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Memo -  

 
DATE:  June 28, 2005 
TO:  Planning Commission 
FROM: John McLaughlin, Director of Community Development 
RE: Ordinance Modification – Conservation Density Bonus for Residential 

Developments 
   
 
Under our current ordinances, there is a Conservation Density Bonus of up to 15% for new 
residential developments.  If new development conforms with a combination of the listed 
standards, they are deemed in compliance are granted in the increase in density. 
 
However, the standards (attached as part of this memo) are somewhat dated.  Some of the 
energy standards are now nearly the same as required by the building code, and others, such 
as those associated with water conservation, are difficult to enforce. 
 
Staff proposes that rather than use the system currently in the ordinance, that the City utilize 
the “Earth Advantage” program for the certification of homes complying with conservation 
standards.  This topic has been previously discussed with the Planning Commission, but we 
were waiting for the full implementation of the Earth Advantage program prior to making the 
ordinance change. 
 
The Earth Advantage program provides a broader and more comprehensive approach to 
conservation, addressing not only energy and water, but efficient use of resources, 
environmental quality, and healthier indoor air quality. 
 
As shown from the attached worksheet, developers must utilize several required measures, 
then achieve 50 points in each of the four categories – energy efficiency, healthier indoor air, 
environmental responsibility, and resource efficiency.  The worksheet shows the variety of 
choices available for obtaining points in each category.  Further, the City, through the 
Conservation Division, provides assistance on meeting the program goals.   
 
The City’s Conservation Division provides periodic inspections to ensure that all measure are 
properly installed in the homes.  Presently, the City also provides limited financial incentives for 
developers choosing to utilize the Earth Advantage program. 
 
We will have a representative of the Conservation Division at the study session should there 
be specific questions about the program.  
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Memo 

 
DATE:  August 9, 2005 
TO:  Ashland Planning Commission   
FROM: Dick Wanderscheid, Electric Director 
RE:  Earth Advantage Density bonus proposal 
 
 
 
At your June 28, 2005, Planning Commission Study Session, the Commission began a discussion about 
amending the section of the City’s Land Use Ordinance that allows density bonuses for resource 
efficient building practices. The City’s Conservation Staff attended but because I was out of town I 
unfortunately was not able to attend. 
 
The history of using the City’s Land Use ordinance to encourage energy efficient development goes 
back to the early 1980’s. I was a member of the Planning Staff when this initial idea was incorporated 
into the City Code. This was done because in Oregon local governments cannot adopt building code 
requirements that differ from the statewide building code. All base densities were rolled back and 
desirable development characteristics could then be added to developments to earn higher or original 
densities.  Energy Efficiency was one of the ways to earn bonuses and actually allowed for a 40% 
increase in density if the most thermally efficient measured was adopted. Back then we were in the 
throws of the late 70’s gas shortages and the Northwest was developing the first Power Plan for the 
region.  This Power Plan broke new ground as it was the first time in our nation’s history that a electric 
supply plan looked as Conservation as the most viable source of new energy supply for the increasing 
electric demand the region was projecting. Because this was before the personal computer revolution we 
actually had to develop a computer program that utilized the main frame computer at then SOSC that 
rated homes in BTU/Degree Day/ Square Foot. 
 
This program was very successful but in the early 1990’s the city’s interest in encouraging water 
conservation led to another change in the ordinance which included water use efficiency measures into 
the bonuses. We developed a simple table type system that allowed developers to earn points by doing 
measures that had a set numbers of points assigned to them. This changed was based on limited 
experience in water conservation and also an attempt to try and use a simple prescriptive approach that 
could capture energy and water savings. At this time the potential bonus was reduced to 15% instead of 
the sliding scale of up to 40% under the old approach. 
 
Also in the mid 1990’s the City began implementing the Super Good Cents program in partnership with 
the City’s Electric Power supplier, the Bonneville Power Administration.  This program, which was only 
available to homes with electric heating systems, focused on conserving electric space heating through 



 
Electric Dept.  Tel: 541-488-5357 
90 N Mountain St. Fax: 541-552-2436 
Ashland, Oregon 97520 TTY:  800-735-2900 
www.ashland.or.us 
 

building envelope improvements and air sealing techniques.  This program was quite successful as the 
vast majority of electrically heated homes participated in the program. 
 
 
As the price of electricity began to rise and the price of natural gas decreased, we began to see fewer 
new homes with electric heating systems installed, so Super Good Cents began to lose its effectiveness 
in improving the energy efficiency of Ashland’s new housing stock. Also because it didn’t include any 
water efficiency measures the City began exploring other programs that could achieve the City’s 
Resource Conservation goals.  The program we settled on was one that was under development by 
Portland General Electric and was called the Earth Advantage Program. It had the advantage of truly 
focusing on the many more resource conservation issues involved with building new homes, was heating 
system fuel blind and also was flexible enough to allow builders to utilize  many more options in 
achieving the requirements of the program. Because it was a new program and Ashland was the first 
utility purchaser of the program we were able to help shape the final design of the program requirements 
and also were allowed the option of strengthening program requirements if we desired. The City’s 
Conservation Commission also helped the Conservation Staff evaluate this program and concluded it 
was indeed the best fit for Ashland’s situation. 
 
We presented the details of this program to the City’s Planning Commission in a study session about  
1 ½ years ago in preparation for the proposed amendment to the City’s Land Use Ordinance that is 
currently before the Commission. Conservation Staff feels strongly that this proposed change should be 
endorsed by the Planning Commission and forwarded to the City Council for adoption.  Our current 
system while simple, is not working adequately, falls well short in our attempts to move the current 
practice up to higher resource conservation levels and results in difficulty in actual implementation. 
 
 
During the Study Session on June 28th some Commissioners expressed a concern about the complexity 
of the program and why it couldn’t be simpler. The truth is that building a new home is a complex 
endeavor and trying to increase its resource efficiency makes it even more complex. While we to would 
like a simple formula to accomplish this task, simplicity leads to less flexibility and makes it harder for 
builders to actually meet program requirements.  This is why we shopped the market exclusively before 
deciding on Earth Advantage.  We were trying to balance simplicity, flexibility and completeness and 
this program was the best fit under those parameters. We feel that search was successful because we 
now have certified six homes as meeting Earth Advantage program requirements and have another seven 
homes currently under construction. This demonstrates that the program is attractive and achievable by 
builders and also becoming more in demand by homebuyers. With this proposed Ordinance amendment 
we feel that we will see these numbers increased well beyond current levels. 
 
The final issue that needs addressing is the appropriateness of continuing to use the City’s Land Use 
Ordinance to foster the efficient use of resources. Staff feels that this issue is more important than back 
in 1981 when it was first implemented. As mentioned earlier, Ashland cannot adopt more stringent 
building code requirements than the State Building Code.  House built today will be using resources for 
at least the next 50-100 years.  If these home are not built right initially we will never be go back and do 
the task as well as during initial construction.  Earth Advantage achieves this goal but since it is a 
voluntary program significant participation is need to capture the majority of new homes.  The voluntary 
nature of the density bonus incentive helps us considerably as we attempt to get builders to take part in 
this program and thus get around our inability as a municipality to adopt a more stringent energy code.. 
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Second, we are in the midst of a ten year power supply contract to purchase electricity from the 
Bonneville Power Administration. Our next contract will undoubtedly contain either a fixed amount of 
lower cost BPA electricity with the city being responsible to find additional supplies from outside of 
BPA which will certainly be more expensive than our BPA allocation.  Or a two tier rate system where 
the lower priced allocation will be supplied by BPA and a second or higher cost tier also from BPA will 
be used to fulfill the remainder of our power supply needs.  In either case efficient homes will be money 
in the bank for current and future customers of the City’s electric utility.  Also future water supply issues 
that the city will face as more water is needed will benefit from water use efficiency features 
incorporated in home by the Earth Advantage Program.   
 
And finally this country’s continued reliance on non renewable fossil fuels that comes from outside the 
U.S. places this country in the inevitable position of not having control of our energy future. Anything 
we can do locally to reduce resource consumption is the right thing to do. The old saying “Think 
Globally-Act Locally” certainly applies here. Conservation Staff therefore, recommends that the 
Planning Commission endorse this proposed amendment and forward it to the City Council for their 
approval.  If anyone has questions or would like to discuss this prior to the meeting should feel free to 
give me a call at 552 2061. 
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 ASHLAND PLANNING DEPARTMENT 
 STAFF REPORT 
 

August 9, 2005 
 
 
PLANNING ACTION: 2005-00964 
 
APPLICANT: City of Ashland 
 
ORDINANCE REFERENCE:  18.24.040 B.  R-2 Bonus Point Calculations 
       18.28.040 B.  R-3 Bonus Point Calculations 
     18.88.040 B.  Performance Standards – Bonus 

Point Calculations  
 
REQUEST: An ordinance amending chapters 18.24, 18.28, and 18.88 of the Ashland Municipal 
Code Land Use Ordinance regarding Conservation Density Bonus Point calculations for 
residential development.  
 
I. Relevant Facts 
 

1) Background : 
 
A brief history of the establishment and amendment of Land Use Ordinance code 
provisions related to Bonus Points for resource efficient housing has been 
presented on an attached document (Appendix A). 
 
An initial study session with regards to amending the factors considered when 
awarding a density bonus for Conservation Housing was held approximately 1 ½ 
years ago. More recently, a study session was held on June 28, 2005 to discuss a 
proposed ordinance amendment that uses the “Earth Advantage” program as the 
means for complying with the density bonus provision. 
  
An amendment to the Land Use Ordinance is a Legislative Amendment 
(18.108.170), solely within the authority of the City Council. The Planning 
Commission is required to conduct a public hearing and recommend to the 
Council, approval, disapproval, or modification of the proposed amendment. 
  

 
2) Detailed Description of the Site and Proposal: 

 
A detailed history of Ashland’s attempts and successes at encouraging resource 
efficient development has been described in the attached memorandum (August 3, 
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2005) from Ashland Electric Director, Dick Wanderscheid. As the memorandum 
clearly points out, resource conservation through land use incentives has been an 
integral part of the Land Use Ordinance since the early 1980’s. As the 
community’s interests and values have evolved, so has the approach to resource 
conservation. Water use efficiency measures were added to the bonuses in the 
1990’s, and Staff developed a simple table type system that allowed developers to 
earn points by doing measures that had a set number of points assigned to them 
 
As the price of electricity increased and the price of natural gas decreased, City 
Conservation Staff with the assistance of the Ashland Conservation Commission 
starting examining other means for meeting the City’s Resource Conservation 
goals. Ultimately the Conservation Staff and Conservation Commission 
concluded that the Earth Advantage program was the best fit for Ashland.  
 
In Staff’s opinion, the simplicity of the current program results in the community 
falling short of the goal of achieving higher resource conservation. The Earth 
Advantage program is heating system fuel blind, while providing builders many 
more options in achieving the requirements of the program. 
 
The current density bonus systems allows for a 15% density increase for 
achieving a certain number of points based on a simplistic, limited table of 
options. The proposed, attached code amendment would provide a 15% density 
bonus for residential developments where 85% of the homes (after bonus point 
calculations) meet the requirements for certification under the Earth Advantage 
program. 

   
 
II. Project Impact 
 

The awarding of a density bonus for residential projects incorporating conservation 
measures has been a goal of the community, and has been codified within the Land Use 
ordinance for approximately 25 years. In an attempt to address potential impacts to 
neighborhoods resulting from the adoption of density bonuses, the City on more than one 
occasion has rolled back residential density requirements prior to the adoption density 
bonus code provisions. This has provided the building community with an incentive to 
achieve prior density allocations through the incorporation of bonus provisions allowed 
within the zoning district (i.e. conservation, open space, recreational amenities, 
affordable housing, etc.) 
 
Chapter XI – Energy, Air and Water Conservation - of Ashland’s Comprehensive Plan 
describes the community’s philosophy and principles with respect to the conservation of 
critical natural resources.  

 
The goals associated with Chapter XI – Energy, Air and Water Conservation – are 
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outlined as follows:  
 

GOALS: THE CITY SHALL STRIVE, IN EVERY APPROPRIATE WAY, TO REDUCE 
ENERGY CONSUMPTION WITHIN THE COMMUNITY. WATER CONSERVATION AND 
AIR QUALITY ENHANCEMENT SHOULD ALSO BE PROMOTED. PROGRAMS SHOULD 
ALSO BE PROMOTED. PROGRAMS SHOULD EMPHASIZE GREATER EFFICIENCY IN 
END USE, RATHER THAN SACRIFICES IN LIVING STANDARDS. 
 
IN GENERAL, POLICIES THAT EFFECT CHANGE THROUGH A COMBINATION OF 
ECONOMIC INCENTIVES AND PUBLIC EDUCATION SHALL BE CONSIDERED MORE 
APPROPRIATE THAN POLICIES INVOLVING STRICT LEGAL REQUIREMENTS OR 
MANDATES. 
 
THE CITY SHALL GIVE DUE ATTENTION TO ENERGY AND RESOURCE 
CONSERVATION AND AIR QUALITY ENHANCEMENT IN ALL PLANNING ACTIONS 
AND CITY ACTIVITIES. 
 

Chapter XI of the Comprehensive Plan identifies numerous Council policies relative to 
resource conservation and the establishment of programs and incentives to achieve this 
goal. These appear to endorse and encourage economic incentives and public education 
over strict legal mandates. Staff has identified one specific policy that recognizes the 
benefits of the bonus point code provision. The plan policy not only reflects the past 
success of such code provisions, but also clearly requires that these incentives “be 
preserved and maintained in future versions” of the land use ordinance.  

 
Policy      Implementing Ordinance 

 
XI-5 Land Use Planning and Zoning  18.88 Ashland Municipal Code 

 
A) The energy efficiency density bonuses in 
the City's performance standard ordinance 
have been very successful in encouraging 
new homes to be built more efficiently than 
Oregon building code requirements. This 
bonus shall be preserved and maintained in 
future versions of this code.  

 
 
III. Procedural - Required Burden of Proof 
 

The criteria for a legislative amendment to the land use ordinance are as follows: 
 
18.108.170. A.  It may be necessary from time to time to amend the text of the Land Use 
Ordinance or make other legislative amendments in order to conform to the comprehensive plan or 
to meet other changes in circumstances and conditions.  A legislative amendment is a legislative 
act solely within the authority of the Council. 
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IV. Conclusions and Recommendations 

 
Staff recommends that the Planning Commission recommend approval of the ordinance 
amendment to the City Council. 











ORDINANCE NO.  __________ 
 
 

AN ORDINANCE AMENDING CHAPTERS 18.24, 18.28, and 18.88 OF THE 
ASHLAND MUNICIPAL CODE – LAND USE ORDINANCE, REGARDING 

CONSERVATION DENSITY BONUS POINT CALCULATIONS FOR 
RESIDENTIAL DEVELOPMENT. 

 
 
THE PEOPLE OF THE CITY OF ASHLAND DO ORDAIN AS FOLLOWS: 
 
Additions are indicated in bold type, deletions in strikeout type. 
 
 
SECTION 1.  Section 18.24.040.B.3 of the Ashland Land Use Ordinance shall be 
modified as follows: 
 
“3.a.  Conservation Housing – a minimum of 85% of all homes or residential units 
approved for development, on the site after bonus point calculations, shall meet the 
minimum requirements for certification as an Earth Advantage home, as approved 
by the Ashland Conservation Division under the City’s Earth Advantage program. 
energy usage, water usage, and air quality requirements adopted in the Guidelines 
referred to in 18.88.090 – maximum 15% bonus.” 
 
SECTION 2.  Section 18.28.040.B.3 of the Ashland Land Use Ordinance shall be 
modified as follows: 
 
“3.a.  Conservation Housing – a minimum of 85% of all homes or residential units 
approved for development, on the site after bonus point calculations, shall meet the 
minimum requirements for certification as an Earth Advantage home, as approved 
by the Ashland Conservation Division under the City’s Earth Advantage program. 
energy usage, water usage, and air quality requirements adopted in the Guidelines 
referred to in 18.88.090 – maximum 15% bonus.” 
 
SECTION 3.  Section 18.88.040.B.3 of the Ashland Land Use Ordinance shall be 
modified as follows: 
 
“3.a.  Conservation Housing – a minimum of 85% of all homes or residential units 
approved for development, on the site after bonus point calculations, shall meet the 
minimum requirements for certification as an Earth Advantage home, as approved 
by the Ashland Conservation Division under the City’s Earth Advantage program. 
energy usage, water usage, and air quality requirements adopted in the Guidelines 
referred to in 18.88.090 – maximum 15% bonus.” 
 
 
The foregoing ordinance was first READ on the              day of                    , 2005,  



 
and  duly PASSED and ADOPTED this        day of                   , 2005. 
 
 
 
_____________ 
Barbara Christensen, City Recorder 
 
SIGNED and APPROVED this _____ day of __________, 2005. 
 
 
      _______________________ 
      John Morrison, Mayor 
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