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Project Description 
 

This is a proposed new single-family residence of 4,798 sf, with 1/3 of the home as daylight 
basement, nestled into the hillside below grade and appearing at grade on the downhill side.  
The Main floor exits out onto the natural grade line and is integrated into the existing natural 
topography as such on the Southern side of the home. 
This project is subject to the Development Standards for Hillside Lands of the Physical and 
Environmental constraints section of the Ashland Land Use Ordinance. 
 
The project proposes a new driveway to access the residence as well that is created within 
and existing access and Utility easement. The residence will also have a 176 SF covered entry 
porch and 710 SF of outdoor covered patios. 
 
The residence is located on the lowermost Northeastern corner of the 2.18 acre lot, thus 
minimizing the driveway access & parking area.  This section of the lot also inhabits the 
lowest slopes of the site.  The residence with living on both levels and being oriented 
longitudinally with the contour lines to optimize its relation to grades and balances this 
house well with both cut and fill on this hillside lot.  
 
The following exceptions are requested and are addressed in these findings per the 
ALUO in this application: 

 
Exception to the Development Standards for Hillside Lands per 18.3.10.090.E The applicant is 
requesting an exception to  
Section E. 2. D. [Continuous horizontal building planes shall not exceed a maximum length of 36 
feet. Planes longer than 36 feet shall include a minimum offset of six feet]  

 
 

Required Findings addressing the following Ashland Land Use Ordinance Sections 

18.2.4    General Regulations for Base Zones 
18.2.5    Standards for Residential Zones 
18.3.10   Physical and Environmental Constraints-Hillside 

    Severe Constraints 
18.3.10.090.E   Exception to the Development Standards for Hillside Lands 
18.3.10.100  Wildfire Lands 
18.4.3.080.D  Driveways and Turn-Around Design 
18.4.5    Tree Preservation and Protection 
18.4.8    Solar Access 
18.4.8.020.C.   Solar Setback Exceptions 
18.5.5   Variance  
18.5.7    Tree Removal Permits 
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image 1  -  PROPOSED NORTH EAST ELEVATION 

 

 

image 2  -  PROPOSED SOUTH EAST ELEVATION 
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image 3  -  PROPOSED WEST ELEVATION 

 
 
FINDINGS OF FACT ADDRESSING THE ASHLAND LAND DEVELOPMENT ORDINANCE 
 
Chapter 18.2.4 
GENERAL REGULATIONS FOR BASE ZONES 
18.2.4.010 Access and Minimum Street Frontage 
Each lot shall abut a public street other than an alley for a width of not less than 40 feet; 
except, where a lot is part of an approved flag partition or abuts a cul-de-sac vehicle turn-
around area, the minimum width is 25 feet. 
 
Complies: The lot is a pre-existing legal lot of record that does not abut a public street. 

The lot has existing, legal access via driveway easement from Granite St. 

 

Chapter 18.2.5 
STANDARDS FOR RESIDENTIAL ZONES 
18.2.5.030 Unified Standards for Residential Zones 
This property is in a residential zone (RR-.5) with a proposed single-family home on 2.18 acres 
and complies with all set back requirements for the front, side, and rear.   
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Chapter 18.3.10 

PHYSICAL AND ENVIRONMENTAL CONSTRAINTS 

18.3.10.050 Approval Criteria 
Through the application of the requirements of the Hillside Ordinance, the oversight of a 
geotechnical expert, a civil engineer and a structural engineer, implementation of the 
erosion control plan, and tree protection/preservation, wildfire fuels management, 
potential adverse impacts have been minimized.  
 
The home is situated in a manner that minimizes hillside disturbance by limiting cuts 
and fill for construction. The area of site disturbance has been limited through the 
creation of a small area in comparison to the size of the property that is for 
development of the home, the yard area and pool and the driveway. Potential impacts 
to the property and the nearby area have been considered and through the considerate 
design and layout, adverse impacts have been minimized.  
 
The proposed residence and minimal outdoor area substantially exceed all required 
setbacks in the zone which reduces potential impacts to the nearby area and reduces 
the visual impacts of the new construction. At the same time, the area of development 
of the 2.18-acre site is in the area nearest the location of the vehicular access and the 
area of development substantially retains the majority of the large area property in an 
undeveloped state. The construction of a single-story residence with a basement 
reduces the building height and visual impacts to adjacent properties. The structure and 
driveway are cut into the hillside with the lower levels utilized to support the upper 
story and provide for an outdoor living area without creating a large, flat pad. The 
positioning, roofline style, generally low profile considering the steepness of the 
property and reduces the visual impacts. The proposed residence utilizes low pitch roofs 
with walk-out decks onto the floor below. This reduces the building height and mass, 
limiting impacts to nearby areas. The residence is cut into the hillslope without the use 
of substantial amounts of fill. 
 
The proposed development minimizes fire hazard through the implementation of a fire 
management plan, minimizes slope failure through the implementation of appropriate 
drainage and retaining wall construction, and feasible storm water management 
through proper drainage and conveyance through the property and utility easements to 
the City Storm water system. 
 
The proposed development preserves and protects the rural residential characteristics 
of the property and the surrounding properties. The proposed development has 
stepped, structural retaining walls to lessen the impact of a structure on the lot through 
the use of terracing, and erosion control plant materials. 
 
The project design team including the geotechnical expert, the landscape architect, the 

civil engineer, and contractor have constructed upon Ashland's hillside properties 
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numerous times. All potential hazards, including erosion from the hillside, wildfire 

hazards, and reduced impacts to the developed residential area were all considered and 

anticipated in the development of the property. 

 

Erosion control systems utilizing the installation of silt fencing and stormwater drainage 

consistent with the recommendations of the report from Rick Swanson, P.E., Marquess 

& Associates. The building plans, erosion control, retaining wall design, and proposed 

stormwater have been reviewed by Rick Swanson, P.E., Marquess, and Associates, who 

finds that the proposed site development will not create any hazards. There are no 

known hazards in the development area or immediately adjacent. There is no evidence 

of surface water or seepage, scarring or other evidence of landslides or slope failure on 

the subject property.  

 

The foundation will be structurally engineered, and the geotechnical expert will provide 

periodic inspections of the site to verify the development requirements are being 

complied with. Erosion control silt fencing is proposed along the east side of the 

development area and track-out prevention pad will be provided at the entrance of the 

driveway with the shared driveway to limit impacts to the shared driveway system 

accessing the property.  
 

All erosion control measures will remain in place throughout the duration of the site 

work portions of construction. The tree protection fencing will remain in place 

throughout the duration of construction or until the exterior of the structure is 

completed and no additional site disturbance is occurring.  

 

The trees proposed for removal are requested to be removed to allow for the 

development of the driveway, the residence and within the associated development 

area. The trees proposed for removal are also to implement a wildfire fuel reduction 

plan which increases safety to the adjacent properties. 

 

The proposal incorporates a cut foundation, with structural retention of all areas of cut 

and fill. The structure is less than 35-feet above natural grade.  

 

The general contractor is skilled at developing steep hillside lots. The driveway and 

home construction is proposed to follow the direction and guidance of the geotechnical 

expert. The structurally engineered single-family residence and the associated site 

development has taken all reasonable steps to reduce adverse impact to the 

environment.  
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The site is heavily treed reduction of fuel loads in the wildfire land overlay and the 

protection of healthy, preservable trees reducing adverse impacts.   

 

Adequate fire truck apparatus access is proposed. There will be residential sprinklers, and a 
nearby property private fire hydrant is present within the neighborhood accessed on the 
private driveway. The property owners have proposed a small outdoor pool area that can 
provide emergency firefighting water outflow. The proposed fire safety measures 
demonstrate all reasonable steps have been taken to reduce adverse impacts on the 
environment.  
 
The building pad area is the minimum area of the site to allow for the construction of a single 
story with basement home, driveway access and small outdoor space. There is not a large 
yard area or lawn area proposed on the hillside slopes. Flag lots require a 20’ x 20’ yard area 
free of vehicle parking area and buildings.  
 
A small lap pool is proposed within the only outdoor area. Pools are not prohibited. More 
than 50 percent of the area (30’ x 17’) where the total pool area (40’ x 17’) is proposed is 
situated on existing grade slopes of less than 25 percent. The area of the pool is within the 
areas of least slope and the majority of the pool area is on slopes of less than 25 percent. The 
placement of the pool within an area of least slope reduces adverse impacts, potential 
hazards and limits the amount of hillside disturbance.  
 
The pool area is within the area of excavation for the construction of the house and the most 
viable contractor staging area during the construction of the residence. Because the area will 
be disturbed to allow for construction and in the place of the removed topsoil, it is logical to 
be used as an outdoor area and a small pool area. The area of excavation and site 
disturbance will not be falsely reconstructed as hillside will fill that requires substantial 
retaining walls to build back the slope.  
 
The pool walls are engineered limiting potential hazards to the property and nearby areas. 
The pool and outdoor area are proposed within the area of disturbance for the residence and 
provides the minimum outdoor area required for flag lots.  
 
The proposed site disturbance is substantially less than allowed. There is only 18,738 SF of 
disturbance proposed on the 94,960.8 SF area lot which maintains 80 percent (75,969 SF) in 
natural state which is substantially greater than the minimum percentage required.  
 
The removal of the minimum amount of hillside soil to allow for the construction of the home, 
driveway, terrace and pool area is the minimum amount of disturbance and substantially less 
than the allowed areas of disturbance on the property.  
 
The staff advisor or the commission can find that considering the existing development of the 
surrounding area and the maximum development permitted by this ordinance, the applicant 
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has taken all reasonable steps to reduce adverse impacts to adjacent properties and more 
than 80 percent of the site will remain in a natural state.  
 

 

 

18.3.10.060 Land Classifications 
B.  Hillside Lands.  
This property falls under the Hillside Lands category, it is identified in the hillside lands 
overlay map and contains slopes greater than 25 percent throughout the site.   
 
C.  Wildfire Lands.  
This property is classified as Wildfire Lands by city of Ashland maps. 

 

18.3.10.090 Development Standards for Hillside Lands 
A.  General Requirements.  

1.  Buildable Area. All development shall occur on lands defined as having buildable area. 

Slopes greater than 35 percent shall be considered unbuildable except as allowed below. 
Exceptions may be granted to this requirement only as provided in subsection 18.3.10.090.H. 
There are no slopes of greater than 35 percent within the areas of proposed 
development. 
 
2.  Building Envelope.  
The building envelope has an average 27 percent slope and is located in the gentlest 
slopes on the property, and closest location to the flag portion of the lot to further 
minimize lot disturbance. 
 
3.  New Streets and Driveways.  
The existing access is via a ‘flag driveway’ due to the length of the driveway being more 
than 50 feet in length. The proposal is to extend this driveway up the flag portion of the 
lot which has average slopes 23 percent. 
 
The driveway grade requires a variance to exceed 15 percent and exceed 18 percent. This 
is due to the pre-existing driveway location and grade that the subject property attaches 
too. See additional variance findings.  
 
4.  Geotechnical Studies.    
The proposed development is not a subdivision or partition and a geotechnical study is 
not required.   
 
 

B.  Hillside Grading and Erosion Control. All development on lands classified as Hillside shall 
provide plans conforming to the following items: 
All grading, retaining wall design, drainage and erosion control plans will be reviewed by the 
project geotechnical engineer. Eric (Rick) Swanson, P.E., Marquess & Associates has reviewed 
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the site and the proposed development and has found the proposal, and the site are suitable 
for development.  
 

2.  Timing of Improvements. 
This is a single-family home and does not have to comply with “timing of Improvements” 
standards. 

  
3.  Retention in Natural State.  
The average slope on this property is 27 percent 
Total lot size: 2.18 acre = 94,961 SF 
25 percent of the total lot area = 23,7402.5 SF 
25 + 27 = 52 percent of the total lot area 
Required total natural state is 52 percent - 49,379.72 SF 
The total area being affected by grading and other disturbance is 18,738 SF, therefore 
maintaining 80 percent (75,969 SF) in natural state which is substantially greater than the 
minimum percentage required.  
 
4.  Grading – Cuts. On all cut slopes on areas classified as Hillside Lands, the following 
standards shall apply: 

a.  All cut slopes are contained by a segmental retaining wall system. 
b.  There will be no exposed cut slopes on this project. 
c.  The structure is cut into the hillside which reduces the visual bulk.  The proposed 
house has a very low profile that is cut into the hill and is not perched high on the 
property. This was a response to the slopes and to limit the impacts on the 
topography and the large-stature trees. The home is surrounded by a dense forest 
limiting visual 'bulk' impacts to adjacent properties.  
d.  Revegetation of cut slope terraces includes the provision of a planting plan, 
introduction of topsoil where necessary, and the use of irrigation as necessary.  
Please see graphic submittal sheet L 2.0 

 
5.  Grading – Fill. On all fill slopes on lands classified as Hillside Lands, the following 
standards shall apply: 

a.  Complies, Refer to L2.0 – Grading Plan. There are no unretained fill slopes.  
b.  Complies, Refer to L2.0 – Grading Plan. All fill is retained with a vertical retaining 
wall.  
c.  Complies, all utilities will take advantage of the driveway for access to the 
homesite and not within any fill slopes.  

 
6.  Revegetation Requirements.  
 No un-retained fill slopes are proposed. 
 
7.  Maintenance, Security, and Penalties for Erosion Control Measures.  
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The landscaping will be maintained in perpetuity by the homeowners. The property 
was part of a larger parcel area that has been divided into smaller buildable lots with 
the last partition occurring in 1995, before January 1, 1998 date.  

 
8.  Site Grading. The grading of a site on Hillside Lands shall be reviewed considering the 
following factors:  

All grading, retaining wall design, drainage and erosion control will be designed 
based on standards designed by the project geo-technical expert to be reviewed and 
approved by said consultant as part of the approval process.  Erosion control 
practices will be designed to minimize solids in runoff from disturbed areas and any 
track-out from the site. 
 
The stormwater facilities will be designed by a licensed civil engineer (Thornton 
Engineering) – attached under separate submittal are the relevant findings, site 
observations, and recommendations, including those from the geotechnical report 
and stormwater management considerations.  
 
There are no hazardous areas or unstable portions of the site. 
 
The building pad area is the minimum area of the site to allow for the construction of 
a single story with basement home, driveway access and small outdoor space. There 
is not a large yard area or lawn area proposed on the hillside slopes. Flag lots require 
a 20X20 yard area free of vehicle parking area and buildings. Though a small lap pool 
is proposed, the proposed site disturbance is substantially less than allowed. Pools 
are not prohibited. The pool and outdoor area is proposed within the area of 
disturbance for the residence and provides the minimum outdoor area required for 
flag lots. There is only 18,738 SF of disturbance proposed on the 94,960.8 SF area lot 
which maintains 80 percent (75,969 SF) in natural state which is substantially greater 
than the minimum percentage required.  
 

9.  Inspections and Final Report.  
Periodic inspection of the property and construction consistent with the 
recommendations and conducted by the geotechnical engineer will be obtained. The 
final inspection report completed by the geotechnical expert will be provided prior to 
the issuance of the certificate of occupancy. 
 

C.  Surface and Groundwater Drainage 
All the stormwater on the site is directed to surface drains and collection behind walls.  
The water is ultimately taken through the site to the storm water system on Granite 
Street.  No water will travel over cut faces or fill areas.  It is not feasible to install 
detention on this site due to steepness.  As designed, this project will minimize erosion 
and storm flow increases to the greatest extent possible. The stormwater facilities will 
be designed by a licensed civil engineer (Thornton Engineering). 
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D.  Tree Conservation, Protection and Removal. All development on Hillside Lands shall 
conform to the following requirements: 

An inventory of the site trees was conducted, there are hundreds of trees on the property. 
There are 75 trees six inches in diameter at breast height or larger in the area of 
construction disturbance. The predominate species are Douglas Fir, White Oak and 
Madrone. Eight (8) of the trees are dead.  
 
The trees were evaluated for health, structure, species, variety and size. wildfire safety 
and hazards removal, and removal due to the proposed access, retaining walls, and the 
approved and proposed building envelope area.  
 
The tree assessment retains most of the site slope stabilizing trees. The tree analysis 
identified the health of the trees and provided suggestions as to which trees should be 
removed.  
 

The property will remain heavily treed following the removal of the small diameter fuels, 
the dead trees and the trees in poor condition.  
 
Tree protection zones are included on the tree protection plan including preservation 
plans for tree conservation during construction.  
 
A six-foot chain-link fence is proposed to be installed according to the Tree Protection 
plan found on Sheet L 1.2. The fencing is proposed to be installed at grade and to remain 
in place throughout the duration of the project. The fenced tree protection zone will 
remain free of any construction disturbance. The project Landscape Architect or project 
Arborist will oversee any potential site disturbance within the tree protection zone. 

 
Please refer to provided graphic tree inventory, proposed removal and tree protection 
plan, sheets L0.1, L0.2 and L0.3. 

 
Tree Removal.  
Of the 75 trees in the vicinity of the area of disturbance, four (4) significant trees are proposed 
for removal, eight (8) dead trees and a total of 67 trees removed that are greater than six 
inches in diameter at breast height but less than 12 inches in diameter at breast height 
deciduous trees and less than 18 inches in diameter at breast height conifer trees. The other 
significant trees are incorporated into the project design.  
 
The trees that are proposed for removal is because they are within the building 
envelope/footprint.  
 

Many of the trees proposed for removal are within the proposed driveway or within the 
identified area of disturbance. 
 



12 

Of the 75 trees in the vicinity of the area of disturbance, there are 67 trees greater than 6” in 
diameter at breast height proposed for removal. Of the 67 trees proposed for removal, only 
four (4) significant trees are proposed for removal.  
 
The other tree proposed for removal include eight (8) Douglas Fir trees in poor condition that 
are smaller than 18 inches in diameter at breast height, fourteen (14) Douglas Fir trees in 
poor condition that are smaller than 18 inches in diameter at breast height.   
 
There is a five stem Madrone each stem is greater than 18 inches in diameter at breast 
height; two multi-stem oak trees with one stem each greater than 12 inches in diameter at 
breast height that are in good health proposed for removal.   
 

As noted above, the trees proposed for removal are largely within the driveway area or 
within the area of disturbance for the home construction.  
 

The trees proposed for removal will not have a significant impact on the erosion, soil stability 
or flow of waters.  
 

There are four (4) significant trees proposed for removal. These include a five-stem Madrone, 
a five stem Oregon white Oak, a three stem Oregon white Oak and a 12 inch in diameter at 
breast height Oregon white oak.  The proposed mitigation trees are deciduous and there are 
no replacement conifers proposed. 
 
 
E.  Building Location and Design Standards.  
 

1.  Building Envelopes.  
a. The building envelope shall contain a buildable area with a slope of 35 percent or less. 
There are no slopes of greater than 35 percent within the areas of proposed 
development. 
 
b. Building envelopes and lot design shall address the retention of a percentage of the lot in 
a natural state as required in subsection 18.3.10.090.B.3. 
The average slope on this property is 27 percent 
Total lot size: 2.18 acre = 94,961 SF 
25 percent of the total lot area = 23,7402.5 SF 
25 + 27 = 52 percent of the total lot area 
Required total natural state is 52 percent - 49,379.72 SF 
The total area being affected by grading and other disturbance is 18,738 SF, therefore 
maintaining 80 percent (75,969 SF) in natural state which is substantially greater than the 
minimum percentage required.  

 

https://ashland.municipal.codes/LandUse/18.3.10.090.B.3
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c. Building envelopes shall be designed and located to maximize tree conservation as 
required in subsection 18.3.10.090.D.3 while recognizing and following the standards for 
fuel reduction if the development is located in Wildfire Lands. 
An inventory of the site trees was conducted and there are hundreds of trees on the 
property. There are 75 trees six inches in diameter at breast height or larger in the area of 
construction disturbance. The predominate species are Douglas Fir, White Oak and 
Madrone. Eight (8) of the trees are dead.  
 
The trees were evaluated for health, structure, species, variety and size. wildfire safety 
and hazards removal, and removal due to the proposed access, retaining walls, and the 
approved and proposed building envelope area.  
 
The tree assessment retains most of the site slope stabilizing trees. The tree analysis 
identified the health of the trees and provided suggestions as to which trees should be 
removed. There are 67 of the 75 trees in the area of construction development proposed 
for removal. Of those eight are dead and only four of the 67 trees are significant trees. 
 

The property will remain heavily treed following the removal of the small diameter fuels, 
the dead trees and the trees in poor condition.  
 
Tree protection zones are included on the tree protection plan including preservation 
plans for tree conservation during construction.  
 
d. It is recommended that building envelope locations should be located to avoid ridgeline 
exposures, and designed such that the roofline of a building within the envelope does not 
project above the ridgeline as illustrated in Figure 18.3.10.090.E.1.d. 
Not applicable. 
 
2.  Building Design. To reduce hillside disturbance through the use of slope responsive 
design techniques, buildings on Hillside Lands, excepting those lands within the designated 
Historic District, shall incorporate the following into the building design and indicate 
features on required building permits: 
 
a. The height of all structures shall be measured vertically from the natural grade to the 

uppermost point of the roof edge or peak, wall, parapet, mansard, or other feature 
perpendicular to that grade. Maximum hillside building height shall be 35 feet. See 
Figure 18.3.10.090.E.2.a.i and Figure 18.3.10.090.E.2.a.ii 
Complies – maximum height is 19’10” - refer to Sheet A2.1  
 

b. Cut buildings into hillsides to reduce effective visual bulk. 
The structure is cut into the hillside to the greatest extent possible. The proposed 
building design limits the amount of cut to the area nearest the location of the 
driveway. The driveway location and grade determine the location of the garage and 
entrance to the residence.  

https://ashland.municipal.codes/LandUse/18.3.10.090.D.3
https://ashland.municipal.codes/LandUse/18.3.10.090.E.1.d#Fig18.3.10.090.E.1.d
https://ashland.municipal.codes/LandUse/18.3.10.090.E.2.a#Fig18.3.10.090.E.2.a.i
https://ashland.municipal.codes/LandUse/18.3.10.090.E.2.a#Fig18.3.10.090.E.2.a.ii
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i. Split pad or stepped footings shall be incorporated into building design to allow the 
structure to more closely follow the slope. 
Complies – stepped footings are proposed are proposed within the southern portion 
of the residence that addresses the natural swale to the south.  Per section 
18.3.10.090.B.4. findings – the residence has an average 36 foot width of structure 
along the east/west axis (perpendicular to the slope). This width in combination of 
the structure cut into the hillside, and limited vehicular access on the north end 
prohibits stepped footings. 
 
ii. Reduce building mass by utilizing below grade rooms cut into the natural slope. 

Complies. The building mass is cut into the hillside with approximatly 40 percent of the 
structure cut into the natural slope - refer to Sheets A2.1 and A2.2. 
 

c. A building step-back shall be required on all downhill building walls greater than 20 feet 
in height, as measured above natural grade. Step-backs shall be a minimum of six feet. 
Decks projecting out from the building wall and hillside shall not be considered a 
building step-back. No vertical walls on the downhill elevations of new buildings shall 
exceed a maximum height of 20 feet above natural grade. See Figure 18.3.10.090.E.2.c. 
Complies. The maximum wall height is 18’-9” on east (downhill) elevation – refer to 
Sheet A2.1 for height dimension of wall to existing natural grade. Spot elevations and 
other referenced dimensions above 20’ in height refer to top of roof heights to 
finished grade. 
 

d. Continuous horizontal building planes shall not exceed a maximum length of 36 feet. 
Planes longer than 36 feet shall include a minimum offset of six feet. See 
Figure 18.3.10.090.E.2.d. 
The building has horizontal building planes that are divided into smaller masses. The 
façade of the structure on the downhill (east) side is divided into four distinct sections. 
Of those, the southern half requires an exception because the total wall length is 39 
feet with a four-foot offset. The other half of the building has offsets of six feet. The 
south wall has a total plane length of 44 feet with a five foot off-set. – Refer to section 
H (Exception to the Development Standards for Hillside Lands) 

 
e. It is recommended that roof forms and roof lines for new structures be broken into a 

series of smaller building components to reflect the irregular forms of the surrounding 
hillside. Long, linear unbroken roof lines are discouraged. Large gable ends on downhill 
elevations should be avoided; however, smaller gables may be permitted. See 
Figure 18.3.10.090.E.2.c. 
While the roof on this modern design has the majority of the roof flat. The clerestory 
and the extended soffit ”waterfalls” to landscape walls and landscape retaining 
walls– the proposed building mass and scale expresses the irregularity on the hillside. 
In view with the staggered wall and varied eave overhangs – the structure is broken 
up to appear as segmented building components meeting the intent of this section. 

https://ashland.municipal.codes/LandUse/18.3.10.090.E.2.c#Fig18.3.10.090.E.2.c
https://ashland.municipal.codes/LandUse/18.3.10.090.E.2.d#Fig18.3.10.090.E.2.d
https://ashland.municipal.codes/LandUse/18.3.10.090.E.2.c#Fig18.3.10.090.E.2.c
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Additionally, with the structure cut into the hillside, the mass and the rooflines are 
further minimized with the natural grade of the surrounding hillside being higher than 
the proposed residence. There are no large gables and the flat roof does not project 
upwards of the house to increase height and mass. Refer to image 1 and image 2 on 
previous pages. There are 4ft to 5ft stepbacks in the structure below the linear roof 
and material changes within these stepbacks. This complies with the intent of the 
ordinance that seeks to break up the mass of the structure into smaller building 
components to reflect the irregular form of the hillside. The lot is one long consistent 
linear hill with rock outcroppings, and the proposed structure has differentiated 
masses to mimic smaller masses.  
  

 
f. It is recommended that roofs of lower floor levels be used to provide deck or outdoor 

space for upper floor levels. The use of overhanging decks with vertical supports in 
excess of 12 feet on downhill elevations should be avoided. 

The lower floor level is used as a deck for a portion of the residence. The only overhang 
is also the eave of the roof of the floor below. There are no vertical supports.  

 
g. It is recommended that color selection for new structures be coordinated with the 

predominant colors of the surrounding landscape to minimize contrast between the 
structure and the natural environment. 
Neutral colors found in the surrounding landscape that minimize contrast between 
the natural environment and the structure will be used on the exterior paint.  

 
F. All structures on Hillside Lands shall have foundations designed by an engineer or architect 
with demonstrable geotechnical design experience. A designer, as defined, shall not complete 
working drawings without having foundations designed by an engineer. 

The foundation of the structure will be designed by an engineer and reviewed by the 
project geotechnical expert.  
 

G. All newly created lots or lots modified by a lot line adjustment must include building 
envelopes containing a buildable area less than 35 percent slope of sufficient size to 
accommodate the uses permitted in the underlying zone, unless the division or lot line 
adjustment is to provide open space or for conservation purposes. 

Not applicable 
 

H.  Exception to the Development Standards for Hillside Lands.  
An exception under this section is not subject to the variance requirements of chapter 18.5.5, 
Variances. An application for an exception is subject to the Type I procedure in 
section 18.5.1.050 and may be granted with respect to the development standards for Hillside 
Lands if the proposal meets all of the following criteria: 
 

1. There is demonstrable difficulty in meeting the specific requirements of this chapter 
due to a unique or unusual aspect of the site or proposed use of the site. 

https://ashland.municipal.codes/LandUse/18.5.5
https://ashland.municipal.codes/LandUse/18.5.1.050
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The applicant is requesting an exception to Section E. 2. D. [Continuous horizontal 
building planes shall not exceed a maximum length of 36 feet. Planes longer than 36 feet 
shall include a minimum offset of six feet]  
The proposed residence has horizontal building planes that are divided into smaller 
masses. The façade of the structure on the downhill (east) side is divided into four 
distinct sections. The entire horizontal building plane of 83 feet is a combination of five 
different planes. The first to planes from the north corner to the first six foot offset is 
22 ft. 3 inches the second section is 16 feet. This leads to a six-foot offset on the north 
side that is reduced to four feet on the south side. The next two sections comprise a 16 
ft 9in section and  22 ft 3in section, the southern half requires an exception because 
the total wall length is 39 feet with a four-foot offset. The south wall has a total plane 
length of 44 feet with a five foot off-set.  (Refer to east wall line and south wall line on 
Sheet A1.1 – Main Floor plan and to image 1 and image 2 on previous pages. 

 
A reasonable number of offsets and variation of depth in the design technique of the 
offsets meet the intent of the hillside standards to provide variation and interest on 
the minimally visible façade on the approach to the residence.  The difficulty in 
meeting this requirement is due to the unique ravine/drainage to the south and the 
publicly used trail alongside the Talent Irrigation Ditch to the west.   

 
The property is steeper to the south and west. The project has been designed to fit 
within these constraints and in particular within the east to west topography of the 
site. The floor level entries and constraints improve the site design and its relationship 
to both the main floor and the lower floor’s relationship to the ravine. The property 
existed prior to the hillside design standards and unlike the other homes in the 
immediate vicinity that are built up taller with large gables, the design sets the home 
into the hillside to minimize the mass and the scale. The exception allows for the best 
integration of the yard and the existing topography. The proposed structure is more 
than 220-feet from the south property line and more than 31 feet from the east 
property line and more than 190 feet from the adjacent residence to the east.  

 
2. The exception will result in equal or greater protection of the resources protected 
under this chapter. 
The project has been designed to fit within these constraints and in particular within 
the east to west topography. To reduce hillside disturbance through the use of slope 
responsive design techniques, the buildings on the steep hillside lands have longer 
planes to reduce cutting horizontally and vertically. The areas where the wall is more 
than 36-feet are in the areas of least visual impacts to adjacent properties and the 
impact from the horizontal planes is reduced and provides greater protection of the 
resources protected under this chapter.  

 
3. The exception is the minimum necessary to alleviate the difficulty. 
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The request of the six foot offset of the east wall plan to be four feet and a five foot 
offset on the southern plane is the minimum necessary to alleviate the difficulty. 

 
4. The exception is consistent with the stated Purpose and Intent of chapter 18.3.10, 
Physical and Environmental Constraints Overlay, and section 18.3.10.090, Development 
Standards for Hillside Lands. (Ord. 3199 § 18, amended, 06/15/2021; Ord. 3191 § 18, 
amended, 11/17/2020; Ord. 3158 § 4, amended, 09/18/2018) 
The proposed step backs of the wall planes minimizes alteration of the area of natural 
slope retention and protects the topographic character and integrity of the hillside 
lands. The proposal reduces the amount of cutting, scarring and when considering the 
difficulty of constructing in the neighborhood, the proposal is sensitive to the adjacent 
properties and the impacts of construction by locating the residence on the lesser 
slopes of the property 

  
The exceptions allow for a reasonable use that complements the natural and visual 
character of the city on a challenging site. 

 
The requested exception is consistent with the Purpose and Intent of the Physical and 
Environmental Constraints Overlay chapter.  

 
The proposed site development provides for safe, orderly, and beneficial development 
of a 2.18 acre single family lot. The property includes significant natural features 
characterized by diversity of physiographic conditions and significant natural features. 
The proposed development though impactful due to the steepness of the property and 
the long vacant lot accessed via a non-conforming driveway, limits alteration of 
topography and reduces encroachment upon, or alteration of, any natural 
environment. Where only 52 percent of the site is required to be maintained in a 
natural state, the proposal retains 80 percent of the site in a natural state. The 
proposal provides for sensitive development in areas that are constrained by various 
natural features and preserves the largest stature, significant trees, reduces wildfire 
risks and provides additional protections of a large acre parcel. The proposed 
residence is designed to have a minimal impact on the topography of the site.  By 
substantially limiting the amount of disturbance (80 percent of the site preserved in a 
natural state vs. the allowed 50 percent disturbance), the encroachment upon the 
natural environment preserves the site's physiographic conditions including the limits 
on slope disturbance, limited development of the forested site, and retention of many 
of the site’s significant trees and natural vegetation outside the building footprint and 
fuel reduction zone. The applicant has taken all reasonable steps to design a home 
that will not have adverse impacts on the environment when considering the existing 
development of the surrounding area and the maximum development of this site as 
allowed by the ordinance.  
 

 
 

https://ashland.municipal.codes/LandUse/18.3.10
https://ashland.municipal.codes/LandUse/18.3.10.090
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18.3.10.100 Development Standards for Wildfire Lands –  
A Wildfire Prevention and Control plan has been provided with this application, please see 
sheet L 1.1 
Compliance with the development standards for wildfire lands will be implemented on-site 
prior to the introduction of combustible construction materials. Areas of heavy vegetation are 
proposed to be thinned to reduce the fuel load on the lower portion of the property. All dead 
and dying trees are proposed for removal. The number of trees proposed for planting on the 
site is sufficient for erosion control but does not increase fuel load and tree densities in the 
wildfire overlay.  
 
Please refer to architectural plans for appropriate building specifications to this ordinance 
requirement. Stucco, metal and fire resistant materials are proposed for the exterior of the 
building. Fire suppression will be provided within the dwelling.  
 
Per ORSC R327.4 Wildfire Hazard Mitigation requirements, Exterior patios and porch ceilings, 
floor projections (N/A), Enclosed roof eaves, soffits will comply with requirements for 
noncombustible material or ignition resistant materials or with 1 layer of 5/8” Type X exterior 
gypboard.   
 
Please refer to the City of Ashland Wildfire Mitigation Plan Submittal Form submitted in this 
application for intended materials to meet compliance. The applicant requests a deferred 
submittal for exact specifications.  The following excerpts from ALUO chapter 18.3.10.100 is 
provided as reference and specifications for compliance. 
 
The applicable fire prevention measures will be provided in the final application on the 
Landscape design plans.  
 
Dead and dying vegetation will be removed – Refer to Sheet L0.2 and L0.3 
 
Vegetation within 40 feet of the building will be wildfire resistant plant species. 
 
Existing prohibited flammable plant material will be removed, refer to L0.2 and L0.3 
 
No combustible materials will be located within 5 feet of the new building. Mulch is specified 
as decomposed granite. 

  
Existing trees are being removed within 20 feet of the building. The closest flammable 
existing tree to the new home has a tree canopy that terminates 17 feet horizontal distance 
away from the building roof.  

 
Proposed trees focus on dwarf and compact varieties, refer to L3.0 

 
Existing flammable trees within 100 feet of the building will be pruned to 8 feet above the 
ground or one-third tree height.  
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Proposed shrubs are low flammable species, refer to L3.0 

 
Proposed vegetation beneath existing tree canopies is limited to grasses & forbs and low-
growing shrubs. No vegetation from the prohibited plan list are proposed, refer to L3. 
 
Proposed fencing is of metal construction only.  
 
PARKING, ACCESS, AND CIRCULATION 
18.4.3.080        Vehicle Area Design 
A.  Parking Location.  

The three parking spaces for this home are located within the garage. 
There are two exterior parking bays, one for guests and a hammerhead bay for maneuvering.   

The driveway to access this project is 15 feet wide with 12 foot paved width throughout.  The 
access easement is 15 feet wide and trees within the easement will be limbed up to provide 
13.5 foot of vertical clearance throughout the driveway length.   
 
18.4.5.030 Tree Protection 
A.  Tree Protection Plan. A tree protection plan shall be approved by the Staff Advisor 
concurrent with applications for Type I, Type II, and Type III planning actions. If tree removal is 
proposed, a Tree Removal Permit pursuant to chapter 18.5.7 may be required. 
B.  Tree Protection Plan Submission Requirements. In order to obtain approval of a tree 
protection plan, an applicant shall submit a plan to the City, which clearly depicts all trees to be 
preserved and/or removed on the site. The plan must be drawn to scale and include the 
following: 

These measures will be specified and will be provided with a graphic response in the 
Landscape design plans Sheets L0.1,L.02, L.03 

C.  Tree Protection Measures Required.  
These measures will be specified and will be provided with a graphic response in the 
Landscape design plans Sheet L0.1 

D.  Inspection. A tree protect removal plan shall be requested prior to commencing with any 
work other than the installation of the erosion control measure. 

 
Chapter 18.4.8 
SOLAR ACCESS 
 
The project is designed to conform to solar setback A and meets all the required standards for 
this category. 
 
Height of roof 
23 – ’6”  
 

https://ashland.municipal.codes/LandUse/18.5.7
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Type, slope of roof 1/2:12 slope 
 
Setback standard Table A 
Setback required per standard 
 
(2234.33(-) 2217.00) = 17.33 ’(-)6 ’/ (.432) = 26’-3” SSB REQUIRED – (34-’3” PROVIDED) 
(2234.33(-) 2210.50) = 23.83 ’(-)6 ’/ (.432) = 41’-4” SSB REQUIRED – (43’-3” PROVIDED) 
 
**AVG. 150 ’SLOPE TO NORTH IS (2269’-2272’= +3’) (2189’-2182’=-7’) (+3 ’(+)-7’/2=-2’’/150’= 
(-.013 slope) 
**AVG NORTH/SOUTH LOT DIMENSION = 313.13’ 
[.445+(-.013) =.432] 
FORMULA 1 (30 ’/ .432) = 69.44 ’(IF<313.13 ’= STD ‘A ’(-6)  
 
 

Chapter 18.5.5 
VARIANCE 

A Variance to the driveway grade in excess of 15 percent and not more than 18 percent from 
the Flag Driveway Standards (18.5.3.060.F.) is necessary. The flag drive within the 33.04’ x 
163.04’ “flag pole” access to the site is proposed to be 15 feet wide and currently unpaved 
and proposed to be paved within the existing 15’ access easement. Where this access 
easement ends this flag portion of the lot has many trees and every effort will be made to 
avoid the trees. The average slope of the existing grade is 27 percent with no feasible area for 
mitigating the grade slope with turns or curves within the 33.04’ width of property (within 
the “flagpole” access to the property).  

 

1. The variance is necessary because the subject code provision does not account for special or 
unique physical circumstances of the subject site, such as topography, natural features, 
adjacent development, or similar circumstances. A legal lot determination may be sufficient 
evidence of a hardship for purposes of approving a variance. 
The variance to maximum driveway grades is necessary. The existing driveway that the lot 
has historic, legal access to from Granite Street is in excess of 15 percent grade and is a legal, 
non-conforming situation. The proposed driveway upon the subject property where 
undeveloped is in excess of the maximum 15 percent grade and in excess of the allowed up to 
18 percent grade for not more than 200-feet as allowed with a Type I Variance (AMC 
18.5.3.060.F). Refer to sheet AS1.0 for the dimension of the driveway 
 
The grade of the existing driveway and proposed driveway grade are due to the topography 
of the properties between the subject property and Granite Street. The grade of the existing 
driveway determines the connection of the proposed driveway. The driveway upon the 
subject property where this variance applies is due to the site topography. The lot has a 
narrow strip of land within which the driveway will be located. The driveway cannot 
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switchback outside of the property boundaries due to lack of easement and the existing 
retaining walls and other physical features that below to adjacent property owners.  
 
The shape of the lot and the topography of the lot and the surrounding natural features are 
unique physical constraints that create the difficulty in meeting the driveway grade 
standards.  
 
When the lot was originally created in the early 1900, the code provisions at the time 
appeared to not address driveway grades. In 1990 (ORD 2604) language was added speaking 
to driveway grades, this language was amended in 1993 (ORD 2663) and reads the same 
today. Additionally, the language regulating driveway grades was not found in the pre-1990 
ordinances. Though the lot was last partitioned in 1995, access was implied from the existing 
driveway and the grade of the driveway and number of lots taking access from the driveway 
do not appear to have been accounted for.  
 
2. The variance is the minimum necessary to address the special or unique physical 
circumstances related to the subject site. 
The proposed residence has legal access to the existing, non-conforming driveway. Allowing 
access and the variance to driveway grade is the minimum necessary to address the unique 
physical circumstances related to the subject property.  
 
Access is not available from another driveway in the vicinity. The adjacent properties to the 
northwest are accessed via a private driveway that extends to Stawberry Lane. These lots 
were part of a property line adjustment between three lots, the maximum number allowed to 
be served via a private driveway (PA90-008). 
 
Because of the legal access to the driveway accessing the property from Granite Street, it is 
not necessary or possible to create an alternative variance situation.   
 
3. The proposal’s benefits will be greater than any negative impacts on the development of the 
adjacent uses and will further the purpose and intent of this ordinance and the Comprehensive 
Plan of the City. 
The proposal allows for the construction of a residence on a legal lot of record. The benefits 
allow for use of the property and the variance to the driveway is necessitated by the slope of 
the property and the grade of the existing driveway which this driveway connects too. There 
are no negative impacts from the proposed driveway grade upon the adjacent properties 
because the adjacent properties have driveway access from the shared driveway.  The 
proposal has been reviewed by Mark Shay, Fire Marshal, Ashland Fire and Rescue and he is 
aware of the pre-existing, legal lot of record being accessed from an existing driveway system 
that does not comply with the standards. The proposed residence will have a fire suppression 
system which mitigates the negatives from the steep driveway.  
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4. The need for the variance is not self-imposed by the applicant or property owner. For 
example, the variance request does not arise as result of a property line adjustment or land 
division approval previously granted to the applicant. 
The subject property is a portion of a parent tract that was owned by the Clary family. 
Through a series of partitions and property line adjustments prior to 1995, the resulting 
property was created in its current form. The Clary property through divisions and deed 
transfers created the property and those that take access from the shared driveway. 
Additionally, the subject property is more steep to the north and west creating further 
difficulties with achieving driveway grade. 
 
The slope of the existing driveway is a pre-existing legal non-conforming grade. The proposed 
residence and the grade of the driveway that allows for access to a residential dwelling 
situated in the northeast corner of the property at a minimum distance to allow the 
development of a residential dwelling and the resulting driveway grade which is in excess of 
15 percent grade is not a self-imposed situation. The property is a legal lot of record with 
legal access that were created prior to the standards that limit driveway grades. The property 
owner did not self impose this situation. The only way to access any home on the site is with a 
variance to driveway grade.  
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TREE
REMOVAL

0 8' 16'

TREE REMOVAL SCHEDULE

01 Quercus garryana Oregon white oak 8" fair
02 Arbutus menziesii Pacific madrone 18" to 24" fair multi-stem, 5-trunks
03 Quercus garryana Oregon white oak 8" fair
04 Quercus garryana Oregon white oak 12" good
05 Pseudotsuga menziesii Douglas fir 8" poor
06 Pseudotsuga menziesii Douglas fir 8" poor
07 Pseudotsuga menziesii Douglas fir 12" good
08 Pseudotsuga menziesii Douglas fir 14" good
09 Pinus ponderosa Ponderosa pine 10" good
10 Quercus garryana Oregon white oak 6" good
11 Arbutus menziesii Pacific madrone 10" good
12 Pseudotsuga menziesii Douglas fir 6" fair
13 Pseudotsuga menziesii Douglas fir 8" dead
14 Pseudotsuga menziesii Douglas fir 12" dead
15 Pseudotsuga menziesii Douglas fir 10" dead
16 Quercus garryana Oregon white oak 6" good
17 Quercus garryana Oregon white oak 6" good
18 Pseudotsuga menziesii Douglas fir 8" poor
19 Pseudotsuga menziesii Douglas fir 8" poor
20 Quercus garryana Oregon white oak 6" good
21 Arbutus menziesii Pacific madrone 12" dead
22 Quercus garryana Oregon white oak 8" good

NUMBER BOTANICAL NAME COMMON NAME

NOTES
1. WITHIN 100 FEET OF RESIDENCE, FLAMMABLE

TREES SHALL BE LIMBED UP 8 FEET TO MAX 1/3
TREE HEIGHT FROM THE GROUND. INVASIVE
BLACKBERRIES, DEAD AND DYING TREES WILL
BE REMOVED.

2. WITHIN THE WILDFIRE MITIGATION ZONE (40
FEET FROM RESIDENCE) INVASIVE
BLACKBERRIES AND DEAD AND DYING TREES
WILL BE REMOVED. ALL DEAD WOOD
(STANDING OR FALLEN) WILL BE REMOVED.
FLAMMABLE SHRUBS SHALL BE PRUNED TO
MAINTAIN 3X SHRUB HEIGHT DISTANCE
BETWEEN TOP OF UNDERSTORY AND LOWER
TREE BRANCHES.

3. WITHIN THE WILDFIRE MITIGATION ZONE, NEW
VEGETATION WILL INCLUDE LOW FLAMMABILITY
PLANT SPECIES ONLY.
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Ashland, OR 97520
541.215.4464

shelby@scharendesignstudio.com

EX TREE TO REMAIN

EX TREE TO REMOVE

TREE PROTECTION FENCE

WILDFIRE MITIGATION ZONE
(40-FEET FROM STRUCTURE)

CONDITION REMARKS

01

05

06

08

02

03

04

09

07

10

11 12

14

13

16

15

23 Pseudotsuga menziesii Douglas fir 10" dead
24 Pseudotsuga menziesii Douglas fir 8" poor
25 Pseudotsuga menziesii Douglas fir 12" poor
26 Pseudotsuga menziesii Douglas fir 10" poor
27 Quercus garryana Oregon white oak 8" good
28 Arbutus menziesii Pacific madrone 8" good 2 trunks, each 8" dbh
29 Arbutus menziesii Pacific madrone 8" to 12" good 5 trunks
30 Arubus menziesii Pacific madrone 6" good
31 Pseudotsuga menziesii Douglas fir 14" dead
32 Pseudotsuga menziesii Douglas fir 10" poor
33 Arubus menziesii Pacific madrone 8" good
34 Pseudotsuga menziesii Douglas fir 8" dead
35 Pseudotsuga menziesii Douglas fir 8" dead
36 Quercus garryana Oregon white oak 6" to 14" good 5 trunks
37 Quercus garryana Oregon white oak 8" and 10" good 2 trunks
38 Quercus garryana Oregon white oak 6" to 14" good 3  trunks
39 Quercus garryana Oregon white oak 6" good
40 Quercus garryana Oregon white oak 10" good
41 Quercus garryana Oregon white oak 12" good
42 Quercus garryana Oregon white oak 6" good
43 Pinus ponderosa Ponderosa pine 8" good
44 Pinus ponderosa Ponderosa pine 8" good

NUMBER BOTANICAL NAME COMMON NAME DBH CONDITION REMARKS

1718

19

21
20

22

23

24 25
26

27
28

29

30
31

32

33

35

34

36

37

40

39

41

38

42

43

44

46

47

48

51 50

49

54

52

53

NUMBER BOTANICAL NAME COMMON NAME DBH CONDITION REMARKS
46 Pinus ponderosa Ponderosa pine 6" good
47 Quercus garryana Oregon white oak 8" good
48 Quercus garryana Oregon white oak 6" & 10" fair 2 trunks
49 Pseudotsuga menziesii Douglas fir 6" fair
50 Pinus ponderosa Ponderosa pine 6" good
51 Pseudotsuga menziesii Douglas fir 10" fair
52 Pinus ponderosa Ponderosa pine 16" good
53 Pseudotsuga menziesii Douglas fir 12" good
54 Pinus ponderosa Ponderosa pine 16" good
55 Pseudotsuga menziesii Douglas fir 12" fair removal for wildfire remediation
56 Pseudotsuga menziesii Douglas fir 10" good removal for wildfire remediation
57 Pseudotsuga menziesii Douglas fir 12" fair
58 Pseudotsuga menziesii Douglas fir 8" good
59 Pseudotsuga menziesii Douglas fir 12" fair
60 Pseudotsuga menziesii Douglas fir 6" good
61 Pseudotsuga menziesii Douglas fir 8" fair
62 Pseudotsuga menziesii Douglas fir 10" fair
63 Pseudotsuga menziesii Douglas fir 10" fair
64 Pseudotsuga menziesii Douglas fir 10" fair
65 Arbutus menziesii Pacific madrone 10" dead
73 Manzanita Manzanita  6" good 2, 6" trunks
74 Quercus garryana Oregon white oak  8" good

55

56

57

58

59

60

61

62

63

64

65

WILDFIRE MITIGATION ZONE
(40-FEET FROM STRUCTURE)

SHEET L0.3

TREE REMOVAL PLAN1 SHEET L0.3

NATIVE EXPOSED ROCK,
SALVAGE & RESET

TREE
PROTECTION

FENCE

3
L0.1

73

74

PRELIMINARY
NOT FOR CONSTRUCTION
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66 Pseudotsuga menziesii Douglas fir 8" fair
67 Arbutus menziesii Pacific madrone 10" dead multi-stem, 4-trunks
68 Arbutus menziesii Pacific madrone 10" & 12" good multi-stem, 2-trunks
69 Pinus ponderosa Ponderosa pine 12" good
70 Pinus ponderosa Ponderosa pine 6" good
71 Quercus garyyana Oregon white oak 16" good
72 Arbutus menziesii Pacific madrone 20" & 22" fair multi-stem, 2-trunks
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1. WITHIN 100 FEET OF RESIDENCE, FLAMMABLE
TREES SHALL BE LIMBED UP 8 FEET TO MAX 1/3
TREE HEIGHT FROM THE GROUND. INVASIVE
BLACKBERRIES, DEAD AND DYING TREES WILL
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(STANDING OR FALLEN) WILL BE REMOVED.
FLAMMABLE SHRUBS SHALL BE PRUNED TO
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LOCATION: TAX LOT NO. 1800
ASSESSOR'S MAP NO. 39 1E 08 DA
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ASHLAND, OREGON 97520

ZONING: RR-.5 RESIDENTIAL
HILLSIDE LANDS, 27% AVERAGE SLOPE

LOT COVERAGE

LOT SIZE 2.18 AC (94,961 SF)

EXISTING LOT COVERAGE 0 SF

PROPOSED COVERAGE

  BUILDING FOOTPRINT 3,440 SF
  DRIVEWAY, PAVED 4,574 SF
  PATIO, WALKS, STEPS 2,822 SF
  POOL SHED FOOTPRINT      16 SF

PROPOSED TOTAL LOT COVERAGE 10,852 SF

TOTAL PERCENTAGE COVERAGE 11.4%
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1" IRRIGATION MAIN LINE

IRRIGATION VALVE

0 8' 16'

PLANT LIST

TREES
Acer japonicum Japanese Maple
Betula nigra 'DuraHeat' Dura Heat River Birch
Cedrus deodara 'Karl Fuchs' Karl Fuchs Dwarf Himalayan Cedar
Cornus kousa 'Wolf Eyes' Wolf Eyes Japanese Dogwood   
Magnolia 'Butterflies' Butterfly Magnolia

SHRUBS
Buxus x 'Green Mountain' Green Mountain Boxwood
Frangula purshiana Cascara
Hebe ‘Karo Golden Esk’ Karo Golden Esk Hebe
Holodiscus discolor Oceanspray
Ramnus californica 'Eve Case' Eve Case Coffeeberry
Tsuga canadensis 'Jeddeloh' Jeddeloh Dwarf Hemlock  

PERENNIALS & ORNAMENTAL GRASSES
Anemone x hybrida 'Honorine Jobert' Japanese Anemone
Ligularia dentatum 'Othello' Othello Leopard Plant
Polystichum polyblepharum Tassel Fern
Seslaria autumnalis Autumn Moor Grass
Sagina subulata Irish Moss

BOTANICAL NAME COMMON NAME

PLANTING NOTES
1. WITHIN THE WILDFIRE MITIGATION

ZONE, 40 FEET OF RESIDENCE, ALL
VEGETATION WILL BE LIMITED TO
LOW-FLAMMABILITY SPECIES.

2. AMEND ALL PLANTED AREAS WITH 6"
DEPTH TOPSOIL AND  WEED FREE AND
DISEASE FREE COMPOST PRIOR TO
PLANTING.

3. ALL PLANTED AREAS TO RECEIVE 3"
DEEP DECOMPOSED GRANITE MULCH.

4. NATIVE SEED MIX TO BE USED TO
RESTORE AREAS DISTURBED AS PART
OF CONSTRUCTION. SEED MIX TO BE
DISTRIBUTED BY HYDROSEEDING AT A
RATE OF 3 POUNDS PER 1000 SQUARE
FEET, APPLIED POST-CONSTRUCTION
DURING THE WET SEASON (NOVEMBER
- MARCH).

5. FINAL PLANT LIST AND LOCATIONS TBD.

6. FINAL IRRIGATION LAYOUT TO BE
DETERMINED, BASED UPON FINAL
PLANT SELECTION.
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NATIVE SEED MIX

Adelinia grande Pacific Houndstongue       3%
Balsamorhiza deltoidea Balsamroot       3%
Deschampsia cespitosa Tufted Hairgrass   20%
Dicentra formosa Western Bleeding Heart       3%
Festuca californica California Fescue   20%
Festuca roemerii Roemers Fescue 15%
Koeleria macanthra Praire Junegrass   15%
Lolium multiflorum Annual Ryegrass  15%
Lupinus latifolius Silvery Lupine   3%
Trillum albidum Giant Trillium   3%

RESIDENCE

IRRIGATION
CONTROLLER

BOTANICAL NAME COMMON NAME

IRRIGATION
POINT OF CONNECTION
& BACKFLOW PREVENTOR

BOTANICAL NAME COMMON NAME % OF MIX

POC
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Carlos Delgado <carlos@carlosdelgadoarchitect.com>

231 Granite
1 message

Mark Shay <mark.shay@ashland.or.us> Thu, Dec 5, 2024 at 12:21 PM
To: "carlos@carlosdelgadoarchitect.com" <carlos@carlosdelgadoarchitect.com>

Hi Carlos,

 

It was good to meet you today.  As a recap of our discussion,  for an alternate to the fire department turnaround I’ll consider a turnout designed to Jackson County
Development standards.  Additionally, please provide documentation of the distance to the private hydrant already on the easement road.

 

Please let me know if you have any questions or I missed anything.

 

Mark Shay

Deputy Chief - Fire Marshal

(541) 552-2217

Ashland Fire & Rescue
455 Siskiyou Boulevard
Ashland, OR 97520
  

 Online ashlandoregon.gov; social media (Facebook & Instagram @CityOfAshlandOregon | Twitter/X @CityofAshland | YouTube @cityofashlandor | Nextdoor)

 

This email transmission is official business of the City of Ashland, and it is subject to Oregon Public Records Law for disclosure and retention. If you have received this message in error, please contact me at <541.552.22217>

 

 

1/17/25, 3:27 PM Carlos Delgado Architect Mail - 231 Granite

https://mail.google.com/mail/u/0/?ik=98d7ecc48b&view=pt&search=all&permthid=thread-f:1817633221012268634%7Cmsg-f:1817633221012268634&… 1/1

https://www.google.com/maps/search/455+Siskiyou+Boulevard+%0D%0AAshland,+OR+97520?entry=gmail&source=g
https://ashlandoregon.gov/






 

 

 
 
January 9, 2025 
 
 
Subject: Variance Application for Driveway Slope and Compliance with Flag Lot Development 
Standards 
 
Dear Carlos, 
I am writing to submit a variance application for the proposed driveway at 231 Granite Street, 
Ashland, Oregon. As a civil engineer, I have visited the site and reviewed the geotechnical report 
to ensure that the proposed design aligns with the intent of the city’s standards while addressing 
the unique challenges of the site. Below, I provide a detailed justification for the requested variance 
and demonstrate compliance with applicable criteria. 
 
Project Overview 
The proposed driveway will serve as access to a flag lot and will be approximately 153 feet long 
with a slope of 23%. The proposed design includes provisions for stormwater management, fire 
apparatus access, and compliance with screening and landscaping requirements. The driveway is 
located within an existing access and utility easement and is designed to minimize disturbance to 
the site’s natural features. 
 
Justification for Variance 
Slope Variance 
The proposed driveway slope exceeds the maximum allowable grade of 15% specified in Section 
18.5.3.060(F) of the Ashland Development Code. While the code allows variances for grades up 
to 18% for limited sections, the unique topography of the site necessitates a slope of 23% to provide 
functional access. The following points support this variance request: 

 Unique Physical Constraints: The existing driveway grade and the narrow flagpole access 
strip (33.04 feet wide) limit the ability to mitigate the slope through turns or curves. The 
topography and natural features of the site create unique physical constraints that 
necessitate the variance. 

 Engineering Feasibility: The proposed slope is the minimum necessary to accommodate 
the site’s topography while maintaining structural integrity and safety. 

 Mitigation Measures: The design includes measures to ensure safe vehicular access, such 
as non-slip surface treatments and reflective markers. 

 Fire Safety: The residence will include a fire suppression system, and the driveway design 
has been reviewed by the Ashland Fire Marshal. 

 
Stormwater Management 
The driveway design incorporates features to prevent surface drainage from flowing over 
sidewalks or public ways, as required by Section 18.5.3.060(G). These features include: 

 Proper drainage and conveyance systems designed by Thornton Engineering to direct 
stormwater to the city’s stormwater system on Granite Street. 

 Measures to minimize erosion and storm flow increases, such as drainage swales. 
 Onsite stormwater infiltration will be utilized to the extent recommended by the 

geotechnical engineer to further manage runoff and reduce impacts on the surrounding 
area. 
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Fire Code Compliance 
The driveway is classified as a Fire Apparatus Access Road under the Oregon Fire Code. To ensure 
compliance: 

 A turnaround will be provided at the end of the driveway, as required for drives exceeding 
150 feet in length. 

 The design accommodates fire apparatus access, with a clear width of 15 feet and a fire 
work area of 20x40 feet within 50 feet of the structure. 

 
Screening and Landscaping 
The design includes sight-obscuring fencing and landscaping along both sides of the driveway, as 
specified in Section 18.5.3.060(N). These features will: 

 Enhance privacy for adjacent properties. 
 Ensure that fire apparatus access is not obstructed by mature landscaping. 

 
Compliance with Flag Lot Development Standards 
The proposed driveway meets the following criteria outlined in Section 18.5.3.060: 

 Ownership and Easements: The flag drive will be in the same ownership as the flag lot it 
serves, with appropriate easements granted if necessary. 

 Width and Paving: The driveway will have a minimum width of 15 feet with a 12-foot 
paved driving surface, as required for single flag lots. 

 Parking Restrictions: No parking will be allowed within 10 feet of the centerline of the 
drive at the entrance. 

 Usable Yard Area: The flag lot will provide a usable yard area of at least 20x20 feet, 
unobstructed by structures or vehicles. 

 
Mitigation Measures for Vehicular Access 
To ensure safe and functional vehicular access for the proposed driveway with a slope of 23%, the 
following mitigation measures will be implemented: 

1. Surface Treatments: 
 Non-slip surface materials, such as textured or grooved concrete or asphalt, will be 

used to improve traction, especially during wet or icy conditions. 
2. Drainage and Erosion Control: 

 Drainage swales will be installed along the sides of the driveway to channel water away 
from the driving surface. 

 Culverts will be used at low points to direct water under the driveway and prevent 
pooling. 

3. Safety Features: 
 Reflective markers or edge lighting will be added to improve visibility during low-light 

conditions. 
4. Winter Maintenance: 

 A snow removal plan will be developed to ensure the driveway remains accessible 
during winter conditions. 
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These measures will help ensure that the driveway remains safe and functional for vehicular 
access, even with the steep slope. 
 
Conclusion 
The proposed driveway design addresses the unique challenges of the site while adhering to the 
intent of the city’s development standards. The requested variance for slope is supported by 
engineering justifications, mitigation measures, and compliance with other applicable criteria.  
 
Thank you for your consideration. Please feel free to contact me if you have any questions or 
require additional information. 
 
Sincerely, 
 
Thornton Engineering, Inc.  
                                                                                
 
By: __________________________      
       Michael P. Thornton, P.E. 
 
 

 

Mike
Mike's Signature

Mike
Mike's Signature



October 30, 2024

Shelby Scharen
Scharen Design Studio
Ashland, OR 97520

RE: Arborist statement for proposed tree removals at 231 Granite St

A total of 73 trees, located on an undeveloped hillside above Granite St (tax lot #1800), are
requested to be removed in order to clear land for a home building project. The following statement
provides information about the trees in question and ultimately supports the removal of all 73 trees. All
proposed removals are volunteer / native trees, most of which are relatively young and smaller than 10”
DBH. Trees are listed by species on the following tree table. A more thorough tree inventory list can be
found on the building plans.

Tree Species Scientific
Name

Number of
individual trees
to be removed

Trunk size
range (inches

DBH)

Notes

Oregon white
oak

Quercus
garryana

20 6”-16” Several individuals with multiple
stems

Pacific
madrone

Arbutus
menziesii

11 6”-24” Several individuals with multiple
stems

Douglas fir Pseudotsuga
menziesii

33 6”-16” Many trees are in poor health.
For some, removal is
recommended for fuels reduction

Ponderosa pine Pinus
ponderosa

9 6”-16”

Manzanita Arctostaphylos
patula

1 6”

Total number of tree removals: 73*

Of all the trees proposed to be removed, 40 individual trees appear to be in relatively good health.
Of the remaining trees, 16 appear to be in “fair” health, 8 are in decline, and 10 are dead.

*trees are numbered #1-#74. Tree #45 has been marked for retention instead of removal, reducing the
total number of proposed removals to 73



Each proposed tree removal can be justified for one of two reasons:

1. The base of the tree is located within the planned building footprint
or

2. The tree is located close enough to the planned building that it would be likely to experience
severe stress during construction, potentially resulting in death or severe decline

The majority of trees (approx. 50) fall into the first category. If construction goes forward as
planned, the only realistic option for trees in this group is removal. The remaining trees, those located
near the building footprint but not inside it, fall into the second category. On average, trees in this group
originate in a location where sustaining construction-related damage would be nearly unavoidable. Stress
factors such as soil compaction, mechanical damage, excessive pruning, and root damage can take a
substantial toll on the health of any tree. Taking into account the size and condition of many of the trees in
category #2, retention would be infeasible unless building plans are changed significantly. In addition,
since the majority of trees in this category are douglas firs and pines, it may be prudent to remove them
for fuels reduction, regardless of the impact of construction.

If one tree were to be retained, tree #02, a mature madrone composed of five main stems, each
ranging from 18”- 24” DBH, would be a good candidate because of its unique size and age. However,
since all five stems originate inside the planned building footprint, retaining and protecting the tree would
necessitate major changes to the building plans. In addition, this madrone appears somewhat stressed even
before work has begun, as evidenced by a relatively thin canopy and substantial tip dieback visible
throughout. Since mature madrones can be especially sensitive to environmental changes, construction
might still impact this tree, even if plans were changed and proper tree protection steps taken. Like the
other trees that have been marked for removal, retaining tree #02 would significantly disrupt the building
project, would require sustained monitoring and regular tree care going forward, and even then, its
chances of recovery and long-term survival would be uncertain at best.

As construction moves forward, site plans include replanting at least 30 trees around the property.
Since much of the construction / tree removal area will ultimately be occupied by the new building, it may
be unrealistic to plant anywhere near the same number of trees as were removed. However, plans for
replanting remain flexible and designers are open to planting more trees as appropriate. There are many
options for tree species that would be suitable for the planting location. When selecting replacement trees,
soil, water, and sunlight requirements should be taken into account, as well as fire safety and expected
ongoing maintenance. Virtually any species of tree planted on the hillside would help control erosion
going forward.

In summary, if the project goes forward as planned, the removal of each of the 73 listed trees will
be required to make room for the new building. It would not be feasible to retain trees within the building
footprint or to adequately protect those around the perimeter without making major alterations to the
building plans. For many trees, retention could also result in an unnecessary increase in fire risk around
the perimeter of the finished house. Rather than retaining trees inside the construction site, efforts would
be better spent protecting those outside the work area and preparing for replanting once work is complete.

Please feel free to reach out with any questions or concerns. Pictures of the trees identified for
removal can be provided upon request.

Cole Zollinger
Canopy LLC
ISA Certified Arborist #PN-9274A
Certified Tree Risk Assessor (TRAQ)
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