presented in 
Appendix A. Covered employment does not include all workers, so we 
adjust covered employment to reflect total employment in Ashland. 
Employment by sector will be summarized into employment by land 
use type for the purposes of estimating land demand by type. 

2. Identify potential growth industries in Ashland. Given trends in 
economic activity and expected growth in Oregon, and Ashland's 
comparative advantages, we identify the types of firms and industries 
that may locate in Ashland. 

3. Project total employment. The projection of total employment will 
consider a variety of factors, including historical growth rates and 
projections for Jackson County, 

4. Allocate total employment to land use types. This allocation will use 
assumptions based on expected trends in employment growth by land 
use type. 

The remainder of this chapter is organized by headings that correspond to 
these three major steps for the projection. 

EMPLOYMENT BASE FOR PROJECTION 
An estimate of the number of employees in Ashland is needed to forecast 

employment growth. Table C-l shows an estimate of total employment in the 
Ashland U GB in 2007. The estimate was developed using an estimate of covered 
employment from the confidential Quarterly Census of Employment and Wages 
(QCEW) data provided by the Oregon Employment Department. Covered 
employment does not include all workers in an economy. Most notably, covered 
employment does not include sole proprietors. Analysis of data shows that 
covered employment reported by the Oregon Employment Department for 
Jackson County is only about 71 % of total employment reported by the U.S. 
Department of Commerce. The comparison of covered employment to total 
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employment in Jackson County was used to develop an estimate of covered 
employment by sector in Ashland. 

Table C-1 shows that Ashland had an estimated 12,816 employees within its 
UGB in 2004. This figure results in a relatively low population-to-employment 
ratio of 1.6 persons per employee. The statewide· average is about 1.9 persons per 
employee. This result is not surprising for Ashland-the City is an employment 
center and draws workers from throughout the County, in part because housing is 
more expensive in Ashland than other parts of Jackson County. 

Table C-1. Estimated total employment in Ashland UGB by land use type, 2007 

Covered Employment Total Employment 
2004 '10 of % of Total 

Land Use Type I Sector 2004 Total Emp. 2004 2007 2007 Emp. 

Industrial 1,094 74% 1,470 1,503 11% 
Agriculture, Forestry, Fishing, Hunting 37 84% 44 45 0% 
Mining - - - 0% 
Utilities - - - 0% 
Construction 320 58% 550 562 4% 
Manufacturing 593 85% 697 713 5% 
Wholesale Trade 117 82% 142 145 1% 
Transportation & Warehousing 27 37 38 0% 

Retail and Commercial 6,322 66% 9,547 9,764 74% 
Retail 1,284 80% 1,604 1,640 13% 
Information 172 209 214 2% 
Finance & Insurance 192 62% 308 315 2% 
Real Estate Rental & Leasing 146 27% 543 555 4% 
Professional, Scientific & Technical Services 239 40% 604 618 5% 
Management of Companies 29 30 31 0% 
Admin. Support & Cleaning Services 104 161 165 1% 
Education 100 230 235 2% 
Health & Social Assistance 1,466 78% 1,882 1,925 15% 
Arts, Entertainment & Recreation 556 1,209 1,236 9% 
Accomodations & Food Services 1,581 89% 1,769 1,809 14% 
Other Services (except Public Admin.) 453 45% 998 1,021 8% 

Public 1,642 91% 1,799 1,840 14% 
Government 1,642 91% 1,799 1,840 14% 

Total Employment 9,058 71% 12,816 13,107 100% 

Source: 2004 covered employment from confidential Quarterly Census of Employment and Workforce data provided by the Oregon 
Employment Department. Employment summarized by land use type by ECONorthwest. Covered employment as a percent of total 
employment calculated by ECONorthwest using data for Jackson County employment from the U.S. Department of Commerce, 
Bureau of Economic Analysis (total) and the Oregon Employment Department (covered). 2004 total employment converted to 2007 
total employment by ECONorthwest using an annual growth rate of 0.75% over three years. 

POTENTIAL GROWTH INDUSTRIES 

Page C-2 

An analysis of growth industries in Ashland should address two main 
questions: (1) Which industries is Ashland most likely to attract and (2) Which 
industries best meet Ashland economic objectives? The types of industries that 
Ashland wants to attract have the following attributes: high-wage, stable jobs vvith 
benefits; non-polluting industries; industries that use comparatively little water; 
and industries that are compatible with Ashland's community values. The analysis 
of economic conditions and trends in Section II and Ashland's comparative 
advantages in Section III have implications for the industries with potential for 
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growth in Ashland. Based on these assumptions, the types of frrms that may 
locate in Ashland include the following: 

Retail and Services. About three-quarters of Ashland's current employment 
is in retail and services. The State's forecast for nonfarm employment forecast for 
2004 to 2014 (Table A-9) projects that about two-thirds of employment growth in 
Region 8, which includes Jackson County, will be in Retail and Services. Ashland 
may attract the following industries: 

• Ashland may attract retail and services to serve residents, such as financial 
institutions, drug stores, and grocery stores. 

• The aging population in Ashland, both from aging of existing residents 
and in-migration of retirees, may attract healthcare related firms that 
provide services to older people, such as assisted living facilities or 
retirement centers. 

• Population growth, changing demographics, and tourism may drive more 
development of small and specialty retail shops, as well as offices for 
business, professional, and health care services. 

• Ashland's amenities, high quality of life, and the presence of Southern 
Oregon University may be attractive for firms engaged in professional, 
scientifi~ and technical services, such as software design, engineering, and 
research~ 

• Ashland's proximity to outdoor recreation areas and attractions like the 
Shakespeare Festival makes Ashland highly attractive to tourists. 
Industries that serve tourists, such as food services, accommodations,' and 
specialty retail, are likely to grow if tourism increases. 

Manufacturing and Light Industrial. Ashland has comparative advantages, 
such as location, access to transportation, access to natural resources, and high 
quality of live that may contribute to the growth in employment in the following 
light industries: 

• Ashland should be attractive to small-scale light manufacturing firms. 
Examples include high-tech electronics, recreational equipment, furniture 
manufacturing, specialt"j apparel, and other specialt-j mfulufacturing. 

• Ashland's high amenities, tourism, and proximity where fruits are grown 
should make Ashland attractive to viniculture and related industries. 

• Ashland may be attractive to small food processing firms, especially firms 
specializing in organic or natural foods. Constraints on the amount of 
potable water available in Ashland will discourage water-intensive food 
processors from locating in Ashland. 
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Government and Institutional. As population grows in Ashland, government 
employment will grow. The following types of public employment may grow in 
Ashland: 

• Demand for government services, such as education, will grow with 
population growth. 

• Ashland will continue to be the location for regional institutions such as 
Southern Oregon University, the Ashland C01Tl~1TI.unity Hospital, Ashland 
City gove~1TIental offices, and local schools. 

PROJECTION OF TOTAL EMPLOYMENT 

Sections II and III presented economic conditions, trends, and forecasts for 
Ashland, Jackson County, and Oregon. Using these trends and projections to 
forecast the rate of total employment growth in Ashland's UGB requires that we 
make some qualitative judgments about future conditions: 

• Employment in Jackson County has grown faster than population since 
1980. Demographic and employment data shows that Jackson County the 
ratio of residents per job has been decreasing since 1980, meaning that 
there are more jobs per person in Jackson County in 200S than there were 
in 1980. 

• Ashland's ratio of residents per job is lower than Jackson County's. This 
indicates that Ashland is an employment center in Jackson County. People 
work in Ashland but live in other cities. 

• Ashland's residential and employment markets are unique in Jackson 
County and possibly unique in Oregon. Housing prices and housing 
densities are higher in Ashland than in most places in Oregon, except the 
Portland Metro area. Even with the higher housing prices and densities, 
Ashland continues to be attractive to residents and businesses. ECO 
assumes that employment in Ashland will continue to grow faster than 
population. 

• The employment capacity, described in Section IV, on vacant and partially 
vacant industrial and other employment lands in Ashland is between about 
1,600 and 2,2S0 employees. 

Based on these judgments, historic employment growth in Jackson County, 
and the population growth rates forecast for Jackson County and Ashland, it 
appears that an appropriate assumption for the average annual rate of total 
employment growth is 0.7S% for the next twenty years. Table C-2 shows the 
result of applying this growth rate to the total employment base in Ashland 
estimated in Table C-l. Between 2027 to 20S7, we assumed that employment 
growth would slow to 0.3S% annually. This results in an average annual growth 
rate ofO.Sl % for the 2007-20S7 period. 
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Table 4-2. Total employment 
growth in Ashland's 
UGB area, 2007-2057 

Total 
Year Employment 
2007 13,107 
2012 13,606 
2017 14,124 
2022 14,662 
2027 15,220 
2037 15,761 
2047 16,321 
2057 16,901 

2007-2027 . 
Growth 2,113 
% Growth 16% 
AAGR 0.75% 

2007-2057 
Growth 3,794 
% Growth 29% 
AAGR 0.51% 

Source: ECONorthwest. 
Note: s~aded cells indicate assumptions by ECONorthwest. 

To estimate employment growth by land use type in the Ashland UGB, ECO 
took the forecasted level of total employment in 2027 (15,220) and estimated the 
distribution of this employment among the three categories of land use types. ' 
Table C-3 shows the share of employment by land use type in 2007 and the 
assumed shares in 2027 and 2057. The forecast by land use category does not 
anticipate a significant shift in the distribution of employment between 2007 and 
2027. 

Table C-3. Employment growth by land use type in Ashland's UGB, 
2007-2057 

2007 % of 2027 2057 %of 2007-2027 2007-2057 

Land Use Type Total Total Total Total Total Growth Growth 
Retail and Services 9,764 74% 10,654 11,831 70% 890 2;067 
Industrial 1,503 11% 2,283 2,535 15% 780, 1,032 
Government 1,840 14% 2,283 2,535 15% 443 695 
Total Employment 13,107 100% 15,220 16,901 100% 2,113 3,794 

Source: ECONorthwest. 
Note: shaded cells indicate assumptions by ECONorthwest. 

ALLOCATION OF EMPLOYMENT TO LAND-USE TYPES 

Employment growth in Ashland will drive demand for industrial, commercial, 
and public land. To estimate the demand for land generated by employment 
growth, Eeo used factors for the number of employees per acre for each of the 
three land use types used in the employment forecast. ECO began this step by 
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making a deduction from total new employment (we refer to this as the "refill" 
assumption). This deduction accounts for: 

• Percent of total employment growth that requires no commercial or 
industrial built space or land. Some new employment will occur outside 
commercial and industrial built space or land. For example, some 
construction contractors may work out of their homes, with no need for a 
shop or office space on non-residential land. 

• Percent of employment growth on non-residential developed land 
currently developed. Some employment growth will be accommodated 
on existing developed or redeveloped land, as when an existing firm adds 
employees without expanding space. 

Typical refill deductions range from 10% in small cities to 30% or more for 
larger areas. For example, Portland Metro estimated refill at around 40% for 1996 
and 1997 in a small empirical study they conducted. A reasonable refill rate for 
Ashland probably falls somewhere in the middle. Based on analysis of the City's 
buildable land inventory, ECO estimates that Ashland has capacity for 700-800 
employees on redevelopable lands. This redevelopment potential adds 30% to 
50% to the City's overall employment capacity. Moreover, the City has a high 
rate of employment that is not located on lands designated for employment uses. 
About 17% of all employees in Ashland in 2004 were located in residential zones. 
However, some employers (retail and manufacturing, for example) will be 
required to locate on employment land. Thus, it is reasonable to assume that 20% 
of new employment will not require vacant commercial or industrial land. 

The next set of assumptions needed to estimate non-residential land need is 
employees per acre (EPA). This variable is defined as the number of employees 
per acre on non-residential land that is developed to accommodate employment 
growth. There are few empirical studies of the number of employees per acre, and 
these studies report a wide range of results. Ultimately the employees/acre 
assumptions reflect a judgment about average densities and typically reflect a 
desire for increased density of development. The final assumption is a net to gross 
factor. The EPA assumptions are employees per net acre (e.g., acres that are in tax 
lots). As land gets divided and developed, some of the land goes for right-of-way 
and other public uses. The net to gross factor varies by land use, but 25% is a 
reasonable assumption for employment lands. This assumption is consistent with 
the net to gross factor used by the City in the Buildable Lands Update. 

Table C-4 shows estimated demand for employment land in the Ashland UGB 
by land use type for the 2007-2027 and 2007-2057 periods. The results show that 
Ashland will need an estimated 165 gross acres of land for employment within its 
UGB for the 2007-2027 period and 283 gross acres between the 2007-2057 
period. 
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Table C-4. Estimated demand for employment land in the Ashland UGB by 
land u'se type, 2007-2027 and 2007-2057 

Land Need 
Total New Emp. On Emp. on Emp. Per Land Need (Gross 

Land Use Type Emp. Refill Land New Land Net Acre (Net Acres) Acres) 

2007·2027 
Retail and Services 890 178 712 17 41.9 55.8 

Industrial 780 156 624 12 52.0 69.3 

Government 443 89 354 12 29.5 39.4 

Total 2,113 423 1,690 123.4 164.6 
2007·2057 

Retail and Services 2,067 413 1,654 17 97.3 129.7 

Industrial 1,032 206 826 12 68.8 91.7 

Government 695 139 556 12 46.3 61.8 

Total 3,794 379 3,415 212.4 283.2 

Source: ECONorthwest. 

Employment growth in Ashland is expected in the each of the categories 
defined by type of land use: Retail and ServiCes, Industrial, and Government. 
There are a wide variety of firms within each of these categories, and the required 
site and building characteristics for these firms range widely. As such, a variety of 
parcel sizes, building types, and land use designations in Ashland are required to 
accommodate expected growth. 
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Appendix A: Technical Reports and Supporting Documents 
City of Ashland, Oregon Comprehensive Plan 

Periodically, the City may choose to conduct studies and prepare technical reports to adopt by 
reference within the Comprehensive Plan to make available for review by the general public. 
These studies and reports shall not serve the purpose of creating new city policy, but rather the 
information, data and findings contained within the documents may constitute part of the basis on 
which new policies may be formulated or existing policy amended. In addition, adopted studies 
and reports provide a source of information that may be used to assist the community in the 
evaluation of local land use decisions. 

Chapter II, Introduction and Definitions 

The following reports are adopted by reference as a supporting document to the Ashland 
Comprehensive Plan, Chapter II, Introduction and Definitions. 

1. Croman Mill Site Redevelopment Plan (2008) by Ordinance _ on _____ _ 

Chapter IV, Environmental Resources 

The following reports are adopted by reference as a support document to the Ashland 
Comprehensive Plan, Chapter IV, Environmental Resources. 

1. City of Ashland Local Wetland Inventory and Assessment and Riparian Corridor InventOiY 
(2005/2007) by Ordinance 2999 on December 15, 2009. 

Chapter VII, Economy 

The following reports are adopted by reference as a support document to the Ashland 
Comprehensive Plan, Chapter VII, The Economy. 

1. City of Ashland: Economic Opportunities Analysis (April 2007) by Ordinance _ on 



ORDINANCE NO. ?/o!; I 

AN ORDINANCE AMENDING AMC lS.72.0S0.C SITE DESIGN REVIEW 
STANDARDS TO ADD NEW SITE DESIGN AND USE STANDARDS FOR 

THE CROMAN MILL DISTRICT " 

WHEREAS, Article 2. Section 1 of the Ashland City Charter provides: 

Powers of the City The City shall have all powers which the constitutions, statutes, and 
common law of the United States and of this State expressly or impliedly grant or allow 
municipalities, as fully as though this Charter specifically enumerated each of those 
powers, as well as all powers not inconsistent with the foregoing; and~ in addition thereto, 
shall possess all powers hereinafter specifically granted. All the authority thereof shall 
have perpetual succession. 

WHEREAS, the above referenced grant of power has ht{en interpreted as affording all 
legislative powers home rule constitutional provisions reserved to Oregon Cities. City of 
Beaverton v. International Ass'n of Firefighters, Local 1660, Beaverton Shop 20 Or. App. 293; 
531 P 2d 730, 734 (1975); and 

WHEREAS, the City of Ashland Planning Commission considered the above-referenced 
recommended amendments to the Ashland Municipal Code and Land Use Ordinances at a duly 
advertised public hearing on January 12; 2010 and subsequent public hearing continuance dates, 
and on February 23,2010, following deliberations, recommended approval of the amendmenis 
by a vote of6-2; and " 

WHEREAS, the City Council of the City of Ashland conducted a duly advertised public hearing 
on the above-referenced'amendments on April 6, 2010 and on subseq"uent public hearing 
continuance dates; and 

.WHEREAS, the City Council of the City of Ashland, following the close of the public hearing 
and record, deliberated and conducted first and second readings approving adoption of the 
Ordinance in accordance with Article 10 of the Ashland City Charter; and 

WHEREAS, the City Council of the City of Ashland has determined that in order to protect and 
benefit the health, safety and welfare of existing and future residents of the City, it is necessary 
to amend the Ashland Municipal Code and Land Use Ordinance in manner proposed, that an 
adequate factual base exists for the amendments, the amendments are consistent with the 
comprehensive plan and that such amendments are fully supported by the record of this 
proceeding. 

THE PEOPLE OF THE CITY OF ASHLAND DO ORDAIN AS FOLLOWS: 

SECTION 1. The above recitations are true and correct and are incorporated herein by this 
reference. 
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SECTION 2. The Ashland Site Design and' Use Standards authorized in Section 18.72.080.C, 
are hereby amended to add a new Subsection VIII [CROMAN MILL DISTRICT STANDARDS] 
and is set forth in full codified fonn on the attached Exhibit A and made a part hereof by this 
reference~ and said section is hereby added to the Ashland Municipal Code. 

SECTION 3. Severability. The sections, subsections, paragraphs and ciauses of this ordinance 
are severable. The invalidity of one section, subsection, paragraph, or clause shall not affect the 
validity of the remaining sections, subsections, paragraphs and clauses. 

SECTION 4. Codification. Provisions of this Ordinance shall be incorporated in the City Code 
and the word "ordinance" may be changed to "code'\ "article", "section", or another word, and 
the sections of this Ordinance may be renumbered, or re-Iettered, provided however that any 
Whereas clauses and boilerplate provisions, and text descriptions of amendments (i.e. Sections 1-
4) need not be codified and the City Recorder is authorized to correct any cross-references and 
any typographical errors. 

The foregoing ordinance was flISt read by title only in _ith Article X, 
Section 2(C) of the City Charter on the ~ day of . ,2010, 
and duly PASSED and ADOPTED this JL day of , 2010. 

~1It~' 
Barbara M. Christensen, City Recorder 

SIGNED and APPROVED this if- day of ~OlO . 

...--.-.-...~ 
Stromberg, Mayor 
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SECTION VIII 
Croman Mill District Standards 

Adopted by the Ashland City Council tiate 
Ordinance '### 

A. Street Standards 

VIII-A-1 Street Design 
The design and construction of streets and public improvements shall be in accordance with 
the Ashland Street Standards, except as otherwise required for the following facilities within 
the Croman Mill District. A change in the design of a street in a manner inconsistent with the 
Croman Mill District Street Design Standards requires a minor amendment in accordance 
with Section 18.53.020.B. 

1. Central Boulevard 
The tree-lined boulevards along Siskiyou Boulevard and Ashland Street are an easily 
identifiable feature of Ashland's boulevard network. Application of this street design to 
the Central Boulevard will create a seamless boulevard loop, linking the Croman Mill 
district with downtown Ashland. The Central Boulevard also serves as the front door to 
the Croman Mill district, creating a positive first impression when entering the district. 
Options addressing the street configuration and intersection geometry will be evaluated 
with the final design of the Central Boulevard. 

2. Phased Street Plan 

MedianITum lane 

Sidewall< Trovellano 

! 

I ~ .. +r-+-II'-+-IZ-+-II.+r+I·+·-11 
76' 

Central Boulevard 

Build-out of the Central Boulevard can be accommodated through a phased 
development plan. 

Ashland Site Design and Use Standards 
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a. Phase I implementation will require: 
i. Maintain the existing Mistletoe Road alignment from Tolman Creek Road to the 

northwest corner of the Croman Mill site. . 
ii. Include developer-constructed minor improvements to the existing portion of 

Mistletoe Road such as a minimum six-foot wide sidewalk on the north side of 
the street, two 11-foot travel lanes and the addition of a left-turn pocket at the 
intersection with Tolman Creek Road. 

iii. A developer-constructed three-lane Central Boulevard from the northwest corner 
of the district to Siskiyou Boulevard. 

b. Phase II implementation will require: 
i. Options addressing the street configuration and intersection geometry will be 

evaluated with the final design of the Central Boulevard. Final street 
configuration may involve a modification in the Central Boulevard cross section 
(e.g. delete on-street parking lanes) to address limitations to right-of-way width 
(e.g. existing buildings). 

ii. The alternative Central Boulevard location and realignment of Tolman Creek 
Road is contingent upon property owners consent, and future sale and relocation 
of the existing ODOT maintenance yard. 

Ashland Site Design and Use Standards 
2nd Reading 8.17.10 
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3. Tolman Creek Road Realignment 
Additional traffic will be generated by the 
redevelopment of the Croman Mill district. The 
alternative Central Boulevard location includes 
the_realignment of Tolman Creek Road with the 
Central Boulevard to discourage non-local 
through traffic in the Tolman Creek neighborhood 
and in the Bellview School area. The 
modifications to the street network will preserve 
neighborhood character and address impacts to 
the neighborhood by directing traffic away from 
the neighborhood and Bellview School, and 
toward the Croman Mill district while maintaining 
access to Tolman Creek Road for neighborhood­
generated trips. 

Key elements of the realigned Tolman Creek 
Road include: 

a. Two through traffic lanes and a northbound turn 
lane. 

b. New traffic signal. 
c. Bike lanes. 
d. Sidewalks separated from auto traffic by ' 

landscaping and canopy trees. 
e. Landscaped neighborhood gateway. 
f. Evaluation of the intersection alignment of local 

streets with Tolman Creek Road including 
Takelma Way, Grizzly Drive and Nova Drive. 

Ashland Site Design and Use Standards 
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4. Local Commercial Streets 
Local Commercial Streets provide district circulation to and from employment uses, the 
Central Park and the neighborhood center. 

Sidewalk Travel lone Tree Well I Planting Strip 

j 

t11 '-13' t 7'-8' +-10'-11' + 10'-11 '+ 7'-8' t 11 '-13' t 
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Local Commercial Street 

5. Protected Bike Lane 
The protected bike lane runs parallel to the Central Boulevard and connects with the 
City's existing Central Bike Path in two locations - adjacent to the Central Park and at 
the neighborhood center. 

The design of the protected bike lane should include 
the following elements: 

a. A grade-separated two-way colored bicycle lane 
buffered from on-street parking by landscaping. 

b. A sidewalk separated from the bicycle lane by 
striping, bollard, grade separation or other 
treatments. 

c. Tabled intersections. 
d. Elimination of auto right turns on red at 

intersections. 
e. Incorporate rumble strips along the bike lane at 

the approaches to all intersections. 
f. Signage, lighting or other treatments to alert 

drivers, pedestrians and riders approaching 
intersections. 

g. Consideration of a bikes-only signal phase at 
signalized intersections. 

Ashland Site Design and Use Standards 
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N 

4 



Sidewalk 

Parl<row 

Optional 
Parallel 
Parking 

Travel 
Lane 

I 

8' Parl<row 
Required When 
Loading Zone 

is Not Provided 

Optional 
ParaJlel 
Parking 

Protected Sidewalk 
Bike Lane 

t '+7 t 7'+1O'+1O'-+7' 7'+-W-f-6' t 
13' --+- 34' max. curb-Io-curb ---¥----23' 

Local Commercial Street with Protected Bike Lane 

6. Multi-use Paths 
The multi-use paths provide pedestrian and bicycle connections between the district and 
adjacent neighborhood, employment and commercial areas. The plan includes the 
extension of the Central Bike Path and the establishment of the Hamilton Creek 
Greenway trail. The Central Bike Path extends the existing multi-use path along the 
southern edge of the CORP rail line within a 20-foot wide dedicated easement, and 
serves as a viable commuter route and link to the downtown. The Hamilton Creek 
Greenway trail provides access to the neighborhood center and an east/west connection 
across the creek. 

Ashland Site Design and Use Standards 
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7. Accessways 
The accessways are intended to balance circulation needs of pedestrians, bicycles and 
vehicular access, and to preserve the grid that encourages development of a form that is 
of human scale and proportion . The accessways would connect the Central Boulevard to 
the Central Bike Path and allow for' shared bicycle, travel lanes, optional on-street 
parking , and temporary loading zones as necessary to serve development sites. 

Sidewalk Optional Shared Bicycle 
Parking or and Auto 

L~~~:9 servl Lane 

Bi-Directionol Plonling 
Mul i-Use P·oth Strip 

Concrete or COmpQroble 
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with 6' sidewalk 
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Accessway: Full Street Option 
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VIII-A-2 Limited Auto Access Streets 
Developments abutting the Central Boulevard and the 
Central Park shall not have curb cuts through the 
sidewalk and the protected bike lane on the Limited Auto 
Access Streets as indicated on the Limited Access 
Streets map. A modification of a driveway access 
location in a manner inconsistent with the Croman Mill 
District Standards requires a minor amendment in 
accordance with Section 18.53.020.B. 

VIII-A-3 Access 
1. Street and driveway access points in the Croman 

overlay zones shall be limited to the following. 
a. Distance Between Driveways. 

On Collector Streets - 75 feet 
On Local Streets and Accessways - 50 feet 

b. Distance from Intersections 
On Collector Streets - 50 feet 
On Local Streets and Accessways - 35 feet 

2. Shared Access. All lots shall provide a shared driveway aisle to abutting parking areas that 
is at least 20 feet in width. The applicant shall grant a common access easement across the 
lot. If the site is served by a shared access or alley, access for motor vehicles must be from 
the shared access or alley and not from the street frontage. 

VIII-A-4 On-Street Parking 
On-street parallel parking may be required along the 
Central Boulevard and local streets as indicated on the 
On-Street Parking map. If on-street parking is required 
on streets identified on the On-Street Parking map, 
angled parking and loading zones are prohibited on 
these streets. Options addressing the street configuration 
will be evaluated with the final design of the streets 
identified on the On-Street Parking map. 

Ashland Site Design and Use Standards 
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B. Design Standards 
The Groman Mill District Design Standards provide specific requirements for the physical 
orientation, uses and arrangement of buildings; the management of parking; and access to 
development parcels. Development located in the Groman Mill District shall be designed and 
constructed consistent with the following Design Standards. Additional design standards 
apply and are specified for developments located adjacent to an Active Edge Street, or that 
are located within the NG, MU and DE overlay zones. A site layout, landscaping or building 
design in a manner in.consistent with the Groman Mill District Design Standards requires a 
minor amendment in accordance with Section 18.53.020.B. 

VIII-B-1 Orientation and Scale 
1. Buildings shall have their primary orientation toward the street rather than the parking 

area. Building entrances shall be oriented toward the street and shall be accessed from 
a public sidewalk. All front doors must face streets and walkways. Where buildings are 
located on a corner lot, the entrance shall be oriented toward· the higher order street or 
to the lot corner at the intersection of the streets. Buildings shall be located as close to 
the intersection corner as practicable. Public sidewalks shall be provided adjacent to a 
public street along the street frontage. 

2. Building entrances shall be located within ten feet of the public right of way to which they 
are required to be oriented. Exceptions may be granted for topographic constraints, lot 
configuration, designs where a greater setback results in an improved access or for sites 
with multiple buildings where this standard is met by other buildings. The entrance shall 
be designed to be clearly visible, functional and shall be open to the public during all 
business hours. 

3. Automobile circulation or parking shall not be allowed between the building and the right­
of-way. 

4. These requirements· may be waived if the building is not along an Active Edge Street 
and is not accessed by pedestrians, such as warehouses and industrial buildings without 
attached offices. 

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

Additional Orientation and Scale Standards for Developments Adjacent to Active 
Edge Streets, or Within NC, MU and OE Overlays: 

6. Building frontages greater than 100 feet in length shall have offsets, jogs or have other 
distinctive changes in the building fa9ade. 

7. Buildings shall incorporate arcades, roofs, alcoves, porticoes and a'vvnings that protect 
pedestrians from the rain and sun. 

8. Buildings shall incorporate display areas, windows and doorways as follows. Windows 
must allow view into working areas or lobbies, pedestrian entrances or displays areas. 
Blank walls within 30 feet of the street are prohibited. 
a. For Buildings Within the NC, MU and OE Overlays and Not Adjacent to an 

Active Edge Street. Any wall which is within 30 feet of the street, plaza or other 
public open space shall contain at least 20% of the wall area facing the street in 
display areas, windows, or doorways. Up to 400/0 of the length of the building 
perimeter can be exempted for this standard if oriented toward loading or service 
areas. 

Ashland Site Design and Use Standards 
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b. For Buildings Adjacent to Active Edge 
Streets. At least 50% of the first-floor fagade is 
comprised of transparent openings (clear glass) 
between three and eight feet above grade. 

VIII-B-2 Parking Areas and On-site Circulation 
1. Primary parking areas shall be located behind 

buildings with limited parking on one side of the 
building. 

2. Parking areas shall be shaded by deciduous trees, 
buffered from adjacent non-residential uses and 
screened from non-residential uses. 

3. Parking areas shall meet the Parking Lot 
Landscaping and Screening Standards of Section 
11-0 of the Site Design and Use Standards. 

Additional Parking Area and On-site Circulation 
Standards for Developments Adjacent to Active Edge Streets, or Within NC, MU and 
OE Overlays: 

4. Parking areas shall be located behind buildings. 
5. Protected raised walkways shall be installed through parking areas of 50 or more spaces 

or more than 100 feet in average width or depth. 
6. Parking lots with 50 spaces or more shall be divided into separate areas and divided by 

landscaped areas or walkways at least ten feet in width, or by a building or group of 
buildings. 

7. Developments of one acre or more must provide a pedestrian and bicycle circulation 
plan for the site. On-site pedestrian walkways must be lighted to a level where the 
system can be used at night by employees, residents and customers. Pedestrian 
walkways shall be directly linked to entrances and to the internal circulation of the 
building. 

VIII-B-3 Automobile Parking 
With the exception of the standards described below, automobile parking shall be provided 
in accordance with the Off-Street Parking chapter 18.92, Section VIII-C Croman Mill District 
Green Development Standards, and Section 11-0 Parking' Lot Landscaping and Screening 
Standards of the Site Design and Use Standards. 

1. Credit for Automobile Parking. The amount of required off-street parking shall be 
reduced by not more than 50%, through application of the following credits. 
a. On-Street Credit: One off-street parking space credit for every on-street space. 
b. TOM Plan Credit: Through implementation of an individual Transportation Demand 

Management (TOM) plan that demonstrates a reduction of long term parking demand 
by a percentage equal to the credit requested. 

c. Mixed Use Credit: Through a mixed-use parking arrangement that demonstrates the 
peak parking demands are offset. The credit shall reduce the off-street parking 
requirement by a percentage equal to the offset in parking demand. 

d. Shared Parking Credit: One off-street parking space credit for every space 
constructed in designated off-site shared parking areas, or through payment of in-

Ashland Site Design and Use Standards 
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lieu-of-parking fees for a common parking structure(s) upon establishment of a 
parking management strategy for the Croman Mill District. 

2. Maximum On-Site Surface Parking. After a parking management strategy for the 
Croman Mill District is in place, a maximum of 50% of the required off-street parking can 
be constructed as surface parking on any development site. The remaining parking 
requirement can be met through one or a combination of the credits for automobile 
parking in VIII-B-3(1). 

VIII-B-4 Streetscape 
1. 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. Street trees shall meet 
the Street Tree Standards in Section II-E of the Site Design and Use Standards. 

Additional Streetscape Standards for Developments Adjacent to Active Edge Streets, 
or Within NC, MU and OE Overlays: 

2. Hardscape (paving material) shall be utilized to designate "people" areas. Sample 
materials could be unit masonry, scored and colored concrete, pavers or combinations 
of the above. 

3. A building shall be setback not more than ten feet from a public sidewalk unless the area 
is used for pedestrian entries such as alcoves, or for pedestrian activities such as plazas 
or outside eating areas. This standard shall apply to both street frontages on corner lots. 
If more than one structure is proposed for a site, at least 65% of the aggregate building 
frontage shall be within ten feet of the sidewalk. 

VIII-B-5 Building Materials 
Bright or neon paint colors used extensively to attract attention to the building or use are 
prohibited. Buildings may not incorporate glass as a majority of the building skin. 

VIII-B-G Building Height Requirements 
All buildings shall have a minimum height as indicated in the Building Height Requirements 
Map and Dimensional Standards Table, and shall not exceed the maximum height except as 
provided for a performance standard bonus. 

1. Street Wall Height: Maximum street wall fa9ade 
height for the Croman Mill district for all structures 
located outside the Residential Buffer Zone is 50 feet. 

2. Upper-floor Setback: Buildings taller than 50 feet 
must step back upper stories, beginning with the fourth 
story, by at least six feet measured from the fa9ade of 
the street wall facing the street, alleyway, public park or 
open space. 

3. Residential Buffer Zone: All buildings in the Croman 
Mill District within the Residential Buffer Zone shall 
meet the following height standards: 
a. Maximum Height: The maximum height allowance 

without a performance standards bonus for all 
structures within the Residential Buffer Zone is 35 

Ashland Site Design and Use Standards 
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feet in the NC overlay and 40 feet in the MU, and the maximum height with a bonus 
is 40 feet in accordance with VIII-C-13 Performance Standard Bonus. 

b. Upper Floor Setback Requirements: Buildings taller than two stories must step back 
the third story by at least six feet measured from the fa9ade facing the street, 
alleyway, public park or open space. 

4. Architecturai Standards for Large Scaie Buiidings Located Adjacent to Active 
Edge Streets, or Within NC, MU and OE Overlays: The following architectural 
standards will apply to all buildings with a gross floor area greater than 10,000 square 
feet, a fa9ade length in excess of 100 feet or a height taller than 45 feet. 
a. On upper floors use windows and/or architectural features that provide interest on all 

four sides of the building. 
b. Use recesses and projections to visually divide building surfaces into smaller scale 

elements. 
c. Use color or materials to visually reduce the size, bulk and scale of the building. 
d. Divide large building masses into heights and sizes that relate to human scale by 

incorporating changes in building masses or direction, sheltering roofs, a distinct 
pattern of divisions on surfaces, windows, trees and small scale lighting. 

e. On-site circulation systems shall incorporate a streetscape which includes curbs, 
sidewalks, pedestrian scale light standards and street trees. 

VIII-B-7 Landscaping 
1. Efforts shall be made to save as many existing healthy trees and shrubs on the site as 

possible. 
2. Landscaping design shall utilize a variety of low water use deciduous and evergreen 

trees and shrubs and flowering plant species as described in the mandatory policies in 
Section III - Water Conserving Landscaping Guidelines and Policies. 

3. For developments in the CI Overlay and not adjacent to an Active Edge Street, buildings 
adjacent to streets shall be buffered by landscaped areas at least ten feet in width, 
unless the area is used for entry features such as alcoves or as hardscape areas for 
pedestrian activities such as plazas or outside eating areas. 

4. Loading facilities shall be screened and buffered when adjacent to residentially zoned 
land. 

5. Landscaping shall be designed· so that 50% coverage occurs after one year and 900/0 
coverage occurs after five years. 

6. Irrigation systems shall be installed to assure landscaping success. 

VIII-B-8 Lighting 
Lighting shall include adequate lights that are scaled for pedestrians by including light 
standards or placements of no greater than 14 feet in height along pedestrian pathways. 

VIII-B-9 Screening Mechanical EqUipment 
1. Screen rooftop mechanical equipment from public rights-of-way or adjacent residentially 

zoned property through extended parapets or other roof forms that are integrated into 
the overall composition of the building. Screen ground floor mechanical equipment from 
public rights-of-way or adjacent residentially zoned property. 

2. Parapets may be erected up to five feet above the calculated building height, and shall 
be no greater than five feet above the height limit specified in the district in accordance 
with the Dimensional Standards Table in Section 18.53.050. 
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3. Solar energy systems are exempt from this standard. Additionally, rooftop solar energy 
systems may be erected up to five feet above the calculated building height, and shall be 
no greater than five feet above the height limit specified in the district in accordance with 
the Dimensional Standards Table in Section 18.53.050. 

4. Installation of mechanical equipment requires Site Review approval unless otherwise 
exempted per Section 18.72.030.B.3. 

VIII-8-10 Transit Facilities Standards 
The location of planned transit routes within the Croman Mill District shall be defined 
according to the Croman Mill District Transit Framework map in collaboration with the local 
transit authority. Transit service facilities such as planned bus rapid transit facilities, shelters 
and pullouts shall be integrated into the development application consistent with the 
following standards. 

1. All Large Scale development located on an 
existing or planned transit route shall 
accommodate a transit stop and other associated 
transit facilities unless the Director of Community 
Development determines that adequate transit 
facilities already exist to serve the needs of the 
development; or 

2. Provide the City with a bond or other suitable 
collateral ensuring satisfactory completion of the 
transit facilities at the time transit service is 
provided to the development. Suitable collateral 
may be in the form of security interest, letters of 
credit, certificates of deposit, cash bonds, bonds 
or other suitable collateral as determined by the 
City Administrator. 

VIII-8-11 Freight Rail Spur Easement - Compatible Industrial (CI) 
1. A Rail Spur easement a minimum of 500 feet in 

length by 25 feet in width shall be set aside at the 
approximate location presented on the Croman Mill 
District Transit Framework Map. 

2. No buildings or permanent structures can be 
established within . the spur easement so not to 
preclude installation of a rail spur for freight loading 
and unloading. 

3. Buildings adjacent to the reserve strip shall be 
designed and configured to permit loading and 
unloading. 

Ashland Site Design and Use Standards 
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VIII-8-12 Commuter Rail Platform Easement - Neighborhood Commercial (NC) 
1. A Commuter Rail Platform easement or designated 

rail road right-of-way a minimum of 400 feet in length 
and 25 feet in width shall be set aside at the 
approximate location presented on the Croman Mill 
District Transit Plan Map. 

2. No buildings or permanent structures can be 
established within the platform easement so as not to 
preclude installation of a commuter rail platform or 
planned bus rapid transit facility for loading and 
unloading. 

3. Buildings adjacent to the reserve strip shall be 
designed and configured to permit loading and 
unloading. 

VIII-8-13 Open Spaces 
1. Central Park. The purpose of the Central Park is to serve as a public amenity and 

accommodate the daily needs of employees (e.g. breaks, lunch time) as well as for 
special events that will attract residents citywide. The Central Park design shall provide 
a minimum of the following elements. 
a. Circulation through and around the park. 
b. A centrally located hardscape area to accommodate large gatherings, and of no 

more than 50% of the total park area. 
c. Street furniture, including lighting, benches, low walls and trash receptacles along 

walkways and the park perimeter. 
d. Simple and durable materials. 
e. Trees and landscaping that provide visual interest with a diversity of plant materials. 
f. Irregular placement of large-canopy trees within passive areas adjacent to the 

Central Boulevard. 
g. Eight-foot minimum sidewalk width and seven-foot minimum parkrow width. 
h. Landscaped swales to capture and treat runoff. 
i. Porous solid surfacing for at least 50% of the hardscape area, and paving materials 

that reduce heat absorption (Solar Reflective Index (SRI) of at least 29). 
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2. Transit Plaza. A location for the transit plaza shall be reserved between the commuter 
rail platform and commercial uses along the Central Boulevard. The design of the plaza 
shall include the following elements. 

a. A passenger waiting, loading and unloading area. 
b. Outdoor gathering space adjacent to commercial uses. 
c. Accommodate the central bike path. 
d. Conveniently located and secure bike parking. 

Transit Plaza 

VIII-8-14 Compact Development 
The site layout is compact, and enables future intensification of development and changes 
to land use over time. The following measures shall be used to demonstrate compliance 
with this standard. 

1. The development achieves the required minimum floor area ratio (FAR) and minimum 
number of stories, or shall provide a shadow plan that demonstrates how development 
may be intensified over time for more efficient use of land and to meet the required 
(FAR) and minimum number of stories; and 

2. Opportunities for shared parking are utilized. 
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C. Green Development Standards 
The Croman Mill District Green Development Standards provide specific requirements for 
the management of stormVJater run-off, use and co!lection of recycled materials, solar 
orientation and building shading, and conserving natural areas. Development located in the 
Croman Mill District shall be designed and constructed consistent with the following Green 
Development Standards. A site layout, landscaping or building design in a manner 
inconsistent with the Croman Mill District Green Development Standards requires a minor 
amendment in accordance with Section 18.53.020.B. 

VIII-C-1 Conserve Natural Areas 
Preserve water quality, natural hydrology and habitat, and preserve biodiversity through 
protection of streams and wetlands. In addition to the requirements of Chapter 18.63 Water 
Resources, conserving natural water systems shall be considered in the site design through 
application of the following standards. 

1. Designated stream and wetland protection areas shall be considered positive design 
elements and incorporated in the overall design of a given project. 

2. Native riparian plant materials shall be planted in and adjacent to the creek to enhance 
habitat. 

3. Create a long-term management plan for on-site wetlands, streams, associated habitats 
and their buffers. 

VIII-C-2 Create Diverse Neighborhoods 
Use the following measures to encourage diversity in the district by providing a balanced 
range of housing types that compliment a variety of land uses and employment 
opportunities. 

1. Differentiate units by size and number of bedrooms. 
2. For developments including more than four dwelling units, at least 25% of the total units 

shall be designated as rental units. 
3. Affordable purchase housing provided in accordance with the standards established by 

Resolution 2006-13 for households earning at or below 80% of the area median income 
shall apply toward the required percentage of rental housing per VI I I-C-2(2). 

4. Units designated as market rate or affordable rental units shall be retained as one 
condominium tract under one ownership. 

VIII-C-3 Design Green Streets 
Green Streets are public streets that have been built or retrofitted to include landscape 
areas that increase stormwater infiltration, reduce and slow the rate of runoff, and use bio­
filtration to remove pollutants. 

1. New streets shall be developed to capture and treat stormwater in a manner consistent 
with the Croman Mill District Stormwater Management Plan Map, the City of Ashland 
Stormwater Master Plan and Ashland Green Streets Standards. 

2. All development served by planned Green Streets as designated on the Croman Mill 
District Green Street Map shall accommodate said facilities by including the same in the 
development plan; and/or 
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3. Provide the City with a bond or other suitable collateral ensuring satisfactory completion 
of the Green Street(s) at the time full street network improvements are provided to serve 
the development. Suitable collateral may be in the form of security interest, letters of 
credit, certificates of deposit, cash bonds, bonds or other suitable collateral as 
determined by the City Administrator. 
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VIII-C-4 Design Green Surface Parking 
Parking areas shall be designed to minimize the adverse environmental and microclimatic 
impacts of surface parking through design and material selection. All parking areas shall 
meet the following standards, and shall comply with the with the Off-Street Parking chapter 
18.92, with Section VIII-8 Croman Mill Design Standards, and Section 11-0 Parking Lot 
Landscaping and Screening Standards of the Site Design and Use Standards. 

1. Use a maximum of 25% of the project area for surface parking. 
2. Use at least one of the following strategies for the surface parking area, or put 50% of 

parking underground. 
a. Use light colored paving materials with a high solar reflectance (Solar Reflective 

Index (SRI) of at least 29) to reduce heat absorption for a minimum of 50% of the 
parking area surface. 

b. Provide porous solid surfacing or an open grid pavement system that is at least 50% 
pervious for a minimum of 50% of the parking area surface. 

c. Provide at least 50% shade from tree canopy over the surface lot within five years of 
project occupancy. 

VIII -C-5 Manage and Reuse of Stormwater Run-Off 
Reduce the public infrastructure costs and adverse environmental effects of stormwater run­
off by managing run-off from building roofs, driveways, parking areas, sidewalks and other 
hard surfaces through implementation of the following standards. 
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1. Design grading and site plans to capture and slow runoff. 
2. Design parking lots and other hard surface areas in a way that captures and treats runoff 

with landscaped medians and swales. 
3. Use pervious or semi-pervious surfaces that allow water to infiltrate the soil. 
4. Direct discharge storm water runoff into a designated green street and neighborhood 

storm water treatment facilities. 
5. Retain rainfall on-site through infiltration, evapotranspiration or through capture and 

reuse techniques. 

VIII-C-6 Recycling Areas 
All developments in the Croman Mill District shall provide an opportunity-to-recycle site for 
use of the project occupants. 

1. Commercial. Commercial developments having a solid waste receptacle shall provide a 
site of equal or 0 greater size adjacent to or with access comparable to the solid waste 
receptacle to accommodate materials collected by the local solid waste franchisee under 
its on-route collection program for purposes of recycling. Both the opportunity-to-recycle 
site and the common solid waste receptacle shall be screened by fencing or landscaping 
such as to limit the view from adjacent properties or public rights-of~way. 

2. Residential. All newly constructed residential units, either as part of an existing 
development or as a new development, shall provide an opportunity-to-recycle site in 
accord with the following standards. 
a. Residential developments not sharing a common solid waste receptacle shall provide 

an individual curbside recycling container for each dwelling unit in the development. 
b. Residential developments sharing a common solid waste receptacle shall provide a 

site of equal or greater size adjacent to or with access comparable to the common 
solid waste receptacle to accommodate materials collected by the local solid waste 
franchisee under its residential on-route collection program for purposes of recycling. 
Both the opportunity-to-recycle site and the common solid waste receptacle shall be 
screened by fencing or landscaping such as to limit the view from adjacent properties 
or public rights-of-way. 

3. Screening refuse and recycle areas. Refuse and recycle areas shall be screened from 
view by placement of a solid wood, metal, or masonry wall from five to eight feet in 
height. All refuse and recycle materials shall be contained within the refuse area. 

VIII-C-7 Minimize Construction Impacts 
Minimize pollution and waste generation resulting from construction activity through the 
following measures. 

1. Construction Activity Pollution Prevention. Develop and implement an erosion and 
sediment control plan to reduce pollution from construction activities by controlling soil 
erosion, waterway sedimentation and airborne dust generation in accordance with 
Ashland Public Works Standards. The erosion and sediment control plan shall be 
submitted with the final engineering for public improvements and building permits. 

2. Construction Waste Management. Recycle and/or salvage non-hazardous construction 
and demolition debris in accordance with the Building Demolition Debris Diversion 
requirements in 15.04.216.C. 
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VIII-C-8 Potable Water Reduction for Irrigation 
Provide water efficient landscape irrigation design that reduces by 50% the use of potable 
water after the initial period for plant installation and establishment. Calculations for the 
reduction shall be based on the water budget, and the water budget shall be developed for 
landscape irrigation that conforms to the mandatory policies in Section III - Water 
Conserving Landscaping Guidelines and Policies. Methods used to accomplish the 
requirements of this section may include, but are not limited to, the following. 

1. Plant species. 
2. Irrigation efficiency. 
3. Use of captured rainwater. 
4. Use of recycled water. 
5. Use of graywater. 
6. Use of water treated for irrigation purposed and conveyed by a water district or public 

entity. 

VIII-C-g Solar Orientation 
Incorporate passive and active solar strategies in the design and orientation of buildings and 
public spaces. When site and location permit, orient the building with the long sides facing 
north and south. 

VIII-C-10 Building Shading 
Shade the building through the following measures. 

1. Provide horizontal exterior shading devices for south-facing windows to control solar 
gain during the peak cooling season. 

2. Provide vertical exterior shading devices for east- and west-facing windows to control 
solar gain and glare due to low sun angles during the peak cooling season. 

3. A combination of horizontal and vertical exterior shading devices may be necessary to 
control solar gain on southwest- and southeast-facing windows. 

VIII-C-11 Recycled Content in Infrastructure 
For new streets, driveways, parking lots, sidewalks and curbs, the aggregate materials shall 
be at least 50% by volume recycled aggregate materials such as crushed Portland cement 
concrete and asphalt concrete. Above-ground structured parking and underground parking 
are exempt from this requirement. 

VIII-C-12 Outdoor Lighting 
Minimize light pollution from the project to improve nighttime visibility, increase night sky 
access and to reduce development impact on nocturnal environments . by using down­
shielded light fixtures that do not allow light to emit above the 90 degree plane of the fixture. 
Lighting fixtures provided to implement Federal Aviation Administration mitigation measures 
to enhance safe air navigation are exempt from this standard. 
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VIII-C-13 Performance Standard Bonuses 
The permitted building height or base residential density, whichever is applicable, shall be 
increased by the number of stories or percentage residential density as outlined below. In no 
case shall the building height or residential density exceed the height and density bonus 
maximums in the Dimensional Standards Table in Section 18.53.050. 

1. Green Building Bonus 
Projects that achieve a high performance green building standard and significantly 
improve energy performance beyond the current minimum Oregon requirements are 
eligible for a building height bonus as follows. 
a. In the event that a building or structure is determined to be meet the standard for 

LEED® Certified building, the building height may exceed the maximum height 
specified for the CM overlay districts within the Dimensional Standards Table in 
Section 18.53.060, through application of a height bonus as follows. 
i. A building obtaining LEED® Certification as meeting the LEED® Silver Standard 

may be increased in height by up to one story. 
ii. A building obtaining LEED® Certification as meeting the LEED® Gold Standard 

may be increased in height by up to two stories. 
iii. A building in the Residential Buffer overlay obtaining LEED® Certification as 

meeting the LEED® Silver or Gold Standard may be increased in height by % 
story up to a maximum height of 40 " feet. 

iv. Applications to increase the building height in excess of the maximum permitted 
height through the application of a height bonus shall address any conditional 
determination by the Federal Aviation Administration regarding mitigation 
measures requested to enhance safe air navigation. 

b. Demonstration of Achieving LEED® Certification. 
Projects awarded a height bonus pursuant to this section, shall provide the City with 
satisfactory evidence of having completed the following steps in the process toward 
demonstrating achievement of LEED® certification. 
i. Hiring and retaining a LEED® Accredited Professional as part of the project team 

throughout design and construction of the project. 
ii. Developments seeking a height bonus shall provide documentation with the 

planning application, and prior to issuance of a building permit, that the proposed 
qevelopment as designed and constructed will meet or exceed the equivalent 
LEED® standard relating to the height bonus awarded. 

iii. A final report shall be prepared by the LEED® Accredited Professional and 
presented to the City upon completion of the project verifying that the project has 
met, or exceeded, the LEED® standard relating to the height bonus awarded. 

iv. The report shall produce a LEED® compliant energy model following the 
methodology outlined in the LEED® rating system. The energy analysis done for 
the building performance rating method shall include all energy costs associated 
with the building project. 

2. Structured Parking Bonus. 
A building may be increased by up to one story in height when the corresponding 
required parking is accommodated underground or within a private structured parking 
facility, subject to building height limitations for the zoning district. 

3. Affordable Housing Bonus. 
a. For every percent of units that are affordable, an equivalent percentage of density 

bonus shall be allowed up to a maximum bonus of 100%
• 

b. Affordable housing bonus shall be for residential units that are affordable for 
moderate income persons in accordance with the standards established by 
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resolution of the City Council and guaranteed affordable through procedures 
contained in said resolution. 

VIII-C-14 Employment Density 
To promote transit supportive development, efficient use of employment zoned lands and 
local economic vitality, it is recommended that developments within the Croman Mill District 
are planned to accommodate employment densities as follows. 

a. 60 employees per acre in the Office Employment (OE) Overlay. 
b. 25 employees per acre in the Compatible Industrial (CI) Overlay. 
c. 25 employees per acre in the Mixed Use (MU) Overlay. 
d. 20 employees per acre in the Neighborhood Center (NC) Overlay. 
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ORDINANCE NO. 3033 

AN ORDINANCE AMENDING THE CITY OF ASHLAND COMPREHENSIVE PLAN 
TO CHANGE THE LAND USE MAP DESIGNATION OF APPROXIMATELY 99 

ACRES OF LAND WITHIN THE CITY- OF ASHLAND URBAN GROWTH 
BOUNDARY FROM INDUSTRIAL, EMPLOYMENT, SINGLE-FAMILY 

RESIDENTIAL AND RURAL RESIDENTIAL (JACKSON COUNTY) TO THE NEWLY 
CREATED CROMAN MILL PLAN DESIGNATION; AMENDING THE CITY OF 

ASHLAND ZONING AND LAND USE CONTROL MAPS, TO REZONE 
APPROXIMATELY 78 ACRES OF LAND WITHIN THE CITY LIMITS FROM M-l, E-
1, AND R-1-5 DISTRICTS TO THE NEWLY CREATED CROMAN MILL ZONE; AND 
IMPOSING FIVE CROMAN MILL OVERLAY DISTRICTS ON THE CROMAN MILL 
ZONED PROPERTIES, INCLUDING COMPATABLE INDUSTRIAL, eM-CI, OFFICE 

EMPLOYMENT, eM-OE, MIXED USE, CM-MU, OPEN SPACE, CM-OS, AND 
NEIGHBORHOOD CENTER, eM-Nee 

Annotated to show deletions and additions to the code sections being modified. Deletions are 
bold lifted tbrough and additions are in bold underline. . 

WHEREAS, Article 2. Section 1 of the Ashland City Charter provides: 

Powers of the City The City shall have all powers which the constitutions, statutes, and 
common law of the United States &nd of this State expressly or impliedly grant or allow 
municipalities, as fully as though this Gharter specifically enumerated each of those 
powers, as well as all powers not inconsistent with the foregoing; and, in addition thereto, 
shall possess all powers hereinafter specifically granted. All the authority thereof shall 
have perpetual succession. 

WHEREAS, the above referenced grant of power has been interpreted as affording all 
legislative powers home rule constitutional provisions reserved to Oregon Cities. City of 
Beaverton v. International Ass'n of Firefighters .. Local 1660, Beaverton Shop 20 Or. App. 293; 
531 P 2d 730, 734 (1975); and -

WHEREAS, the City of Ashland Planning Commission considered the above-referenced 
recommended amendments to the Ashland Comprehensive Plan Map and Ashland Zoning Map 
at a duly advertised public hearing on January 12, 2010 and subsequent pubiic hearing 
continuance dates, and on February 23,2010, following deliberations, recommended approval of 
the amendments by a vote of 6-2; and 

WHEREAS, the City Council of the City of Ashland conducted a duly advertised public hearing 
on th~ above-referenced amendments on April 6, 2010 and on subsequent public hearing 
continuance dates; and 

WHEREAS, the City Council of the City of Ashland, following the close of the public hearing 
and record, deliberated and conducted first and second readings approving adoption of the 
Ordinance in accordance with Article 10 of the Ashland City Charter; and 

Page 1 of3 



WHEREAS~ the City Council of the City of Ashland has determined that in order to protect and 
benefit the health, safety and welfare of existing and future residents of the City, it is necessary 
to amend the Ashland Comprehensive Plan and Zoning Map in manner proposed, that an 
adequate factual base exists for the amendments, the amendments are consistent with the 
comprehensive plan and that such amendments are funy supported by the record of this 
proceeding. 

THE PEOPLE OF THE CiTY OF ASHLAi~D DO ORDAIN AS FOLLOWS: 

SECTION 1. The above recitations are true and correct and are incorporated herein by this 
reference. 

SECTION 2. The officially adopted City of Ashland Comprehensive Plan Map, adopted and 
referenced in Ashland Comprehensive Plan Chapter II [PLAN MAP 2.03.04] is hereby amended 
to change the Comprehensive Plan map designation of approximately 99.6 acres of land inside 
the urban growth boundary from Industrial, Employment, Single Family Residential, and Rural 
Residential (Jackson County), to the Croman Mill Plan designation, said amendment is reflected 
on the revised adopted Comprehensive Plan Map, attached hereto as Exhibit A, and made a part 
hereof by this reference. 

SECTION 3. The officially adopted City of Ashland Zoning and Land Use Control Maps, 
adopted and incorporated by Ashland Municipal Code Section 18.12.030, are hereby amended to 
change the zoning designation of approximately 68.66 acres of land within the City limits of the 
City of Ashland, from M-l, E-l and R-1-5, to the Croman Mill Zone designation, said 
amendment is reflected on the revised Zoning and Land Use Control Maps, attached hereto as 
Exhibit B, and made a part hereof by this reference. 

SECTION 4. The officially adopted City of Ashland Zoning and Land Use Control Maps, 
adopted and incorporated by Ashland Municipal Code Section 18.12.030, are hereby amended to 
impose the Croman Mill Compatible fudustrial [CM-el] overlay zoning de~ignation on 
approximately 22.97 acres of land in the CtomanMill Zone within the City limits ufthe City of 
Ashland~ said overlay amendment is reflected on the revised Zoning and Land Use Control 
Maps, attached hereto as Exhibit C, and made a part hereofby this reference. 

SECTION 5. The officially adopted City of Ashland Zoning and Land Use Control Maps, 
adopted and incorporatt;d by Ashland Municipal Code Section 18.12.030~ are hereby amended to 
impose the Croman Mill Office Employment [eM-DE] overlay zoning designation on 
approximately 29.44 acres of land in the Croman Mill Zone within the City limits of the City of 
Ashland, said overlay amendment is reflected on the revised Zoning and Land Use Control 
Maps, attached hereto as Exhibit C, and made a part her~ofby this reference. 

SECTION 6. The officially adopted City of Ashland 'Zoning and Land Use Control Maps, 
adopted and incorporated by Ashland Municipal Code Section 18.12.030, are hereby B-mended to 
impose the Croman Mill Mixed Use [CM-MU] overlay zoning designation on approximately 
4.39 acres of land in the Croman Mill Zone within the City limits of the City of Ashland, said 
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overlay amendment is reflected on the revised Zoning and Land Use Control Maps, attached 
hereto as Exhibit C, and made a part hereof by this reference. 

SECTION 7. The officially adopted City of Ashland Zoning and Land Use Control Maps, 
adopted and incorporated by Ashland Municipal Code Section 18.12.030, are hereby amended to 
impose the Croman Mill Neighborhood Center [CM-NC] overlay zoning designation on 
approximately 5.82 acres of land in the Croman Mill Zone within the City limits of the City of 
Ashland, said overlay amendment is reflected on the revised Zoning and Land Use Control 
Maps~ attached hereto as Exhibit C, and made a part hereofby this reference. 

SECTION 8. The officially adopted City of Ashland Zoning and Land Use Control Maps, 
adopted and incorporated by Ashland Municipal Code Section 18.12.030, are hereby amended to 
impose the Croman Mill Open Space [CM-OS] overlay zoning designation on approximately 
6.04 acres of land in the Croman Mill Zone within the City limits of the City of Ashland, said 
overlay amendment is reflected on the revised Zoning and Land Use Control Maps, attached 
hereto as Exhibit C, and made a part hereofby this reference. 

SECTION 9. Severability. The sections, subsections, paragraphs and clauses of this ordinance 
are severable. The invalidity of one section, subsection:) paragraph:) or clause shall not affect the 
validity of the remaining sections, subsections, paragraphs and clauses. 

SECTION 10. Codification. Provisions of this Ordinance shall be incorporated in the City 
Comprehensive Plan and the word "ordinance" may be changed to "code", "article", "section", 
or another word, and the sections of this Ordinance may be renumbered, or re-Iettered, and 
amendments - including map amendments, combined, provided however that any Whereas 
clauses and boilerplate provisions and text descriptions of the map amendments (i.e. Sections 1, 
2-8, ·9-10) need not be codified and the City Recorder is; authorized to correct any cross­
references and any typographical errors: 

The foregoing ordinance was fIrst read by title only in ~h Article X, 
Section 2.(C) of the City Charter on the ~ day of . . ,2010, 
and ly PASSED and ADOPTED this --'-L day of , 2010. 

/It 
Barbara M. Christensen, City Recorder 

SIGNED and APPROVED this / ~ay of ¥201 O. 
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ORDINANCE NO. 303 Y 

AN ORDINANCE AMENDING THE ASHLAND LAND USE ORDINANCE 
CREATING A NEW CHAPTER 18.53 CROMAN MILL 

WHEREAS, Article 2. Section 1 of the Ashland City Charter provides: 

Powers of the City The City shall have all powers which the constitutions, statutes, and 
common law of the United States and of this State expressly or impliedly grant or allow 
municipalities, as fully as though this Charter specifically enumerated each of those 
powers, as well as all powers not inconsistent with the foregoing; and, in addition thereto, 
shall possess all powers hereinafter specifically granted. All 'the authority thereof shall 
have perpetual succession. 

WHEREAS, the above referenced grant of power has been interpreted as affording all 
legislative powers home rule constitutional provisions reserved to Oregon Cities. City of 
Beaverton v. International Ass'n of Firefighters, Loca11660 .. Beaverton Shop 20 Or. App. 293; 
531 P 2d 730, 734 (1975); and . 

WHEREAS, the City of Ashland Planning Commission considered the above-referenced 
recommended amendments to the Ashland Municipal Code and Land Use. Ordinances at a duly 
advertised public hearing on January 12,2010 and subsequent public hearing continuance dates!J 
and on February 23,2010, following deliberations:J recommended approval of the amendments 
by a vote of6-2; and 

WHEREAS, the City Council of the City of Ashland conducted a duly advertised public hearing 
on the above-referenced amendments on April 6, 2010 and on subsequent public hearing 
continuance dates; and 

WHEREAS:J the City Council of the City of Ashland, following the close of the public hearing 
and record, deliberated and conducted first and second readings approving adoption of the 
Ordinance in accordance with Article 10 of the Ashland City Charter; and 

WHEREAS, the City Council of the City of Ashland has detennined that in order to protect and 
benefit the health~ safety and welfare of existing and future residents of the City, it is necessary 
to amend the Ashland Municipal Code and Land Use Ordinance in manner proposed, that an 
adequate factual base exists for the amendments, the amendments are consistent with the 
comprehensive plan and that such amendments are fully supported by the record of this 
proceeding. 

THE PEOPLE OF THE CITY OF ASHLAND DO ORDAIN AS FOLLOWS: 

SECTION 1. The above recitations are true and correct and are incorporated herein by this 
reference. 
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SECTION 2. A new Chapter 18.53 of the Ashland Municipal Code creating a new zoning 
district [CROMAN MILL] set forth in full codified fonn on the attached Exhibit A and made a 
part hereof by this reference, is hereby added to the Ashland Municipal Code. 

SECTION 3. Severability. The sections, subsections, paragraphs and clauses of this ordinance 
are severable. The invaiidity of one section, subsection, paragraph, or clause shaH not affect the 
validity of the remaining sections, subsections, paragraphs and clauses. 

SECTION 4. Codification. Provisions of this Ordinful~e shall be incorporated in the City Code 
and the word "ordinance" may be changed to '~code", "article", "section", or another word~ and 
the sections of this Ordinance may be renumbered, or re-Iettered, provided however that any 
Whereas clauses and boilerplate provisions, and text descriptions of amendments (i.e. Sections 1-
4) need not be codified and the City Recorder is authorized to correct any cross-references and 
any typographical errors. 

The foregoing ordinance was first read by title only in accordance with Article X, 
Section 2(C) of the City Charter on the l day of ~. , 2010, 
and duly PASSED and ADOPTED this...1L day of ·,2010. 

SIGNED and APPROVED this / f' day Of~ 2010. 
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CHAPTER 18.53 

CM CROMAN MILL 

Purpose 
General Requirements 
Croman Mill District Plan Development Standards 
Use Regulations 
Dimensional Regulations 
Croman Mill District Open Space Overlay 

SECTIONS: 

18.53.010 
18.53.020 
18.53.030 
18.53.040 
18.53.050 
18.53.060 
18.53.070 Applicability of Other Sections of the Land Use Ordinance 

SECTION 18.53.010 Purpose 

The purpose of this section is to implement the Croman Mill Site Redevelopment Plan. 
The district is designed to provide an environment suitable for employment, recreation 
and living. The CM zoning district i9 a blueprint for promoting family-wage jobs, 
professional office and manufacturing commerce, neighborhood-oriented businesses, 
mixed-use projects and community services in a manner that enhances property values 
by providing transportation options and preserving significant open spaces while 
minimizing the impact on natural resources through site and building design. 

SECTION 18.53.020 General Requirements 

A. Conformance with the Croman Mill District Plan 
Land uses and development, including buildings, parking areas, streets, bicycle and 
pedestrian access ways, multi-use paths and open spaces shall be located in 
accordance with those shown on the Croman Mill District Plan maps adopted by 
ordinance 

B. Major and minor amendments to the Croman Mill District Plan shall comply 
with the following procedures: 

1. Major and Minor -Amendments. 
a. Major amendments are those which result in any of the following: 

(1) A change in the land use overlay to CI Compatible Industrial or OE Office 
Employment. 

(2) A modification to the street layout plan that necessitates a street or other 
transportation facility to be eliminated. 

(3) A change not specifically listed under the major and minor amendment 
definitions. 

b. Minor amendments are those which result in any of the following: 
(1) A change in the Plan layout that requires a street, access way, multi-use 

path or other transportation facility to be shifted more than 25 feet in any 
direction, as long as the change maintains the connectivity established by 
the Croman Mill District Plan. 

(2) Changes related to street trees, street furniture, fencing or signage. 
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(3) A change in the design of a street in a manner inconsistent with the 
Croman Mill District Standards. 

(4) A modification of a driveway access location in a manner inconsistent with 
the Croman Mill District Standards. 

(5) A site layout, landscaping or building design which is inconsistent with the 
Groman Mill District Standards. 

(6) A change to an area allocation for special permitted uses in section 
18.53.040. B. 

(7) A change in a dimensional standard requirement in section 18.53.050, but 
not including height and residential density. 

2. Major Amendment Type II - Approval Procedure 
A major amendment to the Groman Mill District Plan is subject to a public hearing 
and decision under a Type II Procedure. A major amendment may be approved 
upon the hearing authority finding that: 
a. The proposed modification maintains the connectivity established by the 

district plan, or the proposed modification is necessary to adjust to physical 
constraints evident on the property, or to protect significant natural 
features such as trees,' rock outcroppings, wetlands, or similar natural 
features, or to adjust to existing property lines between project boundaries; 

b. The proposed modification furthers the design, circulation and access 
concepts advocated by the district plan; and 

c. The proposed modification will not adversely affect the purpose and 
objectives of the district plan. 

3. Minor Amendment Type I Procedure 
A minor amendment to the Groman Mill District Plan is subject to an 
administrative decision under the Type I Procedure. Minor amendments shall not 
be subject to the Administrative Variance from Site Design and Use Standards of 
Ghapter 18.72. A minor amendment may be approved upon finding that granting 
the approval will result in a development design that equally or better achieves 
the stated purpose of this chapter, objectives of specific Croman Mill District 
Standards, and guiding principles of the Groman Mill Site Redevelopment Plan. 

SECTiON 18.53.030 Croman Mill District Plan DevelopmentSta-ndards 

A. Ashland Local Street Standards 

The design and construction of streets and public improvements shall be in 
accordance with Ashland's Local Street Standards, except as otherwise permitted for 
the following facilities within the Groman Mill District: 

a. Central Boulevard 
b. Tolman Greek Road Realignment 
c. Local Streets 
d. Protected Bikeway and Pedestrian Path 
e. Central Bike Path 
f. Multi-use Path 
g. Accessways 
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B. Site Design and Use Standards - Croman Mill District 

New development shall be designed and constructed consistent with Ghapter 18.72 
Site Design Review, and Section VIII- Groman Mill District Standards of the Site 
Design and Use Standards. 

SECTION 18.53.040 Use Regulations 

A. Generally 
Uses and their accessory uses are permitted, special permitted or conditional uses in 
the Groman Mill District as listed in the Land Use Table. 

residential uses [J [J 

temporary employee housing [J [J 

stores, restaurants, and shops less than 3,000 sq.ft., excluding • fuel sales, automobile sa.les and repair 

limited stores, restaurants and shops, excluding fuel sales, [J [J [J 
automobile sales and repair 

professional, financial, business and medical offices • • [J 

administrative or research and development establishments • • • 
child or day care centers • [J []I [J 

fitness, recreational sports, gym or athletic club '. ancillary employee services (e.g. cafeteria, fitness area) [J []I []I 

kennels (indoor) and veterinary clinics []I [J 

motion picture, television or radio broadcasting studios • • • temporary uses D D D D 

manufacturing, assembly, fabrication or packaging including • [J • manufacturing of food products 

limited manufacturing affiliated with a retail use []I 

rail freight loading dock facilities • rail or rapid transit passenger facilities • • • • 
warehouse and similar storage facilities [) []I []I 

limited outdoor storage [) []I [J 

wireless communication facilities attached to an existing D D • • structure to 18.72.180 

freestanding wireless communication support structures D D D D pursuant to 18.72.180 
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public service or community buildings with office or space used 
directly by public 

public service or community buildings without office or space 
used directly by public 

public and quasi-public utility facilities enclosed in a building 

Oregon Department of Transportation (ODOT) maintenance 
facility and yard 

private school, college, trade school, technical school or similar 
school 

electrical sUbstations 

• Permitted Use 

NC = Neighborhood Center 

MU = Mixed Use 
OE = Office/Employment 

[J Special Permitted Use 

B. Special Permitted Uses 

• o o o 

o o o o 
[] [] [] [] 

[J 

o o o o 
o 

o Conditional Use 

CI = Compatible Industrial 

OS = Open space 

The following uses and their accessory uses are special permitted uses as listed in 
the Land Use Table and are subject to the requirements of this section and the 
requirements of Chapter 18.72, Site Design and Use Standards. 

1. Residential Uses. 
a. The ground floor area shall be designated for permitted or special 

permitted uses, excluding residential. 
b. Residential densities shall not exceed the densities in section 18.53.050. 

For the purposes of density calculations, units of less than 500 square 
feet of gross habitable floor area shall count as 0.75 of a unit. 

o. Residential uses shaH execute a hold harmless covenant and agreement 
stating they shall not protest impacts from commercial and industrial uses 
within the district. 

2. Temporary Employee Housing. 
Residential units for use by persons employed within the facility and their families 
when the following standards are met. 

a. Employee Housing densities shall not exceed two units per acre. For the 
purposes of density calculations, units of less than 500 square feet of 
gross habitable floor area shall count as 0.75 of a unit. 

b. The employee housing shall be in conjunction with a permitted or special 
permitted use on the property. 

c. Units shall be restricted by covenant to be occupied by persons employed 
by a business operating on the property. 
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3. Limited Stores, Restaurants and Shops; Child or Day Care Facilities; and 
Ancillary Employee Services. 

a. In the CI Compatible Industrial, MU Mixed Use and OE Office 
Employment overlays, a maximum of 15 percent of the gross floor area in 
a building may be used for any or a combination of the following special 
permitted uses when the standards in this section are met: limited stores, 
restaurants and shops; child or day care facilities; and ancillary employee 
services. 

b. Limited Stores, Restaurants and Shops: In the MU Mixed Use overlay, 
the floor area shall be limited to retail uses in conjunction with a permitted 
use. 
c. Child or Day Care Facilities: Primary program activities are integrated 

into the interior of the building. 
d. Ancillary Employee Services: Developments may include ancillary 

employee services such as cafeterias, fitness areas, or other supportive 
services generally intended to support the needs of employees when the 
following standards are met. 
i. The use is integrated into the interior of the building. 
ii. The ancillary employee services shall be in conjunction with a 

permitted or special permitted use on the property. 

4. Professional, Financial, Business and Medical Offices in CI Overlay. 
Developments in the CI Compatible Industrial overlay may include ancillary office 
uses to support the operations of a permitted use on-site provided the maximum 
floor area dedicated for office uses shall not exceed 50 percent of the ground 
floor area. 

5. Kennels. 
a. Kennels shall be located at least 200 feet from the nearest residential 

dwelling. 
b All animals shall be boarded within a building at all times. 
c. No noise or odor shall emanate outside the walls of the building used as a 

kennel. 
d. A disposal management plan shall be provided demonstrating all animal 

waste will be disposed of in a sanitary manner. 

6. Manufacture, Assembly, Fabrication and Packaging in OE Overlay. 
Developments in the OE Office Employment overlay may include ancillary 
manufacturing, assembly, fabrication and packaging uses to support the 
operations of a permitted or special permitted use on-site when the following 
standards are met. 

a. The maximum floor area dedicated to manufacturing, assembly, 
fabrication and packaging shall be 50 percent of the ground floor area. 

b. No outside space shall be used for the manufacturing, assembly, 
fabrication and packaging processes. 

7. Limited Manufacturing Affiliated with a Retail Use. 
Manufacturing, assembly, fabrication or packaging contiguous to and associated 
with a retail space, provided the maximum floor area dedicated to manufacturing 
occupies 1,000 sq.ft., or ten percent (10%) of ground floor area, whichever is 
less. 
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8. Warehouse and Similar Storage Facilities. 
8. The maximum floor area dedicated for use as warehouse or similar 

storage uses in the DE and MU overlays shall be 50 percent of the 
ground floor area. 

b. Warehouse and storage facilities shall be provided only in conjunction 
with, and for the exclusive use by, a permitted or special permitted use on 
the property. 

c. Self-service mini-warehouses are prohibited. 
d. No outside space shall be used for storage, unless approved as a limited 

outdoor storage area. 

9. Limited Outdoor Storage. 
Limited outdoor storage associated with a permitted or special permitted use 
when the following standards are met. 

a. The maximum area dedicated to outdoor storage shall be 1,000 sq. ft. in 
the DE and MU overlay; and 2,500 sq. ft. in the CI overlay, or 50 percent 
of the ground floor area of the building housing the associated permitted 
or special permitted use, whichever is greater. 

b. The outdoor storage shall be located behind or on the side of buildings, 
and shall be located so the outdoor storage is the least visible from the 
street that is reasonable given the layout of the site. 

c. The outdoor storage shall be screened from view by placement of a solid 
wood or metal fence, or a masonry wall from five to eight feet in height. 

d. The associated permitted use shall obtain a minimum of 500/0 of the 
employment density targets for the Croman Mill District. 

10. Public and Quasi-Public Utility Service Buildings. 
a. Facilities and structures that are accessory to a public park in the OS 

overlay, including but not limited to maintenance equipment storage, 
enclosed picnic facilities, and restrooms. 

b. Public and Quasi-Public utility service building relating to receiving and 
transmitting antennas and communication towers are subject to the 
applicable provisions of 18.72.180. 

c. Public and Quasi-Public utility service building shall demonstrate: 
i. The need for the facility; present or future; and how the facility fits into 

the utility's Master Plan. 
ii. The facility utilizes the minimum area required for the present and 

anticipated expansion. 
iii. Compatibility of the facility with existing surrounding uses and uses 

allowed by the plan designation. 

11. Oregon Department of Transportation Maintenance Facility and Storage 
Yard 
For the Oregon Department of Transportation Ashland maintenance facility and 
storage yard located on property within the NC overlay the following shall apply. 

a. Buildings may be enlarged or replaced subject to Basic Site Review 
Standards. 

b. Are exempt from the Dimensional Regulations per 18.53.050 with the 
exception of minimum side and rear yard setbacks abutting a residential 
district and maximum height. 

c. Are exempt from the requirements of Section VIII Croman Mill District 
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Standards of the Ashland Site Design and Use Standards. 

SECTION 18.53.050 Dimensional Regulations 
The lot and building design requirements are established in each zoning district 
regulation in the Dimensional Standards Table. 

1 Minimum yard in CI Overlay abutting an Active Edge Street is two feet, minimum yard in CI Overlay not 
abutting an Active Edge Street is ten feet 
2 Maximum yard requirements shall not apply to entry features such as alcoves, and to hardscape areas for 
~edestrian activities such as plazas or outside eating areas. 

Second story shall be a minimum of 20% of the gross floor area. 
4 Solar energy systems and parapets may be erected up to five feet above the calculated building height, 
and no greater than five feet above the height limited specified by the district. 
S In the Residential Buffer Zone, the maximum height with a bonus is 40 feet. 
6 Plazas and pedestrian areas shall count as floor area for the purposes of meeting the minimum Floor Area 
Ration (FAR). 
7 Density of the development shall not exceed the density established by this standard. Density shall be 
computed by dividing the total number of dwelling units by the acreage of the project, including land 
dedicated to the public. Fractional portions shall not apply toward the total density. 
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SECTION 18.53.060 Croman Mill District Open Space Overlay 
,f1,11 projects containing land identified on the Croman Mill District Land Use Overlays Map 
as open space shall dedicate those areas as commonly-owned or public open space. It 
is recognized that the master planning of the properties as part of the Croman Mill Site 
Redevelopment Plan imparted significant value to the land, and the required dedication 
of those lands within the Croman Mill district for open space and conservation purposes 
is proportional to the value bestowed upon the property through the change in zoning 
designation. 

SECTION 18.53.070 Applicability of Other Sections of the Land Use Ordinance 
Development located within the Croman Mill (CM) zoning district shall be required to 
meet all other applicable sections of the Land Use Ordinance, except as otherwise 
provided in this Chapter. 
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ORDINANCE NO. 3035: 

AN ORDINANCE AMENDING AMC CHAPTER 15 TO CREATE LEED .. 
CERTIFIED BUILDING PRIORITY 

Annotated to show deletions and additions to the code sections being modified. Deletions are 
bold . and additions are bold underlined. 

WHEREAS, Article 2. Section 1 of the Ashland City Charter provides: 

Powers of the City The City shall have all powers which the constitutions, statutes, and 
common law of the United States and of this State expressly or impliedly grant or allow 
municipalities, as fully as though this Charter specifically enumerated each of those 
powers, as well as all powers not inconsistent with the foregoing; and, in addition thereto, 
shall possess all powers hereinafter specifically granted. All the authority thereof shall 
have perpetual succession; 

WHEREAS, the above referenced grant of power has been interpreted as affording all 
legislative powers home rule constitutional provisions reserved to Oregon- Cities. City of 
Beaverton v. International Ass'n of Firefighters, Local 1660. Beaverton Shop, 20 Or. App. 293, 
531 P 2d 730, 734 (1975); 

WHEREAS, as part of the discussion of the Croman Mill Site Redevelopment Plan, incentives 
to "green building;" "vere proposed for Council consideration; and 

WHEREAS, the City would like to prioritize LEED certified building permit applications as an 
incentive to "green building;" and 

THE PEOPLE OF THE CITY OF ASHLAND DO ORDAIN AS FOLLOWS: 

SECTION 1. A new AMC Section 15.04.092 is hereby added to read as follows: 

15.04.092 Building Permits - LEED Certified Priority Plan Cbeck 

l.New buildings and existing buildings whose repair, alteration or rehabilitation 
costs exceed fifty percent of their r;eplacement costs, that will be pursuing 
certification under the Leadership in Energy and Environmental Design Green 
Building ·Rating System (LEED) of the United States Green Building Council shall 
received top priority in the plan check processing. 

2. Applicants wishing to receive priority plan check processing shall provide the 
following documentation with the building permit submittals demonstrating the 
completion of the following steps in the working towards LEED certification. 

a.- Hiring and retaining a LEED Accredited Professional as part of the project 
. team throughout design and construction of the proj~ct. 
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b. The LEED checklist indicating the credits that will be pursued. Building 
permit submittals must clearly specify the materials, systems and strategies 
they will use to achieve the credits in the plans submitted to the City of plan 

check approval. 

3. A final report shall be prepared by the LEED Accredited Professional and 
presented to-the City upon completion oftbe project verifying that the project has 
met, or exceeded, the LEED standard. 

SECTION 2. Severability. The sections, subsections, paragraphs and clauses of this ordinance 
are severable. "The invalidity of one section, subsection, paragraph, or clause shall not affect the 
validity of the remaining sections, subsections, paragraphs and clauses. 

SECTION 3. Savings. Notwithstanding this amendment/repeal, the City ordinances in 
existence at the time any criminal or civil enforcement actions were commenced, shall remain 
valid and in full force and effect for purposes of all cases filed or commenced during the times 
said ordinance(s) or portions thereof were operative. This section simply clarifies the existing 
situation that nothing in this Ordinance affects the validity of prosecutions commenced and 
continued under the laws in effect at the time the matters were originally filed. 

SECTION 4. Codification. Provisions of this Ordinance shall be incorporated in the City Code 
and the word "ordinance' may be changed to ~4code", "article", Hsection'\ "chapter" or another 
word, and the sections of this Ordinance may be renumbered, or re-Iettered, provided however 
that any Whereas clauses and boilerplate provisions (i.e. Sections 2-4) need not be codified and 
the City Recorder is authorized to correct any cross~references and any typographical errors. 

The foregoing ordinance was first read by title only in accordance with Article X, 
Section 2(C) of the City Charter on the ~ day of t!::f:::I ' 2010 
and ctp PASSED and ADOPTED ~iS ~ day of , 2010 . 

. r~ltt~ 

n Stromberg, Mayor 
Reviewed as to form: 
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ORDINANCE NO. 303b 

AN ORDINANCE AMENDING AMC 18.08.190, 18.08.341,18.08.342, 
18.08.343, 18.08.845, 18.12.020, 18.61.042, 18.68.020, 18.68.050, 18.72.030, 
18.72.110, 18.72.120, 18.72.140, 18.72.180, 18.84.100, 18.88.070, 18.88.080, 

18.92.020,18.96.090,18.104.020,18.106.030,18.108.0171 pF THE ASHLAND 
MUNICIPAL CODE AND LAND USE ORDINANCE FOR CONSISTENCY 

WITH NEW CHAPTER 18.53 CROMAN MILL 

WHEREAS, Article 2. Section I of the Ashland City Charter provides: 

Powers of the City The City shall have all powers which the constitutions:t statutes, and 
common law of the United States and of this State expressly or impliedly grant or allow 
municipalities, as fully as though this Charter specifically enumerated each of those 
powers, as well as all powers not inconsistent with the foregoing; and, in addition thereto., 
shall possess all powers hereinafter specifically granted. All the authority thereof shall 
have perpetual succession. 

WHEREAS, the above referenced grant of power has been interpreted as affording all 
legislative powers home rule constitutional provisions reserved to Oregon Cities. City of 
Beaverton v. International Ass'n of Firefighters, Local 1660, Beaverton Shop ZO Or. App. 293; 
531 P 2d 730, 734 (1975); and 

WHEREAS, the City of Ashland Planning Commission considered the above-referenced 
recommended amendments to the Ashland Municipal Code and Land Use Ordinances at a duly 
advertised public hearing on January 12,2010 and subsequent public hearing continuance dates, 
and on February 23, 2010, following deliberations, recominended approval of the amendments 
by a vote of6-2; and 

WHEREAS, the City Council of the City of Ashland conducted a duly advertised public hearing 
on the above-referenced amendments on April 6, 2010 and on subsequent public hearing 
continuance dates; and 

WHEREAS, the City Council of the City of Ashland, following the close of the public hearing 
and record, deliberated and conducted first and second readings approving adoption of the 
Ordinance in accordance with Article lOaf the Ashland City Charter; and 

WHEREAS, the City Council of the City of Ashland has determined that in order to protect and 
benefit the health, safety and welfare of existing and future residents of the City, it is necessary 
to amend the Ashland Municipal Code and Land Use Ordinance in manner proposed, that an 
adequate factual base exists for the amendments, the amendments are consistent with the 
comprehensive plan and that such amendments are fully supported by the record of this 
proceeding. 
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THE PEOPLE OF THE CITY OF ASHLAND DO ORDAIN AS FOLLOWS: 

SECTION 1. The above recitations are true and correct and are incorporated herein by this 
reference. 

SECTiON 2. ALVfC Chapter 18.08.190 [Definitions - District] is hereby amended to add the a 
new subsection to read as follows: 

18.08.1?O District. A zoning district. 

A. uRn district indicates any residential zoning district. 
B. "Ct! district indicates any commercial zoning district. 
C. "Mn district indicates any industrial zoning district 
D. "AU district indicates any airport overlay district. 
E. "eM" District indicates any Croman Min Plan zoning district 

SECTION 3. AMC Chapter 18.08 [Definitions] is hereby amended to add the foliowing new 
definitions in alphabetical order, with subsequent sections renumbered and re-Iettered to read as 
follows: 

18.08.341 LEED® Accredited Professional. 
A person who has earned a credential as a Leadership in Energy and Environmental 
Design (LEED®) Accredited Professional from the U.S. Green Building Council, or 
Green Building Certification Institute, in accordance with their standards and 
requirements. 

18.08.342 LEED® certification. 
A building registered with the U.S .. Green Building Council which bas satisfied all 
prerequisites and bas earned a minimum number of points outlined in the Leadership 
in Energy and Environmental Design (LEED®) Rating System under which it is 
fegiste:red~ Levels of certificationjnclude Certified, Silver, Gold and P)atinum. 

18.08.343 LEED® Green Building Rating System" or "LEED® Rating System. 
The most recently published version of the Leadership in Energy and Environmental 
Design <LEED®) Green Building Rating Systems by the U.S. Green Building Council, 
or the version to be superseded for one year after the publication of a Dew applicable 
LEED® Rating System version. 

18.08.845 Water Budget 
The amount of water a landscape needs taking into account the inputs and outputs of 
water to and from the root zone. Inputs, such as precipitation, are subtracted from 
outputs, such as evapotranspiration, to calculate the water needs of the landscape. 

SECTION 4. AMC Chapter 18.12.020 [Classification of Districts] is hereby mllended to read 
as follows: 
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18.12.020 Classification of Districts. 
For the purpose of this Title, the City is divided into zoning districts designated as follows: 

SECTION 5. AMC Section 18.6l.042. D. [Tree Preservation and Protection - Approval and 
Pennit Required - Tree Removal Permit] is hereby amended to read as follows: 

18.61 Tree Preservation and Protection 

18.61.042 Approval and Pennit Required 

D. Tree Removal Pennit: 

1. Tree Removal- Pennits are r~quired for the following activities: 
a. Removal of trees greater than 6" DBH on any private lands zoned C-l, E-l~ M-I, 

CM,orHC. 
h. Removal of trees greater than 6" DBH on multi-family residentially zoned lots 

(R-2, 'R-3, and R-I-3.5) not occupied solely by a single family detached dwelling. 
c. Removal of significant trees on vacant property zoned for residential purposes· 

including but not limited to R-1, RR, WR, and NM zones. 
d. Removal of significant trees on lands zoned SOU, on lands under the control of 

the Ashland School District, or on lands under the control of the City of Ashland. 

2. Applications for Tree Removal - Permits shall be reviewed and approved by the Staff 
Advisor pursuant to AMC 18.6l.080 (Approval Criteria) and 18.108.040 (Type Procedure). 
If the tree removal is part of another planning action involving development activities, the 
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tree removal application, if timely filed, shall be processed concurrently with the other 
planning action. 

SECTION 6. AMC Section 18.68.020 [General Regulations - Vision Clearance Areas] is 
hereby amended to read as follows: 

18.68 General Regulations 

18.68.020 Vision Clearance Area. 

Vision clearance areas shall be provided with the following distances establishing the size of the 
vision clearance area: 

A. In any R district, the minimum distance shall be twenty-five (25) feet or, at intersections 
including an alley, ten (10) feet. 

B. In all other districts except the C-land--E-t and eM, the minimum distance shall be 
fifteen (15) feet or, at intersections, including an alley, ten (l0) feet. When the angle of 
intersection between streets, other than an alley, is less than thirty (30) degrees, the 
distance shall be twenty-five (25) feet. 

C. The vision clearance area shall contain no plantings, fences, walls, structures, or 
temporary or pennanent obstructions exceeding two and one-half (2 Yz) feet in height, 
measured from the top of the curb, except that street trees exceeding this height may be 
located in this area, provided all branches and foliage are removed to a height of eight (8) 
feet above the grade. 

D. The vision clearance standards established by this section are not subject to the Variance 
section of this title. (Ord. 2605, SI, 1990) 

SECTION 7. AMC Section 18.68.050 [General Regulations - Arterial Street Setback 
Requirements] is hereby amended to read as follows: 

18.68 General Regulations 

18.68.050 Arterial Street Setback Requirements. 

To permit or afford better light, air and vision on more heavily traveled streets and on streets of 
substandard width, to protect arterial streets, and to petmit the eventual widening of hereinafter 
named streets, every yard abutting a street, or portion thereof, shall be measured from the special 
base line setbacks listed below instead of the lot line separating the lot from the street. 

Street Setback 
East Main Street~ between City limits and Lithia Way 35 feet 
Ashland Street (Highway 66) between 

65 feet 
City limits and Siskiyou Boulevard 

Also, front yards for properties abutting all arterial streets shall be no less than twenty (20) feet, 
with the exception of the eM and C-I-D district!1 and properties abutting Lithia Way in the C-I 
district. 
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SECTION 8. AMC Section 18.72.030 [Site Design and Use Standards - Applicability] is 
hereby amended to read as .follows: 

18.72 Site Design and Use Standards 

18.72.030 Applicability. 

Site design standards shall apply to all zones of the city as outlined below. 
A. Applicability. The following development is subject to Site Design Re~ew: 

1. Commercial, Industrial, Non-Residential and Mixed uses: 
a. All new structures, additions or expansions in C-t, E-I, HC, CM, and M-l zones. 
b. All new non-residential structures or additions (e.g. public buildings, schools, 

churches, etc.). 
c. Expansion of impervious surface area in excess of 100/0 of the area of the site or 1,000 

square feet, whichever is less. 
d. Expansion of parking lots, relocation of parking spaces on a site, or other changes 

which affect circulation. 
e. Any change of occupancy from a less intensive to a more intensive occupancy, as 

defined in the City building code, or any change in use which requires a greater 
number of parking spaces. 

f. Any change in use of a lot from one general use category to another general use 
category. e.g., from residential to commercial, as defined b the zoning regulations of 
this Code. 

g. Any exterior change to a structure which is listed on the National Register of Historic 
Places or to a contributing property within an Historic District on the NationaL 
Register of Historic Places that requires a building pennit, or includes the installation 
of Public Art. 

h. Mechanical equipment not otherwise exempt from site design review per Section 
18.72.030(B). 

2. Residential uses: 
a. Two or more residential units on a single lot. 
b. Construction of attached single-family housing (e.g. town homes, condominiums, row 

houses, etc.) in all zoning districts. . 
c. Residential development when off-street parking or landscaping, in conjunction with 

an approved Perfonnance Standards Subdivision required by ordinance and not 
located within the boundaries of the individual unit parcei (e.g. shared parking). 

d. Any exterior change to a structure individually listed on the National Register of 
Historic Places that requires a building pennit, or includes the installation of Public 
Art. 

e. Mechanical equipment not otherwise exempt from site design review per Section 
18.72.030(B). 

SECTION 9. AMC Section 18.72.110 [Site Design and Use Standards - Landscaping 
Standards] is hereby amended to read as follows: 

18.72 Site Design and Use Standards 
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18.72.110 Landscaping Standards. 

A. Area Required. The following areas shall be required to be landscaped in the following 
zones: 

"''''''~''''~''---~-''''~- -~""'-'-""'"-'''''''-'''''''''''''-''''-'''----'-'.'-'''''-............................. - ......... - .. - ... --------.-.. - .. -..... -.......... - .. - .... _--.-.---._ ..... _ ...... -.-_ ......... _ .. _ ...... _ .. -·_ .. ··-· .. -t 

R-l I - 450/0 aftotal developed .lot_.area [ 
R-2 

; 

350/0 of total developed lot area I -
R-3 I - 25% of total developed lot area .. 
C-l f I 15% of total developed lot area I -
C-I-D 

, 
None, except parking areas and service stations shall meet the 1 -

I landscaping and 

r screening standards in Section II.D. of the Site Design and Use 

I Standards. 
E-l .. '1 - 15% of total developed lot area 
~.---.: 

I M-l ! - 10% of total developed lot area i 

CM-NC 1- 15% of total developed lot area I 

CM-OE 
, 

15% of total developed lot area ~- .. , 
CM-CI ! - 10% of total developed lot area .. . ......... ~.& ...................... . ................ , ....... _ ................ --_._ .... __ ._._--_ ...... _-.. -_ ....... _ ............. _ ...................... _ ... _ ...... 

~ CM-rwIJJ_.: __ )50/0 of total develoeed lotart:~ ---_ .... _-------_ .. 

SECTION 10. AMC Section 18.72.120 [Site Design and Use Standards - Controlled Access J 
is hereby amended to read as follows: 

18.72.120 Controlled access. 

A. Any partitioning or subdivision of property located in an R-2, R-3, C-l, E-l eM, or M-l 
zone shall meet the controlled access standards set forth iD seetioB (B) below. If applicable, 
c;ro~~ (l~<;~~~ ~~setI1ents shaH be required so that access to all properties created by the Ia.nd 
division can be made from one or more points. 

B. Street and driveway access points in an R-2, R-3, C-l, E-l~ or M-l zone shall be limited to 
the following: 
1. Distance between driveways. 

On arterial streets - 100 feet; 
on collector streets - 75 feet; 
on residential streets - 50 feet. 

2. Distance from intersections. 
On arterial streets ~ 100 feet; 
on collector streets - 50 feet; 
on residential streets - 35 feet. 

C. Street and driveway access points in the eM zone are subiect to the requirements of the 
of Croman Mill District Standards. 
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b D. Access Requirements for Multi-family Developments. 
-, 1. All multi-family developments which will have automobile trip generation in excess of 

250 vehicle trips per day shall provide at least two driveway access points to the 
development. Trip gener~tion shall be determined by the methods established by the 
Institute of Transportation Engineers. 

2. Creating an obstructed street, as defined in 18.88.020.G, is prohibited. 

SECTION 11. AMC Section 18.72.140 [Site Design and Use Standards - Light and Glare 
Performance Standards] is hereby amended to read as follows: 

18.72.140 Light and Glare Perfonnance Standards. . 

There shall be no direct illumination of any residential zone from a lighting standard in any other 
residential lot, C-I, E-l or M-l, SO, eM or He lot. 

SECTION 12. AMC Section 18.72.180 D.[Site Design and Use Standards - Development 
Standards for Wireless Communication.Facilities] is hereby. amended to read as follows: 

18.72.180 Development Standards for Wireless Communication Facilities 

D. All installation of wireless communication systems shall be subject to the requirements of 
this section in addition to all applicable Site Design and Use Standards and are subject to 
the following approval process: 

Zoning Designations 
Attached to Alternative Freestanding 

Existing Structures Support 
Structures Structures 

Residential Zones{l) CUP Prohibited Prohibited 
C-l CUP CUP Prohibited 
C-I-D (DowntowniZ

) CUP Prohibited Prohibited 
C-l - Freeway overlay Site Review Site Review CUP 
E-l Site Review Site Review CUP 
M-l Site Review Site Review CUP 
SOU Site Review ClIP CUP 
NM (North Mountain) Prohibited Prohibited Prohibited 
Historic District(l) CUP Prohibited Prohibited 
A-I (Airport Overlay) CUP 'CUP CUP 
He (Health Care) CUP Prohibited Prohibited 
CM-NC CUP CUP CUP 
CM-OE Site Review Site Review CUP 
CM-CI Site Review Site Review CUP 
CM-MU CUP CUP CUP 
eM-OS Prohibited Prohibited Prohibited 
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SECTION 13. AMC Section 18.84.100 [Manufactured Housing Developments - Special 
Conditions] is hereby amended to read as follows: 

18.84 Manufactured Housing Developments 

18.84.100 Special Conditions. 

A. For the mitigation of adverse impacts, the City may impose conditions. Restrictions may 
include, but are not limited to, the following: 
1. Require view-obscuring shrubbery, walls or fences. 
2. Require retention of specified trees, rocks, water ponds or courses, or other natural 

features. 
B. No manufactured housing developments may be located within the Ashland Historic District. 

c. No manufactured housing develop1)1ents may be located, relocated, or increased in size or 
number of units, within any zones designated for commercial use -- C-1, C-I-D, E-l, eM 
or M-l. 

SECTION 14. AMC Section 18.88.070 [Performance Standards Options - Setbacks] is hereby 
amended to· read as follows: 

18.88 Performance Standards Options 

18.88.070 Setbacks. 

A. Front yard setbacks shall follow the requirements of the underlying district. 
B. Setbacks along the perimeter of the development shall have the same setbacks as required in 

the parent zone. 
C. Maximum heights shall be the same as required in the parent zone. 
D. One-half of the building height at the wall closest to the adjacent building shall be required as 

the minimum width between buildings, except within non-residential zoning districts 
including-C~l,C~l~D, E~l,_CM, and_M~l. 

E. Solar Access Setback. Solar access shall be provided as required in Section 18.68 18.70 
except within the C-I-D and eM zoning districts. 

F. Any single-family structure not shown on the plan must meet the setback requirements 
established in the building envelope on the outline plan. 

SECTION 15. AMC Section 18.88.080 [Perfonnance Standards Options - P-Overlay Zone] is 
hereby amended to read as follows: 

18.88 Perfonnance Standards Options 

18.88.080 P-Overlay Zone. 

A. The purpose of the P-overlay zone is to distinguish between those areas which have been 
largely developed under the subdivision code, and those areas which, due to the undeveloped 
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nature of the property, topography, vegetation, or natural hazards, are more suitable for 
development under Perfonnance Standards. . 

B. All developments, other than partitionings, which involve the division of land, or 
development of individual living units, in the P-overlay areas, shall be processed under this 
Chapter of the Land Use Ordinance. The minimum number of dwelling Jll1its for a 
Perfonnance Standards Subdivision within residential zoning districts shall be three. 

C. In a P-overlay area, the granting of the application shall be considered an outright permitted 
use, subject to review by the Commission for compliance with the standards set forth in this 
Ordinance and the guidelines adopted by the Council. 

D. If a parcel is not in a P-overlay area, then development under this Chapter may only be 
approved if one or more of the following conditions exist: 
1. The parcel is larger than two acres and is greater than 200 feet in average width; o~ 
2. That development under this Chapter is necessary to protect the environment and the 

neighborhood from degradation which would occur from development to the maximum 
density allowed under subdivision standards, or would be equal in its aesthetic and 
environmental impact; or 

3. The property is zoned R-2:a efR-3, or eM. 

SECTION 16. AMC Section 18.92.020.B. [Off-Street Parking - Automobile Parking Spaces 
Required- Commercial Uses] is hereby amended to read as follows: 

18.92 Off-Street Parking 

18.92.020 Automobile Parking Spaces Reqlli~ed 

B. Commercial Uses. For commercial uses the following automobile parking spaces are 
required. 
I. Auto, boat or trailer sales, retail nurseries and other open-space uses. 

One space per 1,000 square feet of the fIrst 10,000 square feet of gross land area; plus 
one space per 5,000 square feet for the excess over 10,000 square feet of gross land area; 
and one per two employees. 

2. Bowling Alleys. 
Three spaces per alley, plus additional spaces for auxiliary activities set forth in this 
section. 

3. Business, general retail, person services. 
General - one space for 350 square feet of gross floor area. Furniture and appliances - one 
space per 750 square feet of gross floor area. 

4. Chapels and mortuaries. 
One space per four fixed seats in the main chapel. 

5. Offices. 
Medical and dental - one space per 350 square feet of gross floor area. General .. one 
space per4SD 500 square feet of gross floor area. 

6. Restaurants, bars, ice cream parlors and similar uses. 
One space per four seats or one space per 100 sq. ft. of gross leasable floor area, 
whichever is less. 

7. Skating rinks. 
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One space per 350 sq. ft. of gross building area. 
8. Theaters, auditoriums, stadiums, gymnasiums and similar uses. 

One space per four seats. 

SECTION 17. AMC Section 18.92.020.C. [Off-Street Parking - Automobile Parking Spaces 
Required- Industriai Uses] is hereby amended to read as foHows: 

18.92 Off-Street Parking 

18.92.020 Automobile Parking Spaces Required 

C. Industrial Uses. For industrial uses the following automobile parking spaces are required. 
1. Industrial uses, exeept warehousing. 

One spaee pel' twa employees OD the largest shift or fer eaeh 700 sEJ:Hare feet of grass 
floor ares, whiehe'IeF is less, plus ane spaee per eampaoy vebiele. 

~Industrial and Warehousing ~ 
One space per 1,000 square feet of gross floor area or for each two employees, whichever 
is greater less, plus one space per company vehicle. 

3.2. Public utilities (gas, water, telephone, etc.), not including business offices. 
One space per two employees on the largest shift, plus one space per company vehicle; a 
minimum of two spaces is required. 

SECTION 18. AMC Section 18.96.090. [Sign Regulations - Commercial, Industrial and 
Employment Districts] is hereby amended to read as follows: 

18.96. Sign Regulations 

18.96.090 Commercial, Industrial and Employment Districts. 

Signs in commerciai, industrial,L ;md-employment, and Croman Mill districts, excepting the 
Downtown-Commercial Overlay District and the Freeway Overlay District, shall confonn to the 
following regulations: 

A. Special Provisions .. 

1. Frontage. The number and use of signs allowed by virtue of a given business 
frontage shall be placed only upon such business frontage. 

2. Aggregate number of signs. The aggregate number of signs for each business 
shall be two signs for each business frontage. 

3. Aggregate area of signs. The aggregate area/of all signs established by and 
located on a given street frontage, shall not exceed an area equal to one square 
foot of sign area for each lineal foot of street frontage. Aggregate area shall not 
include nameplates, and temporary real estate and construction signs. 
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B. Types of Signs Permitted~ 

1. Wall Signs. 

a. Number. Two signs per building frontage shall be permitted for each 
business, or one sign per frontage for a group of businesses occupying a 
single common space or suite. 

b. Area. Buildings with two or fewer business frontages shall be permitted 
one square foot of sign area fqr each lineal foot of business frontage. For 
the third and subsequent business frontages on a single building, the 
business shall be permitted one square foot of sign area for every two 
lineal feet ofbusiness frontage. The maximum sign area on any single 
business frontage shall not exceed sixty (60) square feet. 

Business frontages of three or more,on a single building~ shall comply 
with the following criteria established within the City's Site Design and 
Use Standards: 

i. A pedestrian entrance designed to be attractive and 
functional, and open to the public during all business hours 

ii. The pedestrian entrance shall be accessed from a 
walkway connected to a public sidewalk. 

c. Projection. Except for marquee or awning signs, a projecting sign may 
project a maximum of two feet from the face of the building to which they 
are attached, provided the lowest portion of the sign is at least eight feet 
above grade. Any portion lower than eight feet can only project four 
inches. 

d. Extension above roof line. Signs may not project above the roof or eave 
line of the building. 

2. Ground Signs. 

a. Number. One sign shall be pennitted for each'lot with a street frontage 
in excess of fifty lineal feet. Comer lots can count both street frontages in 
detennining the lineal feet of the street frontage but only one ground sign 
is pennitted on comer lots. Two or more parcels of less than fifty feet may 
be combined for purposes of meeting ~he foregoing standard. 

b. Area. Signs shall not exceed an area of one square foot for each two 
lineal feet of street frontage, with a maximum area of sixty square feet per 
sign. 
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c. Placement. Signs shall be placed so that no sign or portion thereof shall 
extend beyond any property line of the premises on which such sign is 
located. Signs on corner properties shall also comply with the vision 
clearance provisions of Section lS.96.060(F). 

d. He~ght. No ground sign shail be in excess of five feet above grade. 

3. Awning or Marquee Signs. 

a. Number. Two signs shall be permitted for each business frontage in lieu· 
of wall signs. 

b. Area. Signs shall not exceed the pennitted aggregate sign area not taken 
up by a wall sign. 

c. Projection. Signs may not project beyond the face of the marquee if 
suspended, or above or below the face of the marquee if attached to and 
parallel to the face of the marquee. 

d. Height. Signs shall have a maximum face height of nine inches if 
attached to the marquee. 

e. Clearance above grade. The lowest portion of a sign attached to a 
marquee shall not be less than seven feet, six inches above grade. 

f. Signs painted on a marquee. Signs can be painted on the marquee in lieu 
of wall sign provided the signs do not exceed the pennitted aggregate sign 
area not taken up by wall signs. 

4. Portable Business Signs 

a. Number. One portable business sign, limited to sandwich boards, 
pedestal signs, ' A' frame signs, flags, and wind signs, shall be allowed on 
each lot excepting that buildings, businesses, shopping centers," and 
business complexes with pennanent ground signs shall not be permitted to 
have portable signs. 

h. Area', Sign area shall be deducted from the aggregate sign allowed for 
exempt incidental signs established in lS,96.030(H). Signs shall not 
exceed an area of four (4) square feet per face including any border or 
trim, and there shall be no more than two (2) faces. 

c. Height. Sandwich board signs and' A' frame signs shall not extend 
more tha..T1 three (3) feet above the ground on which it is placed. Pedestal 
signs shall not extend more than four (4) feet above the ground on which it 
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is placed. A freestanding wind sign shall not extend more than five (5) feet 
above the ground on which it is placed. 

d. Placement. Signs shall be placed so that no sign or portion thereof shall 
extend beyond any property line of the premises on which such sign is 
located. Portable signs shall be located within ten feet of the business 
entrance and shall not be placed on public right-of-way. No portable 
business sign shall be constructed and placed so as to interfere with 
pedestrian ingress and egress as regulated within the Ashland Municipal 
Code. 

e. General Limitations. Signs shall be anchored, supported, or designed as 
to prevent tipping over, which reasonably prevents the possibility of signs 
becoming hazards to public health and safety. Signs shall not be 
constructed of plastic, illuminated or contain any electrical component. No 
objects shall be attached to a portable sign such as but not limited to 
balloons, banners, merchandise, and electrical devices. Portable business 
signs shall be removed at the daily close of business. These signs are 
prohibited while the business is closed. 

5. Three-Dimensional Signs. 

a. Number. One three-dimensional sign shall be permitted for each lot in 
lieu of one three square foot incidental sign otherwise allowed per 
lS.96.030H. 

h. Surface Area. Flat surfaces in excess of two square feet shall count 
toward the total aggregate sign area per 18.96.090(A) 4. 

c. Placement. The three-dimensional sign shall be located so that no sign 
or portion thereof is within a public pedestrian easement or extends 
beyond any property line of the premises' on which such sign is located 
into the public right-of-way unless the sign is attached to the face of the 
building and located eight feet above grade~ or the sign is attached to a 
marquee with the lowest portion of the sign not less than seven feet, six 
inches above grade not projecting beyond, or above, the face of the 
marquee. 

d. Dimensions. No three-dimensional sign shall have a height, width, or 
depth in excess of three feet. 

e. Volume. The volume of the three-dimensional sign shall be calculated 
as the entire volume within a rectangular cube enclosing the extreme 
limits of all parts of the sign and shall not exceed three (3) cubic feet. For 
the purposes of calculating volume the minimum dimension for height, 
width, or depth shall be considered one foot. 
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f. Materials. The three-dimensional signs shall be constructed of metal, 
wood, bronze, concrete, stone, glass, clay, fiberglass, or other durable 
material, all of which are treated to prevent corrosion or reflective glare. 
Three dimensional signs shall not be constructed of plastic. Three 
dimensional signs shall not be internally illuminated or contain any 
electricai component. 

SECTION 19. AMC Section 18.104.020. [Conditional Use·Pennits - Definitions] is hereby 
amended to read as follows: 

18.104 Conditional Use Permits 

18.104.20 Definitions. 

The following are definitions for use in this chapter. 

A. tllrnpact Areatt 
- That area which is immediately surrounding a use, and which may be 

impacted by it. All land which is within the applicable notice area for a use is included in the 
impact area. In addition, any lot beyond the notice area, if the hearing authority finds that it 
may be materially affected by the proposed use, is also included in the impact area. 

B. "Target Use" - The basic pennitted use in the zone, as defined below. 1. '¥R <,VoodlsBd 
Residential) and RR (Rural Residential) zones: 
1. WR <Woodland Residential) and RR (Rural Residential) zones: Residential use 

complying with all ordinance requirements, developed at the density pennitted by Section 
18.88.040. 

2. R-l (Single Family Residential) zones: Residential use complying with all ordinance 
requirements, developed at the density pennitted by Section 18.88.040. 

3. R-2 and R-3 Zones: Residential use complying with all ordinance requirements, 
developed at the density pennitted by the zone. 

4. C .. l. The general retail commercial uses-listed in 18.32.020 B., developed at an intensity 
of.35 gross floor to area ratio, complying with all ordinance requirements. 

5. C-ID: The general retail commercial uses listed in 18.32.020 B., developed at an 
intensity of 1.00 gross floor to area ratio, complying with all ordinance requirements. 

6. E-l. The general office uses listed in 18.40.020 A., developed at an intensity of .35 gross 
floor to area ratio, complying with all ordinance requirements. 

7. M-l. The general light industrial uses listed in 18.40.020 E., complying \vith all 
ordinance requirements. 

8. SO. Educational uses at the college level, complying.with all ordinance requirements. 
9. CM-CI. The general light industrial uses listed in 18.53.050 A., developed at an 

intensity of .50 gross floor to area ratio, complying with all ordinance requirements .. 
10. CM-OE. The general office uses listed in 18.53.050 A., developed at an intensity of 

.60 gross floor to area, complying with all ordinance requirements. 
11.. eM-MD. The general office uses listed in 18 .. 53.050 A., developed at an intensity of 

.60 gross floor to area, complying with all ordinance requirements. 
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12. eM-NCo The retail commercial uses listed in 18.53.050 A.,developed at an inten'sity 
of .60 gross floor to area ratio, complying with all ordinance requirements. 

SECTION 20. AMC Section 18.106.030.H. (Annexations- Approval Standards] is hereby 
amended to read as follows: 

18.106 Annexations 

18.106.030 Approval Standards 

H. One or more of the following standards are met: 

1. The proposed area for annexation is to be residentially zoned, and there is less than a 
five-year supply of vacant and redevelopable land in the proposed land use 
classification within the current city limits. "Redevelopable land" means land zoned 
for residential use on which development has already occurred but on which, due to 
present or expected market forces, there exists the likelihood that existing 
development will be converted to more intensive residential uses during the planning 
period. The five-year supply shall be detennined from vacant and" redevelopable land 
inventories and by the methodology for land need projections from the Housing 
Element of the Comprehensive Plan; or 

2. The proposed lot or lot~ will be zoned eM, E-I or C-I under the Comprehensive 
Plan, and that the applicant will obtain Site Review approval for an outright 
pennitted use, or special permitted use concurrent with the annexation request; or 

3. A current or probable public health hazard exists due to lack of fun City sanitary 
sewer or water services; or 

4. ' Existing development in the proposed annexation has inadequate water or sanitary 
sewer service; or the service will become inadequate within one year; or 

5. The area proposed for annexation has existing City of Ashland water or sanitary 
sewer service extended, connected, and in use, and a signed "consent to annexation" 
agreement has been filed and accepted by the City of Ashland; or 

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

SECTION 21. AMC Section 18.108.017.C. [Procedures - Applications] is hereby added to 
read as follows: 

18.108 Procedures 

18.108.017 Applications 

c. Priority planning action processing for LEED® certified buildings. 
1. New buildings and existing buildings whose repair, alteration or rehabilitation 

costs exceed fifty percent of their replacement costs, that will be pursuing 
certification under the Leadership in Energy and Environmental Design Green 
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Building Rating System (LEED®) of the United States Green Building Council 
shall received top priority in the processing of planning actions. 

2. Applicants wishing to receive priority planning action processing shall provide 
the following documentation with the application demonstrating the completion 
of the following steps in the working towards LEED® certification. 

3. Hiring and retaining a LEED® Accredited Proiessionai as part oi the 
project team throughout design and construction of the project. 

b. The LEED® checklist indicating the credits that will be pursued. 

SECTION 22. AMC Section 18.10B.040.A. [Procedures - Type I Procedure J is hereby added 
to read as follows: 

18.108.040 Type I Procedure. 

A. Actions Included. The following planning actions shall be subject to the Type I Procedure: 
1. Site Design Review. The following developments that are subject to the Site Design 

Review Standards outlined in 18.72 shall follow the Type I pennit procedures. 
a. J?owntown Design Standards Zone. Any development which is less than 2,500 

square feet or ten percent of the building~ s square footage, whichever is less. 
b. Detail Site Review. Any development in the Detail Site Review Zone, as defined in 

the Site Review Standards adopted pursuant Chapter 18.72, which is less than 10,000 
square feet in gross floor area. 

c. Commercial, Industrial and Non-residential Uses 
L All new structures, additions or expansions in C-l, B-1, He and M zones, not 

within the Downtown Design Standards zone, that do not require new building 
area in excess of 20% of an existing building' s square footage or 10,000 square 
feet of gross floor area:> w:hichever is less. 

ii. All new structures or additions less than 15,000 square feet of gross floor area 
in the eM zoning district. 

iii. Expansion of impervious surface area in excess of 10% of the area of the site or 
1,000 square feet, whichever is less 

iiiiv.Expansion of parking lots, relocation of parking spaces on a site, or other changes 
which alters circulation affecting adjacent property or public right-of-way. 

wy. Any change of occupancy from a less intensive to a more intensive occupancy, as 
defined in the City building code, or any change in use which requires a greater 
number of p~rking spaces. 

vi. Any change in l:lse of a lot from one general use category to another general use 
category, e.g., from residential to commercial, as defin~d by the zoning 
regulations of this Code. 

vi!. Any exterior change to a structure which requires a building pennit and is listed 
on the National Register of Historic Places or to a contributing property within a 
Historic District on the National Register of Historic Places. 

d. Residential 
1. Two or more residential units on a single lot. 
11. All new structures or additions less than 10,000 square feet of gross floor area, 

other than single-family homes or accessory uses on individual lots . 
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iii. Construction 'of attached single-family housing (e.g. town homes, condominiums, 
row houses, etc.) in all zoning districts. 

iv. Off-street parking or landscaping, in conjunction with an approved Perfonnance 
Standards Subdivision req~ired by ordinance and not located within the 
boundaries of the individual unit parcel (e,g. shared·parking). 

v. Any exterior change to a structure which requires a building permit and is listed 
on the National Register of Historic Places. 

SECTION 23. Severability. The sections, subsections, paragraphs and clauses of this ordinance 
are severable. The invalidity of one section, subsection, paragraph, or clause shall not affect the 
validity of the remaining sections, subsections, paragraphs and clauses. 

SECTION 24. Codification. Provisions of this Ordinance shall be incorporated in the City 
Code and the word "ordinance" may be changed to "code", "article", "section", or another word, 
and the sections of this Ordinance may be renumbered, or re-Iettered, provided however that any 
Whereas clauses and boilerplate provisions~ and text descriptions of amendments (i.e. Sections I, 
74-21~ need not be codified and the City Recorder is authorized to correct any cross-references 

!J '3 -2:1"- . 
and any typographical errors. 

The foregoing ordinance was first read by title only in accordance with Article X, 
Section 2(C) of the City Charter on the ~ day of __ ' 2010, 
and duly ASSED and ADOPTED this -il- day of ,20~O. 

~1J1t ~~~ 
Barbara M. Christensen, City Recorder 

SIGNED and APPROVED this Ii day of¥201O. 

'JhnStro~ 
Reviewed as to fonn: 

J) , 
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BEFORE THE CITY COUNCIL 
CITY OF ASHL~D, JACKSON COUNTY, OREGON 

Au'gust 17, 2010 

In the Matter of Amendments to the City of Ashland 
Comprehensive Plan, Zoning Map and Land Use' 
Regulations Concerning the Addition of Chapter 18.53 
Croman Mill and associated amendments, including six 
Ordinances implementing the Plan 

PURPOSE: 

) 
) FINDINGS OF FACT AND 
) CONCLUSIONS OF LAW 
) 
) 

Implement the Croman Mill Site Redevelopment Plan, December 2008. 

Implementation is achieved by six distinct ordinances: The first Ordinance amends the 
Comprehensive Plan to add Croman Mill land use text in Chapter 2 and' on the Map 
Legend, but not to any particul,ar property. This ordinance also adopts the supporting 
documents (i.e. Croman Study with staff modifications), as a support document to the 
Comprehensive Plan as well as adopts the Economic Opportunities analysis as support 
documents to the Comprehensive Plan. The second 'ordinance amends the Zoning Code to 
add Croman Mill District 18.53 and Zoning overlays as implementing regulations for the 
land use 4esignation. Ordinances 3 and 4 amend the Site Design and Use Standards and 
other Development Code Sections to create specific standards for Croma..l1 Mill and for 
amendments for internal consistency, respectively. After establishing this framework the 
new comprehensive plan and zoning and overlays are applied to specific properties in 
Ordinance 5. Ordinance 6 creates priority for LEED buildings. 

PUBLIC HEARINGS: 
On Decembe1! 21,2009, a notice of the Planning Commission and City Council Public 
Hearings was sent by first class mail to approximately 255 owners of properties located-in 
and Within 200 feet of the proposed Croman Mill District boundary. Additionally" on 
December 21 and 23,2009,40 notices were sent to owners of properties that may have the 
use of the property impacted by the proposed rules in accordance with ORS 227.186. In 
addition to the required notice infonnation in Ashland Land Use Ordinance (ALUO) 
18.108.080 and ORS 227.186, the notices included the project web page address. The 
proj ect web pag~ includes the proposed Comprehensive Plan, map and ordinance 
amendments as well as infonnation on the redevelopment planning and public process 
'which resulted in the Croman Mill Site Redevelopment Plan (December 2008). The web 
page has been updated throughout the public workshop and hearing process with meeting 
materials as well as the record. Notice was published in The Ashland Daily Tidings on 
December 31, 2009 prior to t1,le Planning Commission public hearing and on March 24, 
2010 prior to the City Council public hearing. Notice was also sent to the Department of 
Land Conservation and Development on October 6,2009. 
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A Public Hearing was held at the Planning Commission on January 12, 2010 and continued 
to February 9 and February 23. A Public Hearing was held at the City Council on April 6, 
2010 and continued to May 4, May 26, June 1, June 15, June 29 and August 3. 

REVIEW CRITERIA 
The decision of the City Council together with the recommendation by the Planning 
Commission was based on consideration and findings of consistency with the following 
factors. 

A. Consistency with City of Ashland Approval Criteria for Zone Changes, Zoning 
Map Amendments and Comprehensive Plan Map Changes, ALVO lS.l0S.060.B 

B. Consistency ~ith City of Ashland Comprehensive Plan 
C. Consistency with Oregon land use laws and regulations including specifically 

Oregon Statewide Planning Goal 9 as implemented by OAR Chapter 660, DiVIsion 
9 

D. Consist~ncywith Oregon land use laws and regulations including specifically 
Oregon Statewide Planning Goal 12 as implemented by OAR Chapter 660, 
Division 12 

EVALUATION AND COUNCIL FINDINGS: 

A. Consistency with City of Ashland Approval Criteria for Zone Changes, Zoning Map 
Amendments and Comprehensive Plan Map Changes, ALUO lOB.l08.060.B 

ALUO IB.I0B.060.B 

1. Zone changes,·zoning map antendments and comprehensive plan map changes subject 
to the Type III procedure as described in subsection A of this section may bE! approved if 
in compliance with the comprehensive plan and the application demonstrates that one 
or more ofthefollo-wing: 
a. The change implements a public need, other than the provision of affordable 

housing, supported by the Comprehensive Plan; or 
b. A substantial change in circumstances has occurred since the existing zoning or 

Plan designation was proposed, necessitating the need to adjust to the changed 
drcu.mstances; or 

c. Circumstances relating to the general public welfare exist that require such an 
action; or 

d. Proposed increases in residential zoning density resulting from a change from olle 
zoning district to another zoning district, will provide 25% of the proposed base 
density as affordable housing consistent with the approval standards set forth in 
18.106.030(G)jor 

e. Increases in residential zoning density of four units or greater on commercial, 
employment or industrial zoned lands (i. e. Residential Overlay), will not negatively 
impact the City of Ashland's commercial and industrial land supply as required in 
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the Comprehensive Plan, and will provide 25% of the proposed base density as 
affordable housing consistent with the approval standards set forth in 18.106.03 OrGY 
The total nuntber of affordable units described in sections D or E shall be 
determined by rounding down fractional answers to the nearest whole unit. A deed 
restriction, or similar legal in,strument, shall be used to guarantee compliance with 
affordabletcriteria for a period of not less than 60 years. Sections D and E do not lit 

apply to council ~nitiated actions. 

The area within the boundary of the proposed Croman Mill District inclu4ing the 
former 64-acre Croman'Mill site is primarily zoned M-1 Industrial, with some 
additional areas ofE-l Employment adjacent to the southern portion of Mistletoe Road 
and R-l Single Family on th~ approximately six-acre ODOT maintenance yard located 
on Tolman Creek Road. Additionally, the area adjacent to Siskiyou Boulevard and 
Crowson Road is within the Croman Mill District boundary and in the Ashland urban 
growth boundary (UGB), but is outside the city limits - this area is designated 
Employment in the Ashland Comprehensive Plan and is currently zoned Jackson 
County RR-5 Rural Residential. 

The Croman Mill District Comprehensive Plan designation map includes 
approximately 100 acres. The proposed Croman Mill District includes five zoning 
overlays. The bulk of the district is the 64-acre Croman Mill site which would be 
divided between CI Compatible fudustrial an OE Office Employment. Office uses area 
focused in tbe northern half of the district and manufacturing uses are, concentrated in 
the southern half of the district in an effort to create distinct identities for each area and 
to maintain freight rail access to the industrial area. 

Croman Mill District 
Gross Acreages in UGB 

Existing 
Comprehensive 

Plan 

Current 
Proposed 

Zoning 
Overlays 

Industrial' 70 30 
Employment 23.5 29 
Mixed Use 0 16 
Neighborhood Center 0 6 
Open, Space 0 10 
Residential (R-1-S) 6.5 0 

Total 100 91* 
'* Approximately 9 acres in the plan area will remain in the 
M-1 Industrial designation. 

-The Croman Mill District Zoning Land Use Overlays map includes less acreage 
because five tax lots in the city limits totaling approximately 9 acres that are included 
in the Croman Mill District Comprehensive Plail designation are not assigned a 
Croman Mill District zoning overlay. As a result, the existing M -1 fudustrial zoning 
will remain in place for the five tax lots (391E14AC, tax lots 1000, 1100, 1200 and 
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1900, 391E14BD tax lot 402). A CM rezone will not be necessary for the M-1 retained 
properties to develop, however a rezone will be necessary to utilize any of the CM 
overlays. 

The ODOT maintenance yard at the northwest comer. of the plan area would be NC 
... Neighborhood Commercial, a mixed -use area including small scale neighborhood 

commercial uses and residential units. There are two MU Mixed Use areas with one 
located between Hamilton Creek and Mistletoe Road and the other surrounding the 
south entrance on Siskiyou Boulevard, These areas are intended as transitions from the 
existing residential areas to the west and south, and would allow a mix of uses 
including office, light manufacturing and residential uses', The residential uses in the 
NC Neighborhood Commercial and MU Mixed Use overlays are limited to upper floors 
of the buildings. Finally, there is an OS Open Space/Conservation Overlay which 
includes the areas along Hamilton Creek, the Central Park, and the pond and creek in 
the southeast portion of the district. 

It is important to note that with the exception of the ODOT maintenance yard propertY 
on Tolman Creek Road, the proposed Comprehensive Plan and Zoning map changes 
are not a wholesale change of the plan and zone designations (e.g. a change from an 
industrial to a residential designation), Instead, the proposed map amendments are a 
redistribution of the uses allowed under the current M -1 Industrial zoning, The title of 
the M -1 Industrial zoning is somewhat misleading because the zoning district allows a 
wide range of commercial and employment uses including offices, retail, personal 
services, restaurants, nightclubs and bars, theaters, and hotels and motels in addition to 
those uses typically associated with industrial areas such as manufacturing, processing, 
assembling, mini-warehouses, outside storage of merchandise and raw materials, 
junkyard and auto wrecking yards, and concrete or asphalt batch or mixing plants, In 
short, theM-1 fudustrial zoning d~strict includes the uses that are allowed in the C-l 
Commercial and E-1 Employment zoning districts. 

In the proposed Croman Mill District, professional offices are targeted for the OE 
Office Employment zone, and manufacturing and assembly is ,the focus qf the CI 
Compatible fu~ustrial zone, with provisions to allow for some cross-over 
manufacturing and offices associated with the primary use of the zone. Stores, 
restaurants and shops of a neighborhood·scale are located in the NC Neighborhood, and 
allowed throughout the OE Office Employment and CI Compatible Industrial zones at 
a more limited scale. The 1\111 Mixed Use areas allow both the office and 
manufacturing and assembly uses. With the exception of the residential uses allowed 
in the MU Mixed Use zoning overlay, the uses included in the Croman Mill District are 
allowed under the current M-l fudustrial and E-1 Employment zoning. 

In keeping with the Croman Mill Site Redevelopment Plan (2008) project objectives 
and recoIr.ll'TIendations, land=intensive uses v/ith low· employment densities such as 
mini -warehouses, junkyard and auto wrecking yards, outdoor storage areas of 
unrestricted size, hotels and motels, building material sales yards and equipment 

Findings of Fact and Conclusions of Law Page 4 



storage yards are not permitted in the Compatible Industrial (Cl) and Office 
Einployment (OE) overlay zones. Additionally, retail and restaurant uses are limited to 
relatively small square footages under the proposed zoning, rather than being 
unrestricted in size or scope as is allowed .under the current M ~ 1 In~ustrial and E-1 
Employment zoning. 

Accordingly, the Croman Mill Project involves comprehensive plan map changes, 
zoning map changes and. changes to the text of the comprehensive plan and zoning 
code implicating. ALUO 18.108.060.B as noted above. The changes are a refinement 
of the existing land use and zoning and not wholesale changes. At least one of the 
criterion is demonstrated by the planning action. Specifically, the Council finds the 
Comprehensive Plan and Zoning map amendments are necessary to respond to a 
substantial change in circumstances that have occurred since the existing plan and 
zoning designations were established. A number of factors contributed to the change in 
circumstances, and the subsequent master planning of the Croman Mill site including 
the evaluation of the current plan and zone designations, discussed below. The changes 
are also supported by public need and general welfare considerations as outlined in the 
Code. 

The Croman Mill Site was established as a lumber and planning mill in 1934, and this 
use or a similar sawmill use continued on the site until 1996. The "Industrial" 
designation on City maps has been in place at least since 1966. As late as 1980, the 
mill was still in full operation with 200 employees working two shifts a day, and it was 
the largest private emp16yer in Ashland (Krarner, Historic Overview Study, 'Croman 
Mill Study Area', January 10,2008). As the timber industry declined in the 1980's and 
1990's, lumber mills throughout Oregon closed as did the Croman Corporation 
operation on~the Ashland site in 1996. Since the closure of the mill, the property has 
remained largely unused except for a temporary asphalt batch plant in 2001, and 
storage of used concrete and decommissioned equipment. The 2007 Economic 
Opportunity Analysis (EOA) raised a concern regarding the broad range of activities 
permitted in the M-l, and the compatibility with the site and surrounding uses. As a 
result, the EOA recommended·preparing a master plan for the site to evaluate .' 
appropriate uses and to incorporate sustainable development concepts. Clearly, the end 
of the mill operations after six decades of use and the property being largely unused 
and vacant since that time have contributed to the efforts to re-examine the plan area. 

In 2001 there was an application to rezone the property for residential 'purposes, which 
the City ultimately denied. Subsequent to the City's decision, the 2007 Economic 
Opportunity Analysis (EOA) identified a need to retain existing employment lands, 
including the Croman Mill site, within the city limits and UGB to accommodate the 
forecasted. employment through 2027. 

In terms of the trends in industrial uses, Ashland has attracted and is expected to 
continue to attract finns in the specialty manufacturing category which tend have a 
dedication to environmental issues, sustainable production and concern for the 
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community such as Dagoba Organic Chocolates, Dream Saks and Plexis Healthcare 
Systems (Section V: Land Demand and Site Needs in Ashland, EOA, 2007). At the 
same time, more traditional heavy industrial us"es are not occurring in Ashland, and the 
community established Comprehensive Plan policies which discourage industrial uses 
that use large amounts of water and/or emit pollutants. 

The master planning process was in response to a series of changing circumstances 
over a decade, and an effort to find opportunities to create a high quality employment 
center, to address development interests and to incorporate the community's values and -
goals. The plan arefl: is retained for employment and economic purposes with 59 acres 
focused on manufacturing and office uses, 16 acres for mixed use with 100 percent 
manufacturing and office uses required on the ground floor, 10 acres of open space and 
6 acres of neighborhood center with a mix of commercial and residential uses. The 
master plan allows more specificity than a standard zoning district for the plan area, 
and addresses long-term community goals such as creating family wage jobs, having a 
well-connected and multi-modal (i.e. pedestrian~ bicycles, auto/truck, freight and 
transit) transportation system, preserving natural features, creating a built environment 
that respects Ashland's character, making desirable public spaces and incorporating 
green development standards. 

There were a number of issues raised regarding the Comprehensive Plan and Zoning 
Map changes and the need for the changes during the public hearings. The City 
Council finds and detennines that all substantive issues were adequately addressed by 
City staff in the numerous staff reports and staff responses,- and other materials in the 
record, whether such responses were made orally at the hearings or provided in written 
form as set forth in the record. All staff reports, staff materials, and other staff 
responses are hereby accepted by the City Council and are incorporated herein by this 
reference.-

The Council finds and determines that the proposed comprehensive plan amendments, 
map amendments, zoning amendments and zoning map amendments comply with the 
criteria of ALUO 108.108. 060 .B. 

B. Consistency with the Ashland Comprehensive Plan 

The Economic Opportunity Analysis (EOA) and Croman Mill Site Redevelopment Plan 
(December 2008) are being adopted as a supporting documents to the Ashland 
Comprehensive Plan concurrent with and as part of this action on CromanMill. 

2. "The proposed implementation program is consistent with and adequate to carry out 
goals and policies in the Ashland Comprehensive Plan. The Economic Element of the 
Ashlal1d Comprehensive Plan was updated in 1991, and includes several goals and policies 
that establish the latitude to revise and update employment lands designations, as well as 
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which support the goals and objectives established in the Croman Mill Site Redevelopment 
Plan. 

Chapter VII The Economy 

Goal: To ensure that t~e local economy increases in its health, and divf!rsifies in the 
number, type and size ofbusinesses consistent with the local social needs, public 
service capabilities, and the retention of a high quality environment. 

Policy 1: The City shall zone and designate within the Plan Map sufficient quantity of 
lands for commercial and industrial uses to provide for the employment needs of its 
residents and a'portion of rural residents consistent with the populatiQnfor the urban 
area. 

Policy 2: The City shall design the Land Use Ordinance to provide for: 
e) Commercial or employment zones where business and residential uses are mixed. 
This is especially appropriate as buffers between residential and employment or 
commercial areas, and in the Downtown. 

Policy: The City shall develop and implement an 'economic development program 
which will attempt to increase the number, variety and size of retain, service, and light 
industrial activity employers ~n the urban area, with particular emphasis on employers 
who pay wages at or above the median County wage and employ from 5 to 100 people, 
or who are locally owned. The City shall work with regional economic development 
agencies or coordination regional economic develoP111:ent ac~ivities. 

Policy 4: In accordance with the policies VII-2 and VII-2 above, the City shall take 
such actions as are necessary to ensure that economic development can occur in at 
timely and efficient-manner. Such actions may include the following: 
b) Utilization of available grants and loans to finance the extension of public facilities 
to lands zoned or planned for commercial or industrial use. 
c) Inclusion within the Capital Improvement programs facilities improvement which 
will help achieve long-range development goals and polices. ' 

Policy 7: The City is clearly unsuitable for the following types ofbusinesses: 
a) Businesses which use large amounts 0/ water, especially when Ashland 1S water 
needs peak. 
b) Businesses that emit significant amounts,o/air pollution. 
c) Businesses that create toxic wastes that require specialized disposal techniques not 
available locally. 
d) The City shall include in the Land Use Ordinance specific list of businesses that are 
prohibited form operations in the City Limits) or specific performance standards that 
would define uSes that are unacceptable because they meet one or more of the above 
criteria. 
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The Council finds and detennines that the proposed comprehensiv.e plan amendment is 
internally consistent with the Comprehensive Plan; the CM zoning district, (Chapter 18.53 
Croman Mill), and associated district standards and other ordinances changes are consistent 
with and implement applicable Ashland Comprehensive Plan Goals and Policies. 

C. Consistency with Oregonlalld use laws and regulations including specifically Oregon 
Statewide Planning Goal 9 as implentented by OAR Chapter 660, Division 9 

The City conducted an Economic Opportunity Analysis (EOA) in accordance with OAR 
660-009-0015. The EOA was completed in April 2007, and is being adopted as a 
supporting document to the Ashland Comprehensive Plan as part of this action. 

OAR 660-009-0010(4) requires that post-acknowledgement plan amendments which 
change land areas over two acres from "an industrial use designation to a non-industrial use 
designation, or an other employment use designation to any other use designation" are 
consistent with the :q1ost recent economic opportunities analysis and acknowledged 
comprehensive plans. Industrial use is defined ip. OAR 660-009-0005(3) as "means 
employment activities generating income from the" production, handling or distribution of 
goods. fudustrial uses include, but are not limited to: manufacturing; assembly; fabrication; 
processing; storage; logistics; warehousing; importation; distribution and transshipment; 
and research and development. Industrial uses may have unique land, infrastructure, 
energy, and transportation requirements. Industrial uses may have external impacts on 
surrounding uses and may cluster in traditional or new industrial areas where they are 
segregated from other non-industrial activities." Other employment use is defined in OAR 
660-009-0005( 6) as "means all non-industrial employment activities including the widest 
range of retail, wholesale, service, non-profit, business headquarters, administrative and 
governmental employment activities that are accommodated in retail, office and flexible 
building types. Other employment uses also include employment activities "of an entity or 
organization that serves the medical, educational, social service, recreation and security 
needs of the community typically in large buildings or multi-building campuses." 

The Croman Mill District includes five zoning overlays - Compatible Industrial (Cl), 
Office Employment (OE), Mixed Use (MU), Neighborhood Center (NC) and Open Space 
(OS). OAR 660-009-0010(4) does not apply to the six acres in the NC overlay because the 
current plan designation is Single-Family Residential, and the zoning of this portion of the 
plan area is R-l Residential. OAR 660-009-0010(4) potentially applies to the 85 acres 
which is currently included in the Industrial plan designationIM -1 Industrial zoning district 
and the Employment plan designationlE-l Employment zoning district. Approximately 59 
acres is proposed to be divided between the CI and OE zoning overlays, while 16 acres 
would be in the MU overlay and 10 acres would be in OS (see table on page 3). 

OAR 660-009-001 O( 4) does not clearly apply to the amendments to the City of Ashland 
Comprehensive Plan, Zoning Iv1ap and Land Use Regulations concerning the addition of 
Chapter 18.53 Croman Mill because the existing M-l Industrial and B-1 Employment 
designations do not satisfy the definition for "industrial uses" or "other employment uses" 
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in OAR 660-009-0005. Chapter 18.52 M-l Industrial District and Chapter 18.40 E-1 
Employment Districts permit both "industrial uses" and "other employment uses" as 
defined in OAR 660-009-005. Accordingly, the proposed Chapter 18.53 Croman Mill 
district also includes "industrial uses" and "other employment uses." Thus, the change in 
designations is from a hybrid industrial/employment designation (i.e. M-l and E-1) to a 
hybrid industrial/employment designation (i.e. CI, OE and MU). A more detailed 
explanation of the change in designations by acreage follows. 

Approximately 70 acres ofM-l Industrial zoned land is in the Croman Mill Plan . 
designation, and 61 of those acres are proposed to be changed to Compatible Industrial 
(Cl), Office Employment (OE) and Mixed Use (MU). In accordance with ALUO Chapter 
18.52M-l Industrial District, permitted uses include "industrial uses" such as 
manufacturing, processing, assembling, research, wholesale or storage uses, as well as 
"other employment uses" including offices, retail, restaurants, theaters, hotels and motels, 
nightclubs and bars. 

Approximately 23.5 acres ofE-l Industrial zoned land is in the.Croman Mill Plan area, and 
is proposed to b~ changed to.CI, OE and MD.' In accordance with ALUO Chapter 18.40 E-
1 Employment District, permitted uses include "industrial uses" such as light 
mqrrufacturing, manufacture of electric, electronic or optical instruments and devices, 
research establishments and manufacture of pharmaceutical and similar items, as well as 
"other employment uses" including offices, retail and restaurants. 

The permitted uses in the CI overlay are focused on-"industrial uses." The CI overlay in 
the Croman Mill District permits outright manufacturing, assembly, fabrication and 
packaging, and administrative or research and development establishments. As a result, 
the land uses in the CI overlay are focused more in the industrial use classification 
compared to the pennitted uses in the M-1 Industrial zoning. Additionally, retail and 
restaurants are special permitted uses in the CI overl~y, are limited to a maximum of 15% 
of the gross floor area. In contrast, retail and restaurants without any size limitations are 
permitted uses under the current M -1 Industrial zoning. Similarly, offices are limited to 50 
percent of the ground floor ar~a in the CI overlay, whereas offices of any size are pennitted 
uses in the M -1 Industrial zoning district. 

The permitted uses in the OE overlay are focused on professional offices, and 
administrative or research and development establishments. As in the CI overlay, retail 
and restaurants are special permitted uses limited to a maximum of 15% of the gross floor 
area. Additionally, manufacturing, assembly, fabrication or packaging is a special 
permitted use that is limited in size to 50 percent of the ground floor area. The MU overlay 
allows manufacturing, professional offices and research and development establishments as 
permitted uses. Residential uses are special permitted uses, and are limited to the upper 
floors of buildings. The MU overlay is located on the western and southern periphery of 
the plan area, and is intended to provide a transition from the adjacent residential 
neighborhoods to the more intense industrial and employment uses in the interior of the 
site. 
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Despite that OAR 660-009-001 0(4) is not clearly applicable to the amendments to the City 
of Ashland Comprehensive Plan, Zoning Map and Land Use Regulations concerning the 
addition of Chapter 18.53 Croman Mill, the CounCil finds that the proposed amendments 
are consistent 'with the mo~t recent EOA. Similarly; the March 31, 2010 letter from Joh..n 
Renz, Department of Land Conservation and Development states that "the department does 
not see any conflict between the proposed Economic Opportunities Analysis (EOA) and the 
proposed Croman Mill Site Plan," 

The need to develop a master plan for the Croman Mill site is identified in the EOA: The 
EOA recommends that the city "plan for industrial uses that are compatible with the City's 
economic development objectives." Additionally, the following excerpts concerning the 
CromanMill site are from the EOA. 

t'The Cram an site is presenily zoned M-l.' the M-J zone permits a broad range of 
industrial activities - some of which, in our., opinion, are not compatible with the 
site and surrounding uses. The City should considerer preparing a masterplan for 
the site that evaluates appropriate uses and incorporates sustainable development 
concepts. One option is to develop an 'eco-industrial park. )" (p IT) 

"The City should designate at least one,sitefrom a master planned industrial park. 
The Croman Mill Site is the largest industrial site in Ashland. The site is largely 

vacant and is getting pressure for housing and associated retail uses. The 
employment forecast, however, is for 600, to 700 industrial jobs. Most of these will 
be in specialty manufacturing and other light industries. Ashland will have 
difficulty accommqdating this employment if it does not have an industrial land 
base. The Croman site is approximately 70 acres; it is unlikely that any individual 
user would require more than five acres. Many will need less than one acre." (p 5-
12) 

The EOA identifies potential growth industries and the characteristics of Ashland that will 
affect the types of businesses most likely to locate in the city. The EOA identifies industry 
clusters that will likely grow in Ashland including: Accommodations and Food Services; 
Retail; Health and Social Assistance; Arts, Entertainment and Recreation; Infonnation; 
Professional, Scientific and Technical Services; and Specialty Manufacturing (P5-2). The 
high quality of life, and proximity to Interstate 5 and to other cities in Jackson County are 
identified as characteristics that will be important in attracting industries (P3-2). The EOA 
goes on to identify types of businesses most likely to locate in Ashland based on the 
characteristics of the community, and several of these growth industries are addressed by 
the Croman Mill plan including: 1) professional services that need access to educated 
workers (e.g. software, design, engineering, research); 2) small food processing finns, 
especially finns specializing in organic or natural foods; and 3) small scale manufacturing 
finns with 50 or less employees (e.g. high-tech electronics, recreational equipment, 
furniture manufacturing, specialty apparel and other specialty finns) (p 3-2). The Croman 
Mill Plan includes an Office Employment (OE) zoning overlay to address professional 
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service uses and a Compatible Industrial (Cl) zoning overlay to address small food 
processing and small scale manufacturing firms. Additionally, the~ Croman Mill plan is 
designed to provide a high-quality setting by including a walkable employment center with 
opportunities for small-scale restaurants and services serving the work force integrated into 
the plan area, as well as a central park and trails, and pedestrian, bike and transit facilities 
and connections to and through the development. 

The BOA includes a list of site needs for firms in the potential growth industries (pp 5-9-
5-11). Many of the site attributes are standard for employment development including flat 
sites, access to roads, and access to fiber optics and telephone. However, several site 
attributes are connected to the high quality of life characteristic including ped~strian and 
bicycle facilities and land use buffers. Specifically, the report says "The ability for workers 
to access amenities and support services such as retail, banking and recreation areas by foot 
or bik~ is increasingly important to employers, particularly those with high-wage 
professional jobs. The need for safe and efficient bicycle ad pedestrian networks will 
prove their importance overtime as support services and neighborhoods are developed 
adjacent to employment centers." The Cromari Mill plan includes a street network and 
street design standards which include sidewalks with landscape buffers, and bike lanes on 
the primary street to address pedestrian and bike travel throughout the development. 
Additionally, the Croman Mill plan includes the extension of the Central Ashland Bike 
Path adjacent to the railroad right-of-way from Tolman Creek Road to Crowson Road. The 
Central Ashland Bike Path is an off-road multi-use path providing pedestrian and bicycle 
access in a northwest to southeast direction through Ashland following the railroad right­
of-way. Currently the path is in place from Sixth Street to Tolman Creek Road, and it 
provides a quick and safe way to travel through the city. Finally, a multi-use path is 
included in thy plan along Hamilton Creek which would provide a north-south connection 
from the plan area to Siskiyou Boulevard, as well as a east-west connection to the adjacent 
Tolman Creek Road neighborhood. 

In regards to land use buffers, the BOA says: 

... many Industrial areas have operational characteristics that do not bleryj as well 
with residential land uses as they do wi~h Office and Commercial areas. 
Generally, as the function of industrial use intensifies (e.g. heavy manufacturing) 
so to does the importance of buffering to mitigate impacts of noise, odors, traffic 
and 24-hour 7-day week operations. Adequate buffers may consist of vegetation, 
landscaped swales, roadways, and public use parks/recreation areas. Depending 
upon the industrial use and site topography, site buffer~ range from approximately 
50 to 100 feet. Selected c07r!mercial office, retail, lodging and mixed-use (e.g. 
apartments or office over retail) activities are becoming acceptable adjacent uses 
to light industrial areas. . 

The Croman Plan includes two areas designated in the Mixed Use (MU) zoning overlay -
an approximately 4.5 acre area between Mistletoe Road and Hamilton Creek, and the 
southern part of the Croman Mill plan area at approximately 11.5 acres situated between 
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the city limits, Siskiyou Boulevard and Crowson Road. The MU zoning overlay allows 
office and compatible industrial uses on the ground floor. The upper floors of the buildings 
can be used for the office and industrial uses, as well as residential uses. The two MU 
areas are intended as transitions from the existing residential areas to the west and south to 
the more intense interior of the Croman Mill plan area. The two MU areas are more 
physically constrained than the remainder of the plan area because of the presence of creeks ' 
(i.e. Hamilton and Golf Course creeks), wetlands and steeper siopes. This combination the 
smaller size parcels and having physical constrained parcels makes the areas to be more 
likely to developed with buildings of a smaller footprint and size. The Council fmds the 
small parcel sizes and physical constrains of the land combined with the proximity to 
adj acent residential neighborhoods makes the two MU areas good candidates for land use 
buffers as described in the EOA. 

The EOA provides a comparison of'land supply and need for Ashland (p 6-1). The City 
has 155.1 net acres in the Ashland UGB, and the report identifies a need for 161 net acres 
for the twenty year planning period of2006-2027. The Council finds the Croman Mill plan 
is consistent with the EOA by retaining non-residentially designated lands in the plan area 
in office and light industrial zoning overlay designations for job creation purposes. 
Additionally, approximately six acres of residential designated land currently used for the 
Oregon Departmen~ of Transportation (ODOT) maintenance yard is rezoned in a 
Neighborhood Commercial (NC) zoning overlay which provides opportunities for small­
scale commercial uses that could contribute to job creation. 

The were issues raised regarding the consistency of the Croman MiUPlan with the EOA 
during the public hearings. The City Council finds and detennines that all substantive 
issues were adequately addressed by City staff in the numerous staff reports and staff 
responses, 8:nd oth~r materials in the record, whether such responses were made orally at 
the hearings or provided in written fonn as set forth in the record. All staff reports, staff 
materials, and other staff responses are hereby accepted by the City Council and are 
incorporated herein by this reference. 

The Council finds and determines that the proposed amendments ~re consistent with the 
most recent BOA. 

D. Consistency with Oregon land use laws and regulations including specifically Oregon 
Statf!wide Planning Goal 12 as implemented 'by OAR Chapter 660, Division 12 

The Croman Mill plan proposes a redistribution of the pennitted industrial (M -1) and 
employment (E-1) uses on 85 of the 100 acres in the plan area. Two distinct zones are 
established, one for compatible industrial (Cl) uses and another for office (OE) uses, 
whereas light industrial and offices are pennitted throughout the M -1 and E-1 zoning 
districts currently. The title of the M-l Industrial zoning is somewhat misleading because 
the zoning district allo'ws a wide range of commercial and employment uses including 
offices, retail, personal services, restaurants, nightclubs and bars, theaters, and hotels and 
llloteis in addition to those uses typically associated ~ith industrial areas such as 
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manufacturing, processing, assembling, mini-warehouses, outside storage of merchandise 
and raw materials, junkyard and auto wrecking yards, and concrete or asphalt batch or 
mixing plants. The E-1 Employment zoning district is also· a hybrid industriaVother 
employment designation in that it allows many of the same uses as the M -1 Industrial 
district including offices, retail, nightclubs and bars, theaters, and hotels and motels in 
addition to light manufacturing uses. 

ill keeping with theCroman Mill Site Redevelopment Plan (2008) project objectives and 
recommendations, land-intensive uses with low employment densities such as mini­
warehouses, jUnkyard and auto wrecking yards, outdoor storage areas of unrestricted size, 
hotels and motels, builc}ing material sales yards and equipment storage yards are not 
permitted in the proposed Compatible Industrial (Cl) and Office Employment(OE) overlay 
zones. Additionally, retail and restaurant uses are limited to relatively small square 
footages under the proposed zoning, rather than being unrestricted in size or scope as is 
allowed under the current M-1 Industrial and B-1 Employment zoning. 

In total, less than 25 percent of the plan area (i.e. 22 of 100 acres) is truly undergoing a 
change in the Comprehensive Plan and zomng ~istrict designations by increasing or addil)g 
residentially density. The land uses that are different from the Ashland Comprehensive 
Plan are the change from a single-family residential designation to the Croman Mill -
Neighborhood Commercial (NC) designation for the Oregon Department of Transportation 
(ODOT) maintenance yard property located at 706 Tolman Creek Road (6 acres), and the 
change from employment and industrial designations for the two Mixed Use (MU) areas on 
the western and southern perimeters of the plan area (16 acres). The Neighborhood 
Commercial (NC) zoning overlay permits neighborhood scale commercial uses and base 
densities of 30 units per acre, whereas the single-family residential designation is limited to 
residential uses at base densities of 4.5 units per acre with schools, parks, home 
occupations, churches, hospitals recreational uses and group homes as other allowed uses. 
The Mixed Use (MU) zoning overlay allows office and compatible industrial uses, with a 
provision for residential units at a base density of 15 units per acre on the upper stories of 
buildings. The allowance for residential units is MU zoning overlay is the primary change 
from the current industrial and employment designations. . 

Goal 12 is implemented through the Transportation Planning Rule (TPR), as defined in 
Oregon Administrative Rule OAR 660-012-0000, et seq. The TPR (OAR'660-012-0060) 
states that when land use changes, including amendments to acknowledged comprehensive 
plans, significantly affect an existing or planned transportation facility the local 
government shall put in place measures to assure that the allowed land uses are consistent 
with the identified function, capacity and performance standards (level of service, volume 
to capacity ratio, etc.) of the facility. 

Accordingly, OAR 660-012-0060 requires local jurisdictions to make an assessment of 
transportation impacts when plan and land use regulation amendments are proposed. 
While the Croman Mill Plan is far fh;>m a wholesale change of the existing Ashland 
Comprehensive Plan designations and zoning districts, an assessment of significant affect 
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is included to address the requirements of OAR 660-012-0060. It is important to note that 
regardless of whether a master plan is adopted for the Croman Mill site, the build out of the 
Croman Mill site under the current zoning requires a significant investment in public 
infrastructure to construct the facilities necessary to accommodate future employment in 
the area. -

Transportation impacts of the redevelopment of the ,Croman Mill site have been evaluated 
and considered since the planning process began in 2008. A transportation analysis report 
was completed in January 2, 2009 in conjunction with the Croman Mill Site 
Redevelopment Plan, and both documents are included in the record. Additionally, key 
personnel from local and state transportation agencies such as Oregon Department of 
Transportation (ODOT), Rogue Valley Transportation District (RVTD) and Ashland 
Public Works Department were involved in key participant meetings for the redevelopment 
plan process in January and March 2008. A transportation analysis report was updated in 
May 2010 to supplement the original transportation analysis, and is included in the record. 
The updated report includes an analysis and traffic projections for Alternative F to reflect 
the hybrid industrial and office employment land use pattern that was included in the final 
draft of the redevelopment plan. Additionally, the report examines the use of Mistletoe 
Road as a permanent main access to the redeveloped site, as well as the impact on future 
traffic movement if a street crossing is provided fonn the plan area to W ashington Avenue 
to the north. 

Based on the potential trip generation of the proposed land uses compared to the approved 
land uses, there may be 'the potential for a significant affect on the surrounding 
transportation network. Table 1 summarizes the potential trip generation for the proposed 
redevelopment ip. comparison to the adopted (No-build) land uses. 

Table 1: Trip Generation Comparison of No-build (adopted) and Build (proposed) 
Land Uses 

No-Build/Adopted Build/Proposed 
AM Peak Hour In 735 1,651 
Trips Out 165 285 

Total 900 1,936 
PM Peak Hour In 180 422 
Trips Out 775 1,460 

Total 950 1,881 

Dai/yTrips 10,135 12,776 

The OAR is directed at maintaining a balance between land uses allowed (or adopted) in a 
comprehensive plan and zoning, and the transportation system that supports those land 
uses. Where a proposed change from the adopted comprehensive plan, typically called a 
land use amendment, would "significantly affect" an existing or planned transportation 
facility, a local government must put in place measures to assure that the land uses being 
proposed are consistent with the identified function, capacity and perfonnance standards of 
the surrounding transportation network. The planning rule identifies that a "significant 
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affect" would be determined by meeting one of the following three key elements. The 
following outlines these key elements and indicates whether the.proposed project would 
have a significant affect or not. 

1. Change the functional classification of an existing or planned transportation facility 
(exclusive of correction of map errors in an adopted plan). 

It is not the intent of the Croman Mill Distri"t plan to request the change of any of the 
functional classifications on the surrounding roadway network as adopted in the current 
Ashland Comprehensive Plan Transportation Element (1996) and Ashland 
Transportation System Plan (1998). 

2. Change, standards implementing a functional classification system. 

It is not the intent of the Croman Mill District plan to implement-any improvements 
-within the transportation infrastructure that would be beyond the design standards for 
the adopted functional classification of roadways in the adopted City of Ashland 
Transportation System Plan (TSP). There are improvements identified at spot locations 
(intersections), but those types of improvements are within the functional classification 
of roadways. 

3. As measured by the end of the planning period identified in the adopted 
transportation system plan: 

a. Allow land uses or levels of development that would result in types of levels of travel 
or access that are inconsistent with the functional classification of an existing or 
planned transportation facility. 

The land uses included in the Croman Mill District will result in the types of travel and 
operation of streets within the roadway system consistent with the functional 
classifications included in the current Ashland Comprehensive Plan Transportation 
Element (1996), Ashland Transportation System Plan (1998) and Ashland Street 
Standards Handbook (1999). The Ashland TSP (p 5-7).states: 

Volumes indicate4 are not intended to be absolute maximums or minimums. The 
function of the street with the roadway system, and the types and intensities of land 
use along their routes are other important factors contributing toward their 
appropriate designation. 

The Ashland Street Standards Handbook (p 19) provides further clarification: 

When determining how to classify a new street for the purpose of design, careful 
attention should be given to considering the street as a whole in the context of the 
neighborhood, of the underlying zr;Jning and land uses, and the future amount of 
traffic rather than strict adherence to using projected average daily traffic (ADT) 
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figures alone. Care must be taken not to focus on efficiency and worst case 
scenarios. The end goal should be to balance creating a notable, livable, 
functional street for the neighborhood, and provide a variety of transportation 
options for residents. 

Ashland Street and Siskiyou Boulevard are classified as Boulevards, and Tolman Creek 
Road and Mistletoe Road are classified· as Avenues. It is the intent of the Croman Mill 
District plan for the boulevards and avenues which the previous analysis shows will be 
impacted by the redevelopment of the plan area to continue to operate with the 
definitions of the functional classifications included in the Ashland Comprehensive 
Plan Transportation Element·and Ashland Street Standards Handbook. 

The Ashland Comprehensive Plan, Ashland TSP and Ashland Street Standards 
Handbook include an average. daily traffic for Boulevards of 8,000 to 30,000 trips per 
day, and for Avenues 3,000 to 10,000 trips per day. The following definitions of a 
Boulevard and Avenue are included in the Ashland Street Standards Handbook. 

((Boulevards are major thoroughfares filled with both human and vehicular 
activity. Design should provide an environment where walking, bicycling, using 
transit and driving are equally convenient and should facilitate the boulevard's 
uses as a public space. Design should start with the assumption that the busy 
nature of a boulevard. is a positive factor and incorporate it to enhance the 
streetscape and setting. A 2-lane, 3-lane or 5-lane configuration can be used 
depending on the number of trips generated by surround existing and figure land 
uses. " 

"Avenues provide concentrated pedestrian, bicycle, transit and motor vehicle 
access from neighborhoods to neighborhood activity centers and boulevards. 
Avenues are similar to boulevards, but are design on a smaller scale. Design 
sho'tlld provide an environment where walking, bicycling, using transit and driving 
are equally_convenient and shouldfacilitate the avenue.'s use as a public space. A 
2-lane or 3-lane configuration can be used depending on the number of trips 
generated by surrounding existing and future land uses. " 

Previous analysis for the 20 year planning horizon has indicated that at approximately 
50% of the proposed development, Tolman Creek Road north ofMist1eto~ Road and 
Mistletoe Road itself (also referred to as the Central Boulevard in the plan) should be 
upgraded/improved to contain a center tum lane, so the overall cross section of the 
road~ay(s) would be a three lane facility. Based on the design standards found in the 
Ashland Street Standards Handbook, this type of cross section could be classified as an 
Avenue functional classification. The Ashland TSP does indicate capacity 
improvements for Tolman Creek Road in this location, and an improvement of 
upgrading Mistletoe Road to an urban street standard (Chapter 9: Needed 
Transportation Improvements, Ashland TSP, 1998); Ashland Street and Siskiyou 
Boulevard are anticipated to remain in the current configurations. 
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There are several additional factors worth noting. The transportation analysis and 
transportation analysis update completed for the redevelopment plan use standard 
assumptions and methodolo gies to generate future land use scenarios and associated 
trip generation and distribution. Specifically, the transportation analysis uses a worst­
case approach in that it assumes all but two percent of trips will be made Ply motor 
vehicles. In contrast, Ashland has long-standing Comprehensive Plan and TSP goals 
and policies emphasizing non-automotive means of travel, and therefore concentrated 
on developing the city in a pedestrian-oriented compact urban fonn as well as building 
a multi-modal transportation system including sidewalks, bicycle and transit facilities. 
In keeping with the City's goals and policies, the Cram an Mill District plan includes 
links to existing pedestrian, bicycle and transit facilities (e.g. Central Ashland Bike 
Path extension), as well as incorporating both on-street and off-street pedestrian and 
bike facilities, as well as provisions for bus tops and commuter rail within the plan 
area. While current methodologies to estimate trip generation do not incorporate non­
automotive trips, it is the intent of the Croman Mill District to create a land use pattern 
and complimentary transportation system that will replace vehicle trips with pedestrian, 
bicycle and transit trips. As a result, the ultimate impact on the vehicular facilities 
including streets and intersections should be less than presented in the transportation 
analysis and transportation analysis update. 

Also worth noting is the City is beginning the process of updating the Ashland TSP. 
Necessary system improvements will be carried over into the updated TSP, as well as 
measures for off-setting vehicular trips with pedestrian, bicycle and transit traveL The 
update of the Ashland TSP is targeted for completion in January of2012. 

b. Reduce the performance of an existing or planned transportation facility below the 
minimum acceptable performance standard identified in the TSP or comprehensive 
plan; or 

c. Worsen the performance of an existing or planned transportation facility that is 
otherwise projected to perform below the minimum acceptable performance 
standard identified in the TSP or Comprehensive Plan. 

Previous analysis has evaluated the potential traffic operations .at study area 
intersections comparing both the No-build and Build land uses. Table 2 summarize~ 
the unmitigated (existing geometry) operations at these intersections. 

Table 2: Unmitigated 2030 Study Area PM Peak Hour Operations 

Intersection 
Hwy 66 (Ashland st}II-5 Northbound Ramps 
Hwy 66 (Ashland St)II-5 Southbound Ramps 
Hwy 66 (Ashland St)lWashington St 
Hwy 66 (Ashland St)1T olman Creek Rd 
Tolman Creek Rd/Mistietoe Road 
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. Mobility 
Standard 
VIC 0.85 
VIC 0.85 
VIC 0.90 
VIC 0.90 
LOSD 

No-Build 
LOS 

Page 17 



Hwy 99 (Siskiyou Blvd)/Tolman Creek Rd 
Hwy 99 (Siskiyou Blvd)/Mistletoe Mill Rd 
Hwy 99 (Siskiyou Blvd)/Crowson Rd 

VIC 0.90 
VIC 0.90 
VIC 0.80 

> 80.0 
14.5 
11.1 

F 
8 
B 

0.96 > 80.0 
0.23 51.8 
0.10 11.4 

F 
F 
B 

Based on the unmitigated traffic operational results, it would indicate that the proposed 
land use has potential impacts beyond those experienced under the :t-.Io-build condition 
at three" intersections: Ashland Street/Tolman Creek Road~ Tolman Creek 
RoadlMistletoe Road, and Siskiyou Boulevard/Tolman Creek Road. All of these 
potential impacts occur on Tolman Creek Road. 

Mitigation alternatives were developed for all intersections where impacts were greater 
than expected under the No-build condition, as well as what improvements would be 
necessary to reach jurisdictional standard (either VIC ratio for ODOT faC?i1ities, or 
level-of-service for City facilities). These mitigation alternatives added tum pockets or 
signals to existing intersections and were able to meet the jurisdictional standard. 
These types of improvements have been identified in the Ashland TSP through calling 
out adding travel lanes to meet projected long tenn vehicle demand (along Tolman 
Creek Road from the Siskiyou Boulevard to E. Main Street), and upgrade to Boulevard 
standard and capacity improvements on Ashland Street (from UPRR west to Interstate 
5). In addition, Mistletoe Road has been identified in the TSP as an improvement to 
upgrade to an urban street standard. Finally, a traffic signal at Siskiyou 
Boulveard/Tolman Creek Road has been identified as an improvement in the TSP. 

Using these parameters, the developme!lt would not have a significant effect because 
improvements have been identified in the TSP that allow for adequate intersection' 
operations to meet jurisdictional standard through tum lanes ~l1d signalization. 

There were transportation issues raised during the public hearings. The City Council 
finds and detennines that all substantive issues were adequately addressed by City staff 
in the numerous staff reports and staff responses, and other materials in the record, 
whether sueh responses wgrg made orally at the hearings Qr prQyid~d in writtep. form as 
set forth in the record. All staff reports, staff materials, and other staff responses are 
her~by accepted by the City Council and"are incorporated herein by this reference. 

The Council finds and determines that tht{ proposed ~tnendments are consistent with 
the TPR. 

OVERALL COUNCIL CONCLUSIONS 

The City Council finds and detennines the approval criteria for this decision have been 
fully met, based on the detailed findings set forth herein, the detailed findings and analysis 
of the Planning Commission, the detailed findings and analysis set forth in the Croman 
Mill supporting documents, the Economic Opportunities Analysis supporting documents 
together with all staff reports, addenda and supporting materials in the whole record. 

" Specifically the Council finds that the proposed amendments are consistent with City of 
Ashland Approval Criteria for Zone Changes, Zoning Map Amendments and 
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Comprehensive Plan Map Changes set forth in ALUO 18.108.060.B. The Council finds 
that the proposed amendments are consistent with the City of Ashland Comprehensive 
Plan. The Council finds and detennines that the proposed amendments are consistent 
Oregon land use laws and re·gulations including specifically Oregon Statewide Planning 
Goal 9 as implemented by OAR Chapter 660, Division 9. Finally the Council finds and 
detennines that the proposed amendments are consistent with Oregon land use laws and 
regulations including specifically Oregon Statewide Planning Goal 12 as implemented by 
OAR Chapter 660, Division 12. 

Accordingly, based on the above Findings of Fact and Conclusions of Law, and based upon 
the evidence in the whole record, the City Council hereby APPROVES the ADOPTION of 
the following amendments to the Ashland Land Use Ordinance and Ashland 
Comprehensive Plan as reflected in six distinct ordinances: 

e The Ashland Comprehensive .Plan is amended to add the Croman Mill Plan 
designation to Chapter IT Introduction and Definitions, and to adopt The City of 

. Ashland: Economic Opportunity Analysis and Croman Mill Site 
Redevelopment Plan as supporting documents. 

• The Ashland Comprehensive Plan map is amended to include the Croman Mill 
District designation, and the Ashland Zoning map is amended to include the 
Croman Mill District comprised of five zoning over1~ys. 

• Chapter 18.53 Croman Mill is added to the Ashland Land Use Ordinance. 
e. Section Vm'Croman Mill District Standards is added to the Site Design and 

Use Standards in ALUO Chapter 18.72 Site Design Review. 
e ALUO Chapter 18 is amended to provide consistency with the new Chapter 

18.53 Croman Mill. 
• Ashland Municipal Code (AMC) Chapter 15·is amended to provide priority 

plan ·check for LEED certified buildings. 

Date 

authorized and approved by the full Council this 17th day of August, 2010 

Barbara Christensen, City Recorder Date 

/ 

Date 
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