Ashland Transit Triangle
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Demographics
Persons per Household by Tenure
e One-and two person
households represent a
large and growing
segment of the housing

40% 28%
market ’ ’

37% 44%

Owner Renter

B 4-or-more-person household

m 3-person household
2-person household
1-person household

Source: US Census, 2015 ACS



Housing Affordability

e Apartments are feasible at rents of $1,270 to $1,295 per
month, affordable to households at 120% of median

Income

e Units affordable below that rate require an incentive or

subsidy

* Workforce housing is considered 80% - 120% of median

Income Level Number of Persons in Family
1 2 B 4 5 6 7 8+
(E;ér;;nely Lowincome — «15060  $16240  $20,420  $24.600  $28.,780  $31,100 $33,250 $35,400
0
Low Income (50%) $18,800 $21,450 $24,150 $26,800  $28,950 $31,100 $33,250 $35,400
Income at 60% of
Vedian $22,560 $25,740 $28,980 $32,340  $34,740 $37,320 $39,900 $42,480
Moderate Income (80%)  $30,050 $34,350 $38,650 $42,900  $46,350 $49,800 $53,200 $56,650
Median Income (100%)  $37,600 $42,900 $48,300 $53,600  $57,900 $62,200 $66,500 $70,800
(o)
'M”Z‘(’jgi e L0 o $45,120 $51,480 $57,960 $64,320  $69,480 $74.,640 $79,800 $84,960
[0)
IEIISEL Sl @l $48880  $55,770  $62,790 $69,680  $75270  $80,860 $86,450 $92,040

Median

Source: City of Ashland Affordable Housing Income Limits, May 2017 - May 2018



Household Incomes Converted to Affordable
Monthly Rents (30% of income)

m | ess than $875

m $875to $1,250

m$1,250to0 $1,875
More than $1,875

Source: US Census, 2015 ACS



Monthly Rent Trends (July 2011-August 2017)
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What impacts development performance?

| and cost
e Market demand
e ZONIing standards } Cities can

influence these
New zoning &
incentives
Streetscapes, parks
and amenities

Land cost: $25 / sq. ft.
Construction cost: $135 / sq. ft.
residential; $145 / sq. ft. retail
Land + Construction cost: $160 sq.
ft. residential; $170 sq. ft. retail




Previous Findings

Issues:

* Projected commercial
rents are too low for new
construction

* Projected dwelling units

are primarily 1,000+ sq. ft.

The current code
contributes to that.

e Rental rates are not
affordable for median
Income households

Opportunities:

e RVTD Route 10 runs
through study area

e Development potential for
additional businesses and
housing

e Well-established public
facilities

e Shopping, services, and
neighborhoods within
walking distance



Existing Goals, Strategies, and Plans

A variety of City goals support the
consideration of a new approach to
land use and transportation in the
Transit Triangle. These goals can be
found in:

e 2015-2017 City Council Goals
e Ashland Climate & Energy Action

Plan

 Economic Development Strategy

e Ashland Comprehensive Plan |
> Economic DEVELOPMENT STRATEGY




Current Zoning in the Transit Triangle

The primary
(re)development
opportunities in the
Transit Triangle are
in four zones:
e Commercial (C-1)
e Employment (E-1)
e High Density
Multifamily (R-3)
 Low Density
Multifamily (R-2)

____
- e

City Zones

ZONING

P
E-1
M-1
R-1-10

R-1-5
R-1-T.5
. R2
N R
RR-5
50
—— RVTD Rout
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Pedestrian Place Overlay
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Detail Site Review Overlay




Streetscape Improvements

e Streetscape improvements will make the area more walkable
and desirable, thus increasing demand and leading to higher
achievable rents.

e Streetscape improvements include:
Traffic calming

S Sevrion A

e Safer and shorter crossings Strent Fumiibings draa
. Bicycle Parking
» Bike lanes i i
* On-street parking ] B 7 Tl [ovenorerciy s
 Street trees : '
e Lighting

= & L

Special Intersection
Pavement

& hgn i 5
Section B | |



Transit Improvements

* The Transit Triangle is
currently served by RVTD
Route 10

e 20 minute service 7am-bpm
Monday-Friday

e 30 minute service bam-7am,
5pm-7pm Monday-Friday
* 1 hour service Saturday

* Highest ridership line in RVTD
system

e Recent $5.3 billion
transportation bill will in part
be used to improve transit
service statewide, including

new and enhanced service for
RVTD




Current Zoning Standards

Current zoning standards encourage the development of large apartments,
townhomes, and condos at low density

Current Zoning R-2 R-3 E-1 C1
Height 35 ft.or2.5 35 ft.or 2.5 45 ft. or 45 ft. or
& stories stories 3 stories 3 stories

Parking Requirements 1-2 per unit 1-2 per unit [l SODORES | 2 [ UL

(office) sq ft (retail)
Allowed Residential 13.5 DU/Acre 20 DU/Acre 15 DU/Acre 30 DU/Acre
Density
Landscaped Area 35% 25% 15% 15%

Lot Coverage 65% 75% 85% 85%



Building Solutions

Fregonese Associates modeled a
three-story mixed-use building
prototype for an existing property on
Ashland St and Park St.

 Height - Up to 3 stories
 Landscaping - 20%
e Unit Limit - No limit (determined
by FAR rather than unit count)
 Parking - One space per unit, no
parking required for on-site retail
up to 1,250 sq ft

e Unit size - 650 to 700 sq ft
apartments and a small amount
of retail on the Ashland St.
frontage




Building Solutions

* A height experiment was conducted with 3, 4 and 5 story
buildings, with and without stepbacks, to determine
achievable density and average rents

3 44.5 48.7
4 51.1 55
5 56.2 60
3 $1,295
4 $1,282

5 $1,270



Implementation Recommendations

* Implement the Ashland Transit Triangle Overlay

* Intended to direct and encourage development of small, walkable
nodes. These nodes:

* Provide concentrations of gathering places, housing,
businesses, and pedestrian amenities

e Are situated and designed in a way that encourages walking,
biking, and transit use



Implementation - Recommended Zoning Changes

In the R-2 and R-3 Zones:

e Allow 3 story buildings with
stepback or articulation

* Reduce landscaping to 20%
e Limitintensity to 1.25 FAR
e Allow limited mixed-use

 Reduce parking for apartments
smaller than 800 sq ftto 1
space per unit

* Do not require parking in mixed
use buildings for first 1,250 sq
ft of commercial use

In the C-1 and E-1 Zones:

Allow 4 story buildings with
stepback or articulation if
adjacent to residential zones

Keep landscaping at 15%
Limit intensity to 1.5 FAR
Encourage mixed-use

Reduce parking for apartments
smaller than 800 sq ftto 1
space per unit

Do not require parking in mixed
use buildings for first 1,250 sq
ft of commercial use



Articulation vs. Stepback

e Both reduce building mass, each technique has its benefits,
Plav_ig _tboth achieves the desired outcome while adding
exibility

Articulation Stepback

=

Source: Kistler, Small and White



Map of zoning area
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Map of visualizations
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C-1 Zone
Ashland Street + Tollman Creek Road




C-1 Zone
Ashland Street + Tollman Creek Road




C-1 Zone
Ashland Street + Tollman Creek Road
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R-2 & R-3 Zones




R-2 & R-3 Zones




R-2 & R-3 Zones




R-2 & R-3 Zones




Vertical Housing Program

Along with zoning updates, the City should create a
Vertical Housing Development Zone in the Transit
Triangle

e Statewide property tax abatement program
e 10-year property tax exemption

e Up to 80% exemption per residential floor above
ground floor commercial

e City can establish the types of projects that
gualify for the tax exemption

 We recommend it only for projects that provide
20% of units affordable at 80% MFI



Vertical Housing Case Study - Milwaukie

e Adopted Vertical
Housing Development

Zone in December
2017

 First project using the
tax exemption is
expected to break
ground in early 2018

* Mixed use
development in
Downtown Milwaukie Learn more about Milwaukie’s VHDZ at:

* 110 Residential Units https://www.milwaukieoregon.gov/verticalhousing
e 7,300 sq. ft.
Commercial Space

BLOGK 37.MILWAURIE MIXED-USE



https://www.milwaukieoregon.gov/verticalhousing

Inclusionary Affordable Housing Tools

1. Inclusionary units can be 20% of units for projects of 20
units of more.

2. The income standard is 80% AMFI.

3.The City must provide the developer an option to pay a
fee-in-lieu of the affordable units.

4.The City must offer one of the following financial
incentives:

a. Fee waivers*

b. SDC waivers*

c. Finance based incentives

d. Property tax exemptions

5.The City can offer a series of zoning incentives:
a. Density adjustments*
b. Expedited service for local permitting processes

c. Modification of height, floor area or other site-
specific requirements

d. Other incentives as determined by the city or
county

The legislation also allows the City to impose a 1%
construction excise tax to fund affordable housing

Jll_" Y Tk X1
. LaPine, O

*City currently provides these incentives




Community Outreach

The project team held a number
of community events, including:

e Stakeholder Interviews

Developer Roundtables

A Community Open House

Online Outreach and Surveys

Planning Commission
Briefings

City Council Work Session

RECOMMENDED

ZONING CHANGES

cccccccc
ccccccccc

LT " 2 ; P T TR
e AFFORDABLE
walking,

Inthe A2 and R3
L Aow 3 story
2

HOUSING




Online Survey Results

e Survey emailed to open house attendees and
posted on project website

e 24 responses

Ashland Transit Triangle Survey

The Ashland Transit Triangle

S L

The Transit Triangle is comprizad of Ashland Strect aleng the noth edge, Siskivau Boulevard on the southwest side, and Tolman Creck Raad on the casiem adge.
This area includes a sizable amount of davalopment potantial for addifional businesses and housing. Wall esfablished neighborhoods are within walking distanca,
andd the arca is served by tha Rogue Valley Transpartatien District (RVTD).




8.Should we invest in sidewalks, bike routes, and more crossings to improve
safetyinthe Transit Triangle?

4% l don't know

17% No investment needed

52% Yes,as a high priority

26% Yes,as a low priority




9.The Transit Triangle isagood place for more housing

13% Strongly disagree

4% Neutral \

21% Somewhat agree

63% Strongly agree



10. Itisimportant to provide affordable housing inthe Transit Triangle

17% Strongly disagree

4% Somewhat disagree
42% Strongly agree

8% Neutral

29% Somewhat agree



11. Are youinfavor of 3-4 story, mixed-use development in the Transit
Triangle?

17% Strongly disagree

8% Somewhat disagree

4% Neutral

4% Somewhat agree
67% Strongly agree



12.If you could do just one thing for the Transit Triangle, what would be your
top priority?

4% Attract new businesses

17% Nothing, it's fine the way it
is

13% Other

54% Attract new housing

13% Improve streets and
sidewalks



13. Whichimage do you like BEST?

Four story building without stepback - 32%

Four story building with stepback - 27%

None of
the above

None of these - 14%




14. Whichimage do you like BEST?

Four story building with stepback - 30%

None of
the above

None of these - 9%




Ashland Transit Triangle
Infill Strategies Project
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