
Date:

Jurisdiction:

Local file no.:

DLCD file no.:

01/12/2015

City of Hood River

2014-34

002-14

The Department of Land Conservation and Development (DLCD) received the attached notice of 
adopted amendment to a comprehensive plan or land use regulation on 12/29/2014. A copy of the 
adopted amendment is available for review at the DLCD office in Salem and the local government 
office. 

Notice of the proposed amendment was submitted to DLCD less than 35 days prior to the first 
evidentiary hearing.

Appeal Procedures

Eligibility to appeal this amendment is governed by ORS 197.612, ORS 197.620, and 
ORS 197.830. Under ORS 197.830(9), a notice of intent to appeal a land use decision to LUBA 
must be filed no later than 21 days after the date the decision sought to be reviewed became final. 
If you have questions about the date the decision became final, please contact the jurisdiction that 
adopted the amendment. 

A notice of intent to appeal must be served upon the local government and others who received 
written notice of the final decision from the local government.  The notice of intent to appeal must 
be served and filed in the form and manner prescribed by LUBA, (OAR chapter 661, division 10).  

If the amendment is not appealed, it will be deemed acknowledged as set forth in 
ORS 197.625(1)(a).  Please call LUBA at 503-373-1265, if you have questions about appeal 
procedures.

If you have questions about this notice, please contact DLCD’s Plan Amendment Specialist at 503-
934-0017 or plan.amendments@state.or.us

DLCD Contact

NOTICE OF ADOPTED CHANGE TO A
COMPREHENSIVE PLAN OR LAND USE REGULATION

mailto:plan.amendments@state.or.us


DLCD FORM 2 NOTICE OF ADOPTED CHANGE 
TO A COMPREHENSIVE PLAN OR 

LAND ·usE REGULATION 

FORDLCD USE 

File No.: 

Received: 

Local governments are required to send notice of an adopted change to a comprehensive plan or land use regulation 
no more than 20 days after the adoption. (See OAR 660-018-0040). The rules require that the notice include a 
completed copy ofthis form. This notice form is not for submittal of a completed periodic review task or a plan 
amendment reviewed in the manner of periodic review. Use Form 4 for an adopted urban growth boundary 
including over 50 acres by a city with a population greater than 2,500 within the UGB or an urban growth boundary 
amendment over 100 acres adopted by a metropolitan service district. Use Form 5 for an adopted urban reserve 
designation, or amendment to add over 50 acres, by a city with a population greater than 2,500 within the UGB. Use 
Form 6 with submittal of an adopted periodic review task. 

Jurisdiction: City of Hood River 

Local file no.: 2014-22 

Date of adoption: 12/22/2014 Date sent: 12/29/2014 

Was Notice of a Proposed Change (Form 1) submitted to DLCD? 
Yes: Date (use the date of last revision if a revised Form 1 was submitted): 10/28/2014 
No 

Is the adopted change different from what was described in the Notice ofProposed Change? Yes No 
If yes, describe how the adoption differs from the proposal: 

The Watefront Overlay Zone text was amended to change designs standards, maximum footprint, and allowed 

uses. There were also three (3) parcels that were rezoned from General Commercial (C-2) to Light Industrial (LI) 
within the Waterfront Overlay Zone boundary. 

Local contact (name and title): Cindy Walbridge 

Phone: (541) 387-5217 

Street address: 2112nd Street 

E-mail: ci n dy@ci. hood-rive r.or. us 

City: Hood River 

PLEASE COMPLETE ALL OF THE FOLLOWING SECTIONS THAT APPLY 

For a change to comprehensive plan text: 

Zip: 97031-

Identify the sections of the plan that were added or amended and which statewide planning goals those sections 
implement, if any: 

N/A 

For a change to a comprehensive plan map: 
Identify the former and new map designations and the area affected: 

Change from C-2 to Ll 1. 77 acres. A goal exception was required for this change. 

Change from to acres. A goal exception was required for this 
change. 

Change from to acres. A goal exception was required for this 
change. 

Change from to acres. A goal exception was required for this change. 

Location of affected property (T, R, Sec., TL and address): 3N lOE 25 tax lots 127 (portion) and 128 (portion of} 

The subject property is entirely within an urban growth boundary 

http://www.oregon.gov/LCD/Pages/forms.aspx Form updated November 1, 2013 
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The subject property is partially within an urban growth boundary 

If the comprehensive plan map change is a UGB amendment including less than 50 acres and/or by a city with a 
population less than 2)500 in the urban area, indicate the number of acres of the former rural plan designation) by 
type. included in the boundary. 

Exclusive Farm Use- Acres: Non-resource -Acres: 

Forest- Acres: Marginal Lands - Acres: 

Rural Residential - Acres: Natural Resource/Coastal/Open Space- Acres: 

Rural Commercial or Industrial - Acres: Other: - Acres: 

If the comprehensive plan map change is an urban reserve amendment including less than 50 acres, or 
establishment or amendment of an urban reserve by a city with a population less than 2,500 in the urban area, 
indicate the number of acres, by plan designation, included in the boundary. 

Exclusive Farm Use- Acres: Non-resource -Acres: 

Forest- Acres: MarginaJ Lands -Acres: 

Rural Residential -Acres: Natural Resource/CoastaJ/Open Space- Acres: 

Rural Commercial or Industrial -Acres: Other: - Acres: 

For a change to the text of an ordinance or code: 
Identify the sections of the ordinance or code that were added or amended by title and number: 

Adoption of a new chapter to the Hood River Municipal Code: 17.03.130 Waterfront Overlay Zone 

For a change to a zoning map: 
Iderttify the former and new base zone designations and the area affected: 

Change from C-2 toLl Acres: 1.77 

Change from to Acres: 

Change from 

Change from 

to 

to 

Acres: 

Acres: 

Identify additions to or removal from an overlay zone designation and the area affected: 

Overlay zone designation: Waterfront Overlay Acres added: 46 acres Acres removed: 

Location of affected property (T. R. Sec., TL and address): 

List affected state or federal agencies, local governments and special districts: ODOT and Port of Hood River 

Identify supplemental information that is included because it may be useful to inform DLCD or members of the 
public ofthe effect ofthe actual change that has been submitted with this Notice of Adopted Change, if any. Ifthe 
submittal, including supplementary materials, exceeds 100 pages, include a summary oqhe amendment briefly 
describing its purpose and requirements. 

Notice of Decision, Implementing Ordinance with Attachments and Findings of Fact 

http://www.oregon.gov/LCD/Pages/forms.aspx -2- Form updated November 1, 2013 



December 29, 2014 

NOTICE OF CITY COUNCIL DECISION 

TO: All Participating Parties 
FROM: Cindy Walbridge, Planning Director 
SUBJECT: Legislative Code Amendments- File No. 2014-22 (Ordinance No. 20 15) 

DATE OF DECISION: The Hood River City Council read Ordinance No. 2015 for the second 
time on Monday, December 22, 2014. The ordinance shall take effect on January 21, 2015 (the 
31st day following the second reading). 

DESCRIPTION OF ACTION: The City Council approved legislative code amendments as 
addressed in Ordinance No. 2015. The amendments include: 

A. Amendments to the Hood River Municipal Code (HRMC) to add a new chapter to 
the Zoning Ordinance, Chapter 17.03.130, Waterfront Overlay Zone. 

B. Amend the Comprehensive Plan and Zoning Map to add an overlay zone called 
Waterfront Overly Zone affecting the following properties (see "B" on Exhibit "A" 
reference map): 

1. Land not1h ofPortway Ave. including The Hook and 3N10E25 Tax Lots 112, 113, 
114, 122 and a portion of 100; 

2. Portway Ave. and all lots/parcels adjacent to the southern boundary of the Partway 
Ave. right-of-way that are located east ofN. 81

h St. including 3N10E25 Tax Lots 124, 
125, 126 and 127; 

3. All lots/parcels adjacent to the westem boundary of theN. 2nd St. right-of-way that 
are located south ofPortway Ave. and north of Riverside Dr. including 3NlOE25 Tax 
Lot 127 (Parcel2 ofCS No. 2012-031), the eastern 363.98 feet ofTax Lot 128 (Lot 5 
ofthe Waterfront Business Park Subdivision, CS No. 2009-055), the eastern 165 feet 
of Tax Lot 108 (CS No. 2009-012), and Tax Lot 132; 

4. 3N10E25 Tax Lot 120 (CS No. 2009-012) located north of Riverside Dr. and west of 
N. 2nd St.; 

5. 3N10E25DB Tax Lots 500,600,700,800 and 900 located south ofRiverside Dr. and 
east ofN. 2nd St. (CS Nos. 97068 and 2014-007); 

6. All lots/parcels between N. 2nd St. and the Nichols Boat Basin including 3N 1 OE25 
Tax Lots 102, 109, 115 and 133. 

N:\Planning\Noticcs\Lcgislativc\Noticc ofCC Decision\14-22 Notice of Decision Waterfront Refinement l'lan.doc 



This area includes lands owned by the Port of Hood River, Ryan Holdings, Inc., Parkside 
Lands LLC, and Fluvian, Inc. 

C. Amend the Comprehensive Plan and Zoning Map to rezone property designated as 
Parcel #1 (19,145 square feet) and Parcel #2 (23,445 square feet) of City Prutition File No. 
2014-13 which is located at the southwest comer ofN. 2nd St. and Portway Ave. from 
General Commercial (C-2) to Light Industrial (Ll). This property is owned by the Port of 
Hood River and is vacant. (See "C" on Exhibit "A" maps): 

D. Rezone Lot 5 of the Waterfront Business Park Subdivision (3N10E25 Tax Lot 128), 
from General Commercial (C-2) to Light Industrial (LI). This lot is located at the southwest 
comer ofN. 2nd Street and Anchor Way, owned by the Port of Hood River and is vacant 
with the exception of a storm water facility. Approximately 0.17 acre of the 0 .96-acre lot 
was rezoned from General Commercial (C-2) to Light Industrial (LI) through Ordinance No. 
2012. The current proposal rezones the remainder of the lot so that it is zoned Light 
Industrial (LI) in its entirety. (See "D" on Exhibit "A" maps). 

E. Remove the following condition associated with Zone and Comprehensive Plan 
Map Change Pile No. 98-24 (Ordinance 1762) from the General Commercial (C-2) portion 
of Parcel 3 of County Survey No. 2012-031 (3N10E25 Tax Lot 126): "The use of the 
subject property will be limited to the specific use as identified in the need- Expo Center, 
parking lot, Conference Center, Visitor's Center and Chamber of Commerce. This 
condition can be removed upon approval of the proposed commercial designation of the 
subject properties through the legislative rezones tbr the Waterfront Plan." The affected 
property is located on the south side of Portway Ave. between N. 2"d St. and N. 8th St. and 
the building on the site includes tenant Solstice Wood Fire Cafe. (See "E" on Exhibit "A" 
maps): 

A copy of the findings of fact as well as a copy of all documents and evidence in the record on 
which the decision is based are available for inspection at no cost and copies will be provided at the 
cost of $.39 per page at City Hall, 211 2nd Street, Hood River, Oregon, between the hours of 8 a.m. 
and 5 p.m., Monday through Friday excluding holidays. 

APPEAL: The decision of the City Council shall be final unless the decision is appealed to the 
Land Use Board of Appeals in accordance with the appeal procedures in Oregon Revised 
Statutes 197.830-197.860. 

Please call or email me at (541) 387-5217or cindy@ci.hood-river.or.us if you have any questions. 

N:\Planning\Notices\Legislativc\Notice ofCC Dt:cision\14-22 Notice of Decision Wnterfront Refinement Plan.doc 



BEFORE THE CITY COUNCIL 
FOR THE CITY OF HOOD RIVER, OREGON 

ORDINANCE NO. 2015 

An ordinance adopting Chapter 17.03.130, Waterfront Overlay Zone, to the Hood River 
Municipal Code; amending the Comprehensive Plan and Zoning Map to rezone 

specified properties in the overlay zone from General Commercial (C-2) to Light 
Industrial (LI); and amending Ordinance No. 1762 to remove restrictive use language. 

The Hood River City Council finds as follows: 

WHEREAS, the Port of Hood River has expended considerable resources and effort 
phuming its remaining waterfront assets, and it has engaged the public in discussion 
of Lot 1 as a whole and the design of"Zone C" of Lot 1 in particular; and 

WHEREAS, the community has r~ached a level of understanding of the possibilities 
of these lands and can now build upon all the previous work to create a Refinement 
Plan for the waterfront. This refinement plan affects areas known as Lot 1, the Expo 
Site, the Event Site, the Luhr Jensen Building, the Waterfront Park, the Western 
Power Building, and the Hook (see Exhibit "A" reference map); and 

WHEREAS, as some of the last pieces of the land use puzzle are being placed, it 
becomes more apparent that a series of individual lot specific planning activities will 
not result in a desired comprehensive planned approach to this area. Such a quasi­
judicial process involving the Hood River Planning Commission and City Council 
would be expensive and focused on a piecemeal lot by lot approach. The City is 
interested in a collaborative approach with the Port that is comprehensive of all issues 
in the greater area; and 

WHEREAS, the City Council voted on May 12, 20 14 to address the changes to the 
Port property through a legislative process; and 

WHEREAS, a consultant was hired and a project advisory committee (PAC) was 
assembled of representatives of the Port and City and interested citizens to draft a 
"Waterfront Overlay Zone"; and 

WHEREAS, the PAC met for five consecutive weeks to draft the ''Waterfront 
Overlay Zone" and to consider zone changes (see Exhibit "A" zone change map), and 
their recommendation was sent to the Planning Commission; 

WHEREAS, the Department of Land Conservation and Development (DLCD) was 
notified on October 28, 2014 tor a December 1, 2014 public hearing before the 
Planning Conunission. Hearings were held before the Planning Commission on 
December t, 2014 and December 8, 2014; and 

Ordinance No. 2015- Page I 



WHEREAS, the Hood River County Planning Commission, after reviewing the 
PAC's recommendation and considering public testimony and staff reports, 
recommended that the Hood River City Council adopt the components of the 
Waterfront Refinement Plan subject to amendments; 

WHEREAS, the Hood River City Council held a duly noticed public hearing on the 
Planning Commission's recommendation at the Council's December 15,201 4 
meeting at which time the Council accepted written and oral testimony; and 

WHEREAS, the Hood River City Council deliberated at its December 15th meeting, 
after which a majority voted in favor of adoption of amendments to the City's 
Comprehensive Plan and Zoning Map; the Hood River Municipal Code; and to 
amend Ordinance No. 1762. 

NOW, THEREFORE, the Hood River City Council Ordains as follows based upon 
the Findings of Fact and Conclusions of Law set forth in Exhibit "B" which is 
approved and hereby incorporated by reference as follows; 

A. Amendments to the Hood River Municipal Code (HRMC) to add a new chapter 
to the Zoning Ordinance, Chapter 17.03.130, Waterfront Overlay Zone. 

B. Amend the Comprehensive Plan and Zoning Map to add an overlay zone called 
Waterfront Overly Zone affecting the following properties (see ''B" on Exhibit "A" 
reference map): 

1. Land north ofPortway Ave. including The Hook and 3N l OE25 Tax Lots 112, 
113, 114, 122 and a portion of I 00; 

2. Partway Ave. and all lots/parcels adjacent to the southern boundary of the 
Partway Ave. right-of-way that are located east ofN. 81

h St. including 3NlOE25 
Tax Lots 124, 125, 126 and 127; 

3. All lots/parcels adjacent to the western boundary of theN. 21111 St. right-of-way 
that are located south ofPortway Ave. and north of Riverside Dr. including 
3N10E25 Tax Lot 127 (Parcel2 ofCS No. 2012-031), the eastern 363.98 feet of 
Tax Lot 128 (Lot 5 ofthe Waterfront Business Park Subdivision, CS No. 2009-
055), the eastern 165 feet ofTax Lot 108 (CS No. 2009-012), and Tax Lot 132; 

4. 3Nl OE25 Tax Lot 120 (CS No. 2009-0 12) located north of Riverside Dr. and west 
ofN. 2nd St.; 

5. 3N10E25DB Tax Lots 500, 600, 700, 800 and 900 located south of Riverside Dr. 
and east ofN. 2nd St. (CS Nos. 97068 and 2014-007); 

6. All lots/parcels between N. 2nd St. and the Nichols Boat Basin including 3NlOE25 
Tax Lots 102, 109, 115 and 133. 

This area includes lands owned by the Port of Hood River, Ryan Holdings, Inc., 
Parkside Lands LLC, and Fluvian, Inc. 
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/Ill 

C. Amend the Comprehensive Plan and Zoning Map to rezone property designated 
as Parcel #1 (19,145 square feet) and Parcel #2 (23,445 square feet) ofCity Partition File 
No. 2014-13 which is located at the southwest corner ofN. 2"11 St. and Portway Ave. 
from General Commercial (C-2) to Light Industrial (Ll). This property is owned by the 
Port of Hood River and is vacant. (See "C" on E'chihit "A" maps): 

D. Rezone Lot 5 of the Waterfront Business Park Subdivision (3NIOE25 Tax Lot 
128), from General Commercial (C-2) to Light Industrial (Ll). This lot is located at the 
southwest corner ofN. 2"d Street and Anchor Way, owned by the Port of Hood River 
and is vacant v.ri.th the exception of a storm water facility. Approximately 0.17 acre of 
the 0.96-acrc lot was rezoned from General Commercial (C-2) to Light Industrial (LI) 
through Ordinance No. 2012. The current proposal rezones the remainder of the lot so 
that it is zoned Light lndusttial (LT) in its entirety. (See uD" on Exhibit "A" maps). 

E. Remove the follo·wing condition associated with 7one and Comprehensive Plan 
Map Change File No. 98-24 (Ordinance 1762) from the General Commercial (C-2) 
portion ofParcel3 ofCmmty Survey No. 2012-031 (3N10E25 Tax Lot 126): "The use 
of the subject property will be limited to the specific use a~ identified in the need- Expo 
Center, parking lot, Conference Center, Visitor's Center and Chamber of Commerce. 
This condition can be removed upon approval of the proposed commercial designation 
of the subject properties through the legislative rezones for the Waterfront Plan." The 
affected property is located on the south side ofPortway Ave. between N. 2nd St. and N. 
8th St. and the building on the site includes te:nant Solstice Wood Fire Cafe. (See t'E" on 
Exhibit "A'' maps): 

Read for the First Time this 15th day of December, 2014 
Read for the Second Time and approved this 22nd day of December 2014. 
This ordinance shall take effect on the 31st day following the second reading. 

AYES: {_p 

NA YS: _ __;O~-­
ABSTAIN:_O=-:-__ 
ABSENT: _ _._ __ 

ATTEST: Approved as to form: 

Daniel Keams, City Attorney 

Ordinance No. 2015- Page 3 
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BEFORE THE CITY OF HOOD RIVER PLANNING COMMISSION 
HOOD RIVER, OREGON 

In the matter of Amendments) 
To the Hood River Municipal) 
Code: To add Chapter) 
17.03.130 Waterfront Overlay) 
Zone and rezone of certain) 
Waterfront area lands) 

I. GENERALINFORMATION: 

FINDINGS AND CONCLUSIONS 

A. REQUEST: A hearing to consider amendments to the Hood River Municipal Code, Comprehensive 
Plan and Zoning Map (File No. 2014-22) through Ordinance No. 201 5, including: 

1. Amendments to the Hood River Municipal Code (HRMC) to add a new chapter to the Zoning 
Ordinance, Chapter 17.03.13 0 Waterfront Overlay Zone: 

2. Chapter 17.03.130 Waterfront Overlay Zone: 
a. Allows a very 1imited amount of commercial use on certain industrial sites. 
b. Establishes design standards for new commercial and industrial uses. 
c. Establishes design standards and public access requirements for the Waterfront Trail. 

3. Amend the Comprehensive Plan and Zoning Map to add an overlay zone called Waterfront Overly 
Zone affecting the following properties (see attached map): 

• Land north of Partway Ave. including The Hook and 3N 1 OE25 Tax Lots I 12, 113, 114, I 22 
and a portion of I 00; 

• Partway Ave. and all lots/parce ls adjacent to the southern boundary of the Portway Ave. right­
of-way that are located east ofN. 81

h St. including 3N 1 OE25 Tax Lots 124, 125, 126 and 127; 
• All lots/parcels adjacent to the western boundary of theN. 2nd St. right-of-way that are located 

south ofPortway Ave. and north of Riverside Dr. including 3N1 OE25 Tax Lot 127 (Parce12 of 
CS No. 2012-031), the eastern 363.98 feet of Tax Lot 128 (Lot 5 of the Waterfront Busi ness 
Park Subdivision, CS No. 2009-055), the eastern 165 feet ofTax Lot 108 (CS No. 2009-0 12), 
and Tax Lot 132; 

• 3N10E25 Tax Lot 120 (CS No. 2009-012) located north of Riverside Dr. and west of N. 2nd St.; 
• 3Nl0E25DB Tax Lots 500,600, 700, 800 and 900 located south ofRiverside Dr. and east ofN. 

2nd St. (CS Nos. 97068 and 201 4-007); 

• All lots/parcels between N. 2nd St. and the Nichols Boat Basin including 3NIOE25 Tax Lots 
102, 109, 115 and 133. 

This area includes lands owned by the Port of Hood River, Ryan Holdings, Inc., Parkside Lands 
LLC, and Fluvian, Inc. 

4. Amend the Comprehensive Plan and Zoning Map to rezone property designated as Parcel #1 
( 19,145 square feet) and Parcel #2 (23,445 square feet) of City Partition File No. 2014-13 which is located 
at the southwest corner ofN. 2nd St. and Portway Ave. from General Commercial (C-2) to Light Industrial 
(LI). This property is owned by the Port of Hood River and is vacant. 

ORDINANCE NO. 2015 

Exhibit 8 
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5. Rezone Lot 5 ofthe Waterfront Business Park Subdivision (3N10E25 Tax Lot 128), from General 
Commercial (C-2) to Light Industrial (LI) . This lot is located at the southwest comer ofN. 2"d Street and 
Anchor Way, owned by the Port of Hood River and is vacant with the exception of a stonn water facility. 
Approximately 0.17 acre of the 0.96-acre lot was rezoned from General Commercial (C-2) to Light 
Industrial (U) through Ordinance No. 2012. The current proposal rezones the remainder of the lot so that 
it is zoned Light Industrial (Ll) in its entirety. 

6. Confinn application of General Commercial (C-2) Zoning to a portion of Parcel 3 of County 
Survey No. 2012-031 (3Nl OE25 Tax Lot 126). The property is located on the south side ofPortway Ave. 
between N. 2nd St. and N. gth Stand the building on the site includes tenant Solstice Wood Fire Cafe. 

Approximately 28,502-square feet of the 35,015-square-foot parcel is zoned General Commercial (C-2) 
subject to conditions. The remaining 6,513 -square feet of the parcel is zoned Light Industrial (LI). 

In 1998, following approval of Zone Change File No. 98-24, Ordinance No. 1762 was adopted including 
the following condition: "The use of the subject property will be limited to the specific use as identified in 
the need- Expo Center, parking lot, Conference Center, Visitor's Center and Chamber of Commerce. 
This condition can be removed upon approval of the proposed commercial designation of the subject 
properties through the legislative rezones for the Waterfront Plan." This condition limiting uses affects 
the subject parcel. 

The condition of Ordinance No. 1762 limiting uses on the fonner Expo Center site is being removed in 
association with adoption of the current Waterfront Refinement Plan (Ordinance No. 2015). As such, 28,502-
square feet of the parcel will be zoned General Commercial (C-2) with no limiting conditions, and 6,513-square 
feet will remain zoned Light Industrial (LI). 

B. APPLICANT: City ofHood River 

C. APPLICABLE HOOD RIVER MUNICIPAL CODE (HRMC) CRITERIA: 
1. 17.08.020 - Legislative Zone Changes and Plan Amendment Criteria 
2. 17.09.050 - Legislative Actions 
3. Oregon Statewide Planning Goals 

D. COMMENTS: Property owners entitled to notice pursuant to ORS 227.186 were notified of this request. 
Notice also was published in the Legal Notices section of the Hood River News. 

A Project Advisory Corrunittee was fanned of interested citizens, (2) City Councilors, (1) Planning 
Commissioner; and (1) Port Commissioner to work with the Port and City Staff and a consultant to 
prepare a plan for review by the Planning Commission. The correspondence they received and body of 
their work will be forwarded to the PC. 

E. AGENCY COMMENTS: The Oregon Department of Land Conservation and Development (DLCD) 
and the Oregon Depat1ment ofTransportation (ODOT) were notified of this request. No comments were 
submitted prior preparation of the findings and conclusions. 

F. HISTORY: 
1. City Council authorized the staff to hire a consultant to assist in the preparation of a Waterfront 

Refinement Plan on May 12, 2014. 
2. Joint City/ Port open house to discuss upcoming Waterfront Refmement Plan project on September 30, 

2014. 
3. Waterfront Advisory Committee met on October 22,2014, October28, 2014, November 5, 2014, 

November 11 , 20 14 and November 21, 20 14. 
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4. Notice of Proposed Amendment mailed to DLCD on October28, 2014. 
5. ORS 227.1 86 (BM56) notices mailed to property owners on November21, 2014. 
6. Notice of proposed municipal code amendments published in the Legal Notices section of Hood River 

News on November 26, 2014. 
7. Planning Commission work session held November 24, 2014 
8. Planning Commission hearing held on December I , 2014 
9. City Council hearing held for December 15, 2014 and Ordinance 2015 read for the first time. 
I 0. City Council to read Ordinance 2015 for the 2nd and final time on December 22, 2014. 

G. ATTACHMENTS: 

1. Attachment "A"- HRMC 17.03.130 
2. Attachment ''B"- Map amendments 
3. Attachment "C"- Testimony from the Planning Commission and Council hearings 
4. Attachment "D"- Hood River Waterfront Amendments Trip Generation from OKS Engineering 
dated December 12, 2014. 

IT. BACKGROUND 

The Waterfront district has changed significantly over the last 75 years. The Port of Hood River provides a 
comprehensive history of development of the Waterfront district at 
www.portofuoodriver.com/infolhistory.php, summarized in part and augmented with zone-change 
information as follows: 
• 1933: Port of Hood River established as a part of the Bonneville Dam Project. 
• 1960s: Fill completed at the second waterfront site located west of the Hood River. 
• 1970: Fill completed at third site in the Marina Park area and general improvements began. Waterfront 

Industrial Park businesses included Luhr Jensen, Western Power Products, Hood River Distillers and 
Jantzen. 

• 1975: First Port of Hood River Waterfront Plan produced. 
• 1980: With the adoption of the City's Comprehensive Plan, property north oflnterstate 84 and west of 

the "Boat Basin" was zoned Light Industrial, property surrounding the Boat Basin was zoned Industrial, 
and property surrounding the Hood River (SR-35) Bridge was zoned General Commercial. 

• 1983: Hood River Waterfront Plan, Phase I, set waterfront development in process. 
• 1989: Cruise ships began stopping at the commercial dock. Hood River Waterfront Plan updated. 
• 1993: Clark Door building began its transformation into Expo Center exhibition hall and Visitors 

Center. Commercial use of the property was permitted in the Light Industrial zone at that time. 
• 1997: City changed Light Industrial zone to prohibit commercial uses. 
• 1998: Zone change approved on the Expo Center property (3N l OE25 Tax Lots 116, 117, 118) from 

Light Industrial to General Commercial (File No. 1998-24, Ordinance No. 1762). Planning 
Commission adopted conditions of approval limiting use of the property to the Expo Center, Visitor's 
Center, Parking (west side) and Conference Center with an expectation that these conditions would 
become null if/when the Waterfront Master Plan was adopted. 

• 1999: Zone change approved on the Hattenhauer property near the southwestern corner of Boat Basin 
(3N 1 OE25DC#200) from Light Industrial to General Commercial {file No. 1999-10, Ordinance No. 
1772). Approval was based on historic use as vehicle service station. 

• 2006: Zone change approved for the Nichols Boat Works property (3N10E25DB Tax Lots 100 and 
200) from Industrial to General Commercial. The Planning Commission found that the rezone would 
allow uses associated with recreation such as restaurants, recreational rental, hotels and similar 
amenities for tourists and recreational users, and that it was consistent with the City's 1999 Goal9 
inventory which identified a need fo r 8 acres of lodging development including approximately 275 
lodging rooms. 
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• 2007: Port developed Waterfront Development Strategy. 
• 2010: Zone change approved for the western edge of the Boat Basin (3N IOE25 Tax Lots 100, 102, 

109, 115 and 500) from Industrial to Light Industrial (File No. 2010-17, Ordinance No. 1989). 
• 2011: City conducted an Economic Opportunities Analys is (EOA) under Stat~wide Planning Goal 9 

(Economic Development), was adopted by the City Council (Ordinance 1994). 
• 20 12: Port initiated planning process for "Lot 1" on Waterfront resulting in three development 

concepts and a market research paper considering potential development scenarios. 
• 2014: Port receives grant for trail improvements and initiates Nichols Basin West Edge Trail Planning 
• 2014: City Council initiates Waterfront Refinement Plan project 

Waterfront Refinement Planning 

Since the land was created from dredge spoils and rock in the 1960s it has been zoned, described in the 
city's Comprehensive Plan, rezoned, subject of attempts at a waterfront "master plan," subject of several 
comprehensive planning processes by the Port District, subject of lawsuits and initiative petitions. 

These processes have considered fundamental issues: 
• the balance between employment lands, recreation spaces, and habitat 
• viewsheds 
• vehicular and non-vehicular transportation 
• building height, setbacks, design standards 
• acceptable uses in each zone 
• parks and trails 

Recently, the Port has expressed an interest in rezoning the Expo Center parcel, and their ongoing planning 
process for "Lot 1" (East ofN. Second Street) presumes additional zone changes. The Port has expended 
considerable resources and effort planning their remaining waterfront assets, and they have engaged the 
public in discussion of Lot 1 as a whole and the design ofNichols Basin waterfront in particular. 

As some of the last pieces of the land use puzzle are being placed, it has become apparent that a series of 
individual lot specific quasi-judicial decisions would not result in a desired comprehensive planned 
approach to this area. Given this, the City initiated a legislative process so that the interaction and 
relationship of the parcels could be considered. Rather than start from scratch, this planning process is 
intended to build upon or "refine" all the previous work to resolve the outstanding issues for this area. 

Project Advisory Committee 

The project advisory committee (PAC) was appointed by the City Council on October 22,2014, October 28, 
2014, November 5, 2014, November 11,2014 and November 21,2014. Participants included: Jaime Athas, 
Gary Bushman, Stephen Ford, Kate McBride, Victor Pavlenko, Heather Staten, Mark Zanmiller, Rich 
McBride and Steve Gates (alternate). The PAC met five times (1 0/22, I 0/28, 11/5, 11 / 11, and 11 /21) to 
review a preliminary draft of a Waterfront Overlay Zone prepared by the project consultant, Angelo 
Planning Group, and identify needed code amendments. All of the meetings were public and well attended 
by other community members. 

N:\Planning\Watcrfmnt Refinement Plan 2014\updated staffreport.doc 4 



Summary qf PAC Recommendations 
The PAC worked through a wide range of issues and was able to reach full consensus or close to it on most 
ofthem. The recommendations to the Planning Commission include: 

• Adopt a Waterfront Overlay Zone. Attachment "B" (HRMC 17.03.130) reflects the PAC's 
recommendations related to the Waterfront Overlay Zone. 

• Rezone from General Commercial (C-2) to Light Industrial (LI) Parcel #1 (19, 145 square feet) 
and Parcel #2 (23,445 square feet) of City Partition file No. 2014-13 and Lot 5 of the Waterfront 
Business Park Subdivision (3N I OE25 Tax Lot 128). 

• Retain the C2 zoning and remove the 1998 condition limiting uses on the 3N I OE25 Tax Lot 
126 ("Solstice Building") to Expo Center, Visitor Center, and similar uses. 

Summary by Subsection 
Attachment "B" 17.03.130 Waterfront Overlay Zone 

The purpose of the Waterfront Overlay zone is threefold: to implement a design concept for the west side of 
the Nichols Basin in order to create an active recreational area with recreational facilities and some limited 
commercial development within the Light Industrial (LI) zone; establish urban design standards for new 
industrial and commercial development within the Overlay Zone consistent with the character of the Port 
and the City of Hood River to ensure an attractive and pedestrian friendly street character; and improve 
local access and visibility to and along the waterfront by protecting public access to the Waterfront Trail. 

A. Boundary. The study area for the project was initially the area north ofPortway, and east ofN. Second 
Street (Lot 1, the Event Site, the Luhr Jensen Building, the Waterfront Park, the Western Power 
Building, and the Hook). However, the PAC recommends that the boundary be expanded. The PAC's 
recommended boundary for the Waterfront Overlay Zone and a corresponding text description prepared 
by City staff are reflected in Attachment "B" and accepted by the Planning Commission and the City 
Council. 

B. Subareas. This subsection is new to the revised draft. It includes new maps and names for the four 
subareas within the overlay zone that have unique standards: Subarea I (formerly described as Lot 1 a), 
Subarea 2 (fonnerly described as Expo ll), Subarea 3 (Industrial land north ofPortway Avenue), and 
Subarea 4 (formerly described as Lot 1). 

C. Applicability. This subsection establishes when the Waterfront Overlay Zone applies. An overlay zone 
sits over top of base zones (e.g. Ll, C2, etc) and establishes special or modified standards that are 
unique to that geographic area. The overlay zone is applied in conjunction with the base zones, so this 
section clarifies that the overlay zone takes precedence over the base zones in the case of a confl ict. 

D. Permitted Land Uses. The PAC was concerned about the potential for fast-food restaurants and other 
highway-oriented commercial being sited within the overlay zone and recommends prohibiting drive­
through uses and facilities as a means of discouraging such businesses. In addition, there are two 
locations (subareas) within the overlay zone where the PAC has recommended that additional uses be 
allowed and one location (Subarea 4) where the PAC was split in its recommendation: 

1. Subarea 1 Uses. Subarea 1 is zoned Ll . This section would allow some non-accessory 
commercial uses if they meet the size limits in Section F. In addition, storage of non-motorized 
watercraft/recreational equipment has been added to allow for the community boathouse. 

2. Subarea 2 Uses. Subarea 2 is recommended to be rezoned to LI. This section would allow up 
to 10% or 1500 sf of non-accessory commercial on Subarea 2 provided that the total 
commercial (accessory and non-accessory) does not exceed 2500 sf or 25% of the building; and 
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allow up to 25% professional office uses with the exception of Lot 5 corner of Anchor Way and 
Second Street) which the Planning Commission and City Council kept as LI only in order to 
address Hood River Distiller's concerns about vehicular traffic on Anchor Way which was not 
light industrial in nature. 

E. Development and Design Standards for ConunerciaJ and Industrial Development. These standards 
would apply to all new commercial and industrial development in the Overlay. The PAC provided 
direction regarding the standards, including establishing requirements for building facades, windows, 
building orientation and materials. To allow for further design flexibility and creativity, there is a new 
adjustment process included in Subsection M. 

F. Development and Design Standards for Subarea 1. These standards would work in conjunction with 
subsection E, to implement the preferred design concept for the west side of the Nichols Basin. This 
subsection establishes size limits for buildings on Subarea 1 and other special design standards. 
Changes to these standards recommended by the PAC are reflected in Exhibit "A". The PAC had a 
lengthy discussion over the amount of commercial and industrial square footage that should be allowed 
(7,000 sfvs. 10,000). The majority of the PAC supported the 10,000 sf. The Planning Commission 
decided that the total commercial and industrial floor area, including but not limited to buildings, 
private patios and decks, withi n Subarea 1 shall not exceed 7,000 square feet. The exterior 
dimensions of transient vending carts and other temporary structures shall be included in this 
calculation. The City Council accepted the Planning Commission's recommendation. 

G. Development Standards for Subarea 3 and Subarea 4. This is a subsection that includes the height limit 
of28' for the industrial land north of Partway Avenue (Subarea 3) as well as the maximum building 
footprint of 50,000 square feet for both Subarea 3 and Subarea 4. The Planning Commission 
recommended and the City Council accepted that the maximum building footprint within the areas 
designated as Subarea 3 and Subarea 4 is 25,000 square feet. 

H. Street Trees and Landscaping. This subsection establishes enhanced parking lot and street tree 
standards for the entire Overlay area. 

I. Lighting. This subsection establishes enhanced lighting standards for the entire Overlay area including 
a requirement that "classic" light fixtures be used for street lighting. 

J. Screening and Storage. This subsection establishes enhanced screening standards for the entire overlay 
zone. The PAC recommendation includes new screening requirements for rooftop mechanical 
equipment to help preserve views from downtown and the City Council adopted this recommendation. 

K. Design Standards for Waterfront Trail Improvements. This subsection establishes development and 
design standards for the Waterfront TraiL It includes requirements for a public access easement. The 
revised draft reflects the varying conditions along trail (e.g., unique constraints at the "hook"). The 
PAC recommends a minimum required width of I 0 feet for consistency with the recently awarded trail 
grant and that recommendation was accepted by the Planning Commission and City Council. 

L. Signs. This section includes a reference to the City's sign standards. 

M. Adjustments to the Standards. In the City's current zoning code, the approval criteria for a variance 
would be difficult to meet if an applicant simply wanted to vary from a design requirement (e.g., use 
different materials). In order to address this problem, this subsection establishes approval criteria that 
are aligned with the purpose of the Waterfront Overlay Zone. 

City of Hood River Comprehensive Plan 
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Goa/9: To diversify and improve the economy to the Hood River planning area while preserving and 
promoting the City's quality of life and small-town atmosphere. 

POLICIES: 

1. Preserve and promote the city's "quality of life '' including small town atmosphere, family-oriented 
community, good schools, open space and recreational opportunities, urban bike and walking system, 
beautiful natural setting and space for existing business to expand as an incentive for economic 
development. 

2. Support a mix of light and heavy industrial development on the Waterfront that is compatible with 
recreational actives and that supports recreational commerc ial development. 

3. Allow for new and existing business expansion needs that support retention and growth qf strategic 
employment clusters community which include: health care,· advanced mam~facturing (e.g., avionics, 
composite materials, electronics, etc.); athletic/outdoor gear (e.g., wind sports gear, apparel, ect.); clean­
tech (e.g. utilities, wind energy research and development, ect.); food and beverage processing (e.g., fruit 
juice, wine, beer, organic supplements, etc.); creative services (e.g., computer software development, 
electronic publishing, ect.); and advanced education and create a desired balance between the quality of 
life of this community and economic health of the city. 

4. The majority of the targeted businesses that consider expanding/relocating to Hood River will consist of 
small businesses (less than 10 employees) that can locate within existing office or industrial buildings or 
within new office or flex/industrial buildings that are developed on vacant sites under 5 acres of size. 

5. Ensure provisions of adequate public facilities in association with development to support economic 
development and maintain consistency between the public facilities plans and the Goal 9 goal ... , policies 
and implementation strategies. 

6. The City has several commercial areas that can be set apart in the City and each have their own unique 
characteristics: Central Bus iness District, The Heights Business D istrict, the Waterfront, and West 
Cascade. 1'he City will seek to distinguish these differences and propose ways to maintain these district 
employment districts. 

7. Limit commercial use on lands reserved for light industrial and industrial use. 

8. Minimize conflicts between uses that generate pollution, noise and similar adverse conditions (e.g. 
industrial) with other uses. 

9. Engender economic sustainability by supporting small businesses. 

I 0. To continue to recognize the City's role in the Hood River planning area, county and beyond. 

11. Maximize the potential use of the Waterfront and Exit #62. Policy actions should reflect the possibility 
of large-scale, denser development at the Waterfront and where there are areas for higher density, 
industrial uses including a campus setting. 

12. Transportation impacts may be the defining issue for the projects within the 1-84 corridor. The EOA 
should emphasize the need to work proactively with ODOT to solve access/egress issues and the need to 
emphasize transportation demand management measures (FDM). 
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IMPLEMENTATION STRATEGIES: 

la. Require uses that generate pollution, excessive noise, and similar adverse conditions to obtain a 
conditional use permit. 

I b. Adopt building and site design standards in the commercial and industrial zones consistent with 
quality of life characteristics. 

2a. Amend the land use code to allow fbr light industrial uses that have emerged into the Hood River 
market not already defined in the code. 

3a. Amend the land use code to allow for light industrial uses that have emerged into the Hood River 
market not already defined in the code. 

3b. Write standards for development review that improve clarity and reduce uncertainty. Consider 
adopting a two-track review process: the.first relying on detailed standardsf(Jr administrative review, the 
second relaying on more discretionary standards for quasi-judicial review. 

3d. Adopt building and site design standards in the commercial and industrial zones consistent with 
quality of life characteristics. 

4a. Maintain an inventory of appropriately zoned land consistent with the needs, to include maintenance of 
short-term and long-term land supplies. 

6a. Define boundaries of existing commercial districts and develop building and site design standards for 
each district. 

7a. Maintain an inventory of appropriately zoned land consistent with the needs, including maintenance of 
short-term and long-term land supplies. 

8a. Adopt building and site design standard\· in the commercial and industrial zones consistent with 
quality of life characteristics. 

9a. Amend the land use code to allow for light industrial uses that have emerged into the !Iood River. 

1 Oa. Cooperate with the Port of Hood River, regional, state and federal agencies and private businesses to 
develop and implement plans to improve the diversity the economic bases ~fthe planning area. 

lla. EOA implementation strategies should also emphasize the need to maximize the use of the Waterfront 
are and Exit #62. 

City of Hood River Economic Opportunities Analysis (EQA): 

The adopted EOA includes revised goals, policies and implementation strategies under Goa19 of the 
Comprehensive Plan associated with improving employment opportunities. 

Goal 9 policies affecting the Waterfront include: 
2. Support a mix of light and heavy industrial development on the Waterfront that is compatible with 

recreational activities and that supports recreational commercial development. 
6. The City has several commercial areas that can be set apart in the City and each have their own 

unique characteristics: Central[Jusiness District, The Heights Business District, the Waterfront, 
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and West Cascade. The City will seek to distinguish these differences and propose ways to maintain 
these distinct employment districts. 

8. Minimize conflicts between uses that generate pollution, noise and similar adverse conditions (e.g. 
industrial) with other uses. 

11. Maximize the potential use of the Waterfront and Exit #62. Policy actions should reflect the 
possibility of large-scale, denser development at the Wale/front and where there are areas for 
higher density, industrial uses including a campus setting. 

ill. ZONING ORDINANCE APPROVAL CRITERIA: 

A. CHAPTER 17.08 - ZONE CHANGES AND PLAN AMENDMENTS: 

17.08.010 Legislative Zone Changes and Plan Amendments. Legislative zone changes or plan 
amendments ("zone or plan changes") may be proposed by the Planning Conunission or City Council. 
Such proposed changes shall be broad in scope and considered legislative actions. The City Council shall 
obtain a recommendation on the proposed changes from the Planning Commission. The recommendation 
of the Planning Commission shall be forwarded to the City Council within sixty (60) days after it is 
requested from the Planning Commission. The Planning Commission shall conduct at least one (1) public 
hearing to assist in fonnulating its recommendation. The City Council shall conduct its own public 
hearing. Public notice of the legislative zone or plan change hearing before the City Council shall be 
published in a newspaper of general circulation within the city at least twenty (20) days prior to the date of 
the hearing. 

FINDINGS: The City Council initiated the legislative Waterfront Refinement Plan process order to 
consider issues related to implementation of the design concept for the west side of the Nichols Basin, 
urban design standards for new industrial and commercial development, and improvements to 
Waterfront Trail in a comprehensive fashion. This process has resulted in the Waterfront Advisory 
Committee recommendations summarized above. 

The Planning Commission will hold a hearing to consider legislative amendments to the Hood River 
Municipal Code and made recommendations to the City Council. Notice of the proposed legislative 
amendments was published in the Hood River News greater than 20 days prior to the date of the City 
Council hearing. As such the proposal is consistent with these requirements. 

17.08.020 Legislative Zone Changes and Plan Amendments Criteria 

A. Legislative zone or plan changes may be approved if 
1. The effects of the change will not be unreasonably hannful or incompatible with existing uses on 

the surrounding area; and 
2. Public facilities will be used efficiently; and 
3. No unnecessary tax burden on the general public or adjacent land owners will result. 

FINDINGS: The effects of the change will not be unreasonably hannful or incompatible with existing 
uses in the surrounding area because the Waterfront district is zoned primarily for purposes of 
employment generation and for recreation. The vision for the Waterfront as stated in the Comprehensive 
Plan policies is to: 

Support a mix qf light and heavy industrial development on the Wateifront that is compatible with 
recreational actives and that supports recreational commercial development. 

As noted below, the proposal represents a balance between these two functions: 
• The proposed Waterfront Overlay Zone includes a very limited amount of non-accessory 

commercial uses within Subareas I and 2, which will allow for some additional recreation 
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supportive commercial uses in areas that are close to existing recreation facilities (i.e., event site 
and Waterfront Trail). 

• The design standards will help ensure that industrial and commercial uses are designed to be 
compatible with existing development and recreational uses. 

• The Waterfront Trail standards will help enhance a valuable recreation resource. 
• The recommendation includes rezoning approximately 1.9 acres of land from General 

Commercial (C2) to Light Industrial (Ll), which will increase the opportunities for employment. 
• The Waterfront Overlay Zone will prohibit drive-through and drive-up facilities and uses, which 

could reduce the potential for conflicts with industrial traffic. 

All of the land within the overlay zone is currently zoned for urban levels of development and served with 
public fac ilities. With the exception of the proposed height limit of28 feet on Subarea 3, the overall 
intensity and density of urban development is not expected to be significantly changed by the proposal. 
Therefore, public facilities are not expected to be impacted by the proposal. 

No unnecessary tax burden on the general public or adjacent land owners will result. The proposal is 
intended to facilitate high quality improvements and development at Waterfront which would be expected 
to have a positive impact on property taxes. In addition, the existing restriction on the former Expo site 
renders the existing C-2 zoning useless for new development on that site. There is no longer any need for 
an Expo Center, Visitor Center, and similar uses. The proposal would rezone most of the former Expo 
site back to its original zoning Light Industrial, which will remove the condition. Doing so will allow for 
the potential redevelopment of this portion of the Expo site; thus increasing the potential for additional 
property tax revenue. The remainder of the site is already developed with a new high value building 
3Nl OE25 Tax Lot 126 ("Solstice Building"). The condition also makes this existing development 
potentially non-conforming, which could impact the long term value of the improvements and 
potentially result in a costly lawsuit for the City. 

B. Legislative zone or plan changes may be approved if subsection (A) above is met and one or more of 
the fo llowing, as applicable, are met 
1 . A mistake or omission was made in the original zone or plan designation. 
2. There is not an adequate amount of land designated as suitable for specific uses. 

FINDINGS: According to the Economic Opportunities Analysis (EOA), there is not an adequate amount 
of land designated as suitable for office uses. The Light Industrial (LI) Zone allows industrial office uses. 
ln addition, the overlay zone would allow up to 25% of the floor area within Subarea 2 to be used for 

offices which are not accessory to industrial uses. The proposal would also rezone approximately 1.9 
acres from C-2 to LI. The BOA identifies a need for additional industrial land in the "high growth" 
scenario, and there is no corresponding shortage of commercial land. There is no longer any need for an 
Expo Center, Visitor Center, and similar uses. The overlay zone allows a limited amount of non­
accessory commercial on Subareas 1 and 2 as well as a community boat house in Subarea 1. Allowing 
these specific uses in these limited locations will improve the interface between recreation and 
employment along Partway Avenue and the Waterfront trail. 

C. The hearing body shall consider factors pertinent to the preservation and promotion of the public 
health, safety, and welfare, including, but not limited to 
1. The character of the area involved; 
2. It's peculiar suitability for particular uses; 
3. Conservation of property values; and 
4. The direction of building development. 
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FINDINGS: Factors pertinent to the preservation and promotion of the public health, safety and welfare 
were considered including: 
• The vision or character of the area as stated in the Comprehensive Plan policies is to: 

Support a mix of light and heavy industrial development on the Wateifront that is compatible with 
recreational actives and that supports recreational commercial development. 

As described above, the proposal addresses the needs of both these functions. 

• Because of its location, the Waterfront is uniquely suited to provide for both employment uses and 
recreation activities and recreational commercial uses. The mix of uses and proposed standards 
included in the proposal are intended to balance these needs and resolve potential conflicts. 

• Property values should be expected to benetit. The proposal is intended to facilitate high quality 
improvements and development at Waterfront which would be expected to have a positive impact. In 
addition, the existing restriction on the fonner Expo site renders the existing C-2 zoning useless for 
new development on a portion of that site since there is no longer any need for an Expo Center, 
Visitor Center, and similar uses. The condition also makes existing development on 3NlOE25 Tax 
Lot 126 ("Solstice Building") potentially non-conforming, which could impact the long term value 
of the improvements. 

• The direction of building development features several new commercial and industrial employers who 
have located in the Waterfront district recently. The proposed design standards will ensure that future 
development is compatible with this new high quality development 

• Other factors considered include traffic impacts. 

17.08.050 Transportation Planning Rule (Legislative and Quasi-Judicial) 

A. Zone changes and amendments to the comprehensive plan and land use regulations which 
signiticantly affect a transportation facility shall assure that allowed land uses are consistent with 
the function, capacity, and level of service of the facility identified in the Transportation System 
Plan. This shaH be accomplished by one of the following: 
1. Limiting allowed land uses to be consistent with the planned function of the transportation 

facility; 
2. Amending the Transportation System Plan to ensure that existing, improved, or new 

transportation facilities are adequate to support the proposed land uses consistent with the 
requirement of the Transportation Planning Rule; 

3. Altering land use designations, densities, or design requirements to reduce demand for 
automobile travel and meet travel needs through other modes; 

4. Amending the Transportation System Plan to modify the planned fwtction, capacity or 
perfonnance standards of the transportation facility. 

B. A plan or land use regulation amendment significantly affects a transportation facility if it 
1. Changes the functional classification of an existing or planned transportation facility; 
2. Changes standards implementing a functional classification system; 
3. As measured at the end of the planning period identified in the adopted transportation system 

plan or, when evaluating highway mobility on state facilities, as measured at the end of the 20 
year planning horizon or a planning horizon of 15 years from the proposed date of the 
amendment adoption, whichever is greater: 
a. Allows types or levels of land use that would result in levels of travel or access that are 

inconsistent with the functional classification of a transportation facility; 
b. Would reduce the level of service of the facility below the minimum acceptable level 

identified in the Transportation System Plan; or 
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c. Worsen the performance of an existing or planned transportation facility that is otherwise 
projected to perfonn below the minimum acceptab le perfonnance standard identified in the 
TSP or comprehensive plan. 

C. Traffic Impact Analysis. A Traffic Impact Analysis or Traffic Assessment Letter shall be 
submitted with a plan or land use regulation amendment or a zone change application. (See Section 
17.20.060 Transportation Impact Analysis). 

FINDINGS: Transportation impacts must be evaluated when zoning is amended in a manner that 
increases the potential for vehicular trip generation. While the proposed Waterfront Overlay Zone will 
allow a very limited amount of non-accessory commercial uses within Subareas 1 and 2, the 
recommendation also includes rezoning approximately 1.9 acres of land from General Commercial (C2) to 
Light Industrial (Ll). In addition, the Waterfront Overlay Zone will prohibit drive-through and drive-up 
fac ilities and uses. 

DKS Associates completed the required report (Attachment "E") addressing transportation impacts. 
The memorandum documents trip generation changes associated with the proposed comprehensive plan 
amendment to the Hood River Waterfront Area. The comprehensive plan amendment includes a 
Waterfront Overlay Zone and several zone changes, as described in the attached staff report, and shown 
in Attachment "B" - Amendment Map (of this report). 

Based on the assumpt ions presented for each of the areas that are expected to have trip generation 
impacts in the study area, the trip generation changes associated with each are summarized in Table 5. 

Table 5: Trip Ceneration Changes Associated with Each Amendment Action 

Amendment Current 
Zoning 

Subarea l LI 

Subarea 2 LI/C-2 (Expo) 

Lot 5 I Rezone C-2 (Expo) 
"D" 

Total 

Ll/LI zoning (e.g. no professional office) would generate 
the same number of trips as LI/C-2 (Expo) zoning, as 
shown previously in Table 3a. Therefore, if Subarea 2 were 
developed under light industrial (LI), without the 
professional office overlay, trip generation for the overall 
zone change and waterfront overlay would be reduced by 
32 trips, demonstrated by the 32 trip increase associated 
with the Ll - plus zoning shown in Table 5. 
The proposed amendments are expected to result in a 
relatively small t rip generation increase in the Hood River 
Waterfront area. Trip changes to and from the interchange 
are also summarized in Figure 1, and are expected to 
increase by 26 trips in the northbound direction and 13 
trips in the southbound direction. 
No changes are proposed to the functional classification of 
an existing or planned transportation facility. No changes 
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Proposed 
Zoning 

LI- plus 

LI- plus 

LI 

Net Trip 
Change 

-11 

+32 

+19 

+40 

12 



are proposed to standard implementing the functional classification system identified in the City's 
Transportation System Plan (TSP). 

The proposed changes will not allow types or !eve Is of land use that will result in levels of travel or access 
that are inconsistent with the functional classification of a transportation facility. The proposed changes 
are not expected to reduce the level of service of a transportation facility below the minimum acceptable 
level identified in the TSP. The proposed changes are also not expected worsen the performance of an 
existing or planned transportation facility that is otherwise projected to perform below the minimum 
acceptable performance standard identified in the TSP. 

IV. STATEWIDE PLANNING GOALS AND OREGON ADMJNISTRA TlVE RULES 

The following Statewide Planning Goals are applicable to the subject request: 

GOAL I: CITIZEN JNVOLVEMENT 
To develop a citizen involvement program that insures the opportunity for citizens to be involved in all phases of 
the planning process. 

FINDINGS: The City, through the HRMC has created proper procedures to ensure citizens the opportunity to 
have input in any proposed text and map amendments. In addition, there was a joint City/Port open house to 
discuss upcoming Waterfront Refinement Plan project on September 30, 2014. The Project Advisory Committee 
met on October 22, 201 4, October 28,2014, November 5, 2014, November 11,2014 and November 21,201 4. A 
Planning Commission work session was held November 24,2014 

The City has therefore met its obligation of providing for Citizen Involvement under Statewide Planning Goal 1, as 
defined through the City's adopted procedures. 

GOAL 2: LAND USE PLANNING 
To establish a land use planning process and policy framework as a ba5is for all decisions and actions related to 
use of land and to assure an adequate factual base for such decisions and actions. 

FINDINGS: The City has established a land use planning process and policy framework as a basis for all 
decisions and actions related to use of land and to assure an adequate factual base for such decisions and actions. 
The City of Hood River Comprehensive Plan was adopted by the City and acknowledged by the Land 
Conservation and Development Commission (LCDC) as being in compliance with the statewide goals, state 
statutes and state administrative rules, in 1981. 

The proposed amendments are consistent with existing City plan policies and are consistent with Statewide 
Planning Goal2. 

GOAL 5: OPEN SPACES. SCENIC AND HISTORIC AREAS, AND NATURAL RESOURCES 
To conserve open space and protect natural and scenic resources. 

FINDINGS: Applicability of Goal 5 to post-acknowledgment plan amendments is governed by OAR 660-023-
0250. The proposed amendments do not modifY the acknowledged GoalS resource list, or that portion ofHRMC 
adopted to protect a significant Goal 5 resource, or a policy that addresses specific requirements of GoalS. The 
proposed amendments do not allow uses that would conflict with a particular Goal 5 resource site on an 
acknowledged resource list. The proposed text amendments do not alter existing protections for natural resources 
codified in Chapter 16.34 (Natural Resources Overlay Zone) or Chapter 16.35 (Flood Management Overlay Zone). 

The proposed map and text amendments are therefore consistent with Statewide Planning Goal 5. 
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GOAL 6- AIR, WATER AND LAND RESOURCES QUALITY: 
To maintain and improve the air, water and land resources of the state. 

FINDINGS: The proposed amendments do not affect policies associated with Goal 6 established by the Hood 
River Comprehensive Plan. Approval of the proposed text and map amendments will not eliminate the 
requirement for future development to meet the requirements of the HRMC. Oregon Department of 
Environmental Quality (DEQ) regulates air, water and land with CWA Section 401 Water Quality, Water Quality 
Certificate, State 303(d) listed waters, Hazardous Wastes, Clean Air Act (CAA), and Section 402 NPDES 
Construction and Stonnwater Permits. DSL and ACE regulate jurisdictional wetlands and CW A Section 404 
water of the state and the country respectively. Future development will still need to comply with these state, 
national and regional regulations and protections for air, water and land resources quality. 

The proposed map and text amendments are therefore consistent with Statewide Planning Goal 6. 

GOAL 7: AREAS SUBJECT TO NA TIJRAL DISASTERS AND HAZARDS 
To protect life and property from natural disasters and hazards. 

FINDINGS: The proposed map and text amendments do not affect policies associated with Goal 7 established by 
the City of Hood River Comprehensive Plan. Approval ofthe proposed amendments will not eliminate the 
requirement for future development to meet the requirements of the HRMC. 

The proposed map amendments are therefore consistent with Statewide Planning Goal 7. 

GOAL 8: RECREATIONAL NEEDS 
To satiify the recreational needs of the citizens of the state and visitors and, where appropriate, to provide for the 
siting of necessary recreational facilities including destination resorts. 

FINDINGS: The proposed standards for the Waterfront Trail outlined in Exhibit "A" help ensure that the trail will 
meet the recreational needs of the citizens of Hood River. The uses proposed to be allowed in Subarea 1 include a 
community boat house. 

The proposed map and text amendments arc therefore consistent with Statewide Planning Goal 8. 

GOAL 9: ECONOl\11C DEVELOPMENT 
To provide adequate opportunities through the state for a variety of economic activities vita/to the health, welfare, 
and prosperity of Oregon's citizens. 

FINDINGS: Goa19 requires local comprehensive plans for urban areas to: 
1. Include an analysis of the community's economic patterns, potentialities, strengths, and deficiencies as they 
relate to state and national trends; 
2. Contain policies concerning the economic development opportunities in the community; 
3. Provide for at least an adequate supply of sites of suitable sizes, types, locations, and policies; 
4. Limit uses on or near sites zoned for specific industrial and commercial uses to those which are compatible with 
proposed uses. 

Hood River completed its latest Goal 9 Economic Opportunity Analysis (EOA) in 2011 to address the above 
statewide requirements. Regarding items 1-4, the EOA sets forth the economic opportunities, policies and land 
need versus supply analysis for employment lands. The EOA included the following policies related to the 
Waterfront: 

2. Support a mix of light and heavy industrial development on the Waterfront that is compatible with 
recreational activities and that supports recreational commercial development. 
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6. The City has several commercial areas that can be set apart in the City and each have their own unique 
characteristics: Central Business District, The Heights Business District, the Waterfront, and West Cascade. 
The City will seek to distinguish these differences and propose ways to maintain these distinct employment 
districts. 
8. Minimize conflicts between uses that generate pollution, noise and similar adverse conditions (e.g. 
industrial) with other uses. 
11. Maximize the potential use of the Waterfront and Exit #62. Policy actions should reflect the possibility of 
large-scale, denser development at the Waterfront and where there are areas for higher density, industrial uses 
including a campus setting. 

The proposed text and map amendments recognize the needs for industrial development as well as recreational 
activities and recreational commercial development. The proposed design standards will help distinguish the 
Waterfront as a unique employment district and help maximize the potential use of the Waterfront. 

The proposed map and text amendments are therefore consistent with the adopted EOA and Statewide Planning 
Goal9. 

GOAL 10: HOUSING 
To provide for the housing needs of citizens of the state. 

FiNDINGS: The proposed amendments do not impact any land designated for housing in the Comprehensive 
Plan. 

The proposed map and text amendments are therefore consistent with Statewide Planning Goal 1 0. 

GOAL 11: PUBUC FACILITTES AND SERVICES 
To plan and develop a timely, orderly and efficient arrangement qf public facilities and services to serve as a 
framework for urban and rural development. 

FINDINGS: The proposed amendments are not expected to increase the demand for utility infrastructure and 
services beyond what was anticipated in the Comprehensive Plan. No amendments to the public facilities plans are 
necessary in order to accommodate the proposed map and text amendments. 

The proposed map and text amendments are therefore consistent with Statewide Planning Goal 11 . 

GOAL 12: TRANSPORT ATlON 
To provide and encow·age a safe, convenient and economic transportation system. 

FINDINGS: See the finding under OAR 660-012-0060, below. As described below, the proposed amendments 
are consistent with Statewide Planning Goal12. 

GOAL 13: ENERGY CONSERVATION 
To conserve energy. 

FINDINGS: The proposed application text and map amendments do not affect policies associated with Goal 13 
established by the Hood River Comprehensive Plan . However, the proposed amendments do support Goal 13 
policies by allowing for a more efficient use of land within the current Urban Growth Boundary 

The proposed map and text amendments are therefore consistent with Statewide Planning Goal 13. 

The following Oregon Administrative Rules (OAR) are applicable to the subject request: 
OAR Chapter 660, Division 12 (J'ransportation Planning) 
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660-012-0060 
Plan and Land Use Regulation Amendments 

(1) If an amendment to afunctional plan, an acknowledged comprehensive plan, or a land use regulation 
(including a zoning map) would significantly affect an existing or planned transportation facility, then the local 
government must put in place measures as provided in section (2) of this rule, unless the amendment is allowed 
under sec;tion (3), (9) or (10) of this rule. A plan or land use regulation amendment significantly affects a 
transportation facility if it would: 

(a) Change the functional classification of an existing or planned transportation facility[. . .]; 
(h) Change standards implementing afunctional classification ,\ystem; 
(c) Result in any of the effects listed in paragraphs (A) through (C) of this subsection based on projected 
conditions measured at the end qf the planning period identified in the adopted TSP. As part of evaluating 
prqjected conditions, the amount qftraffic projected to be generated within the area of the amendment may he 
reduced if the amendment includes an enforceable, ongoing requirement that would demonstrably limit traffic 
generation, including, hut not limited to. transportation demand management. This reduction may diminish or 
completely eliminate the significant effect of the amendment. 

(A) Types or levels of travel or access that are inconsistent with the functional classification of an existing or 
planned transportation facility; 
(B) Degrade the performance of an existing or planned tran\portationfacility such that it would not meet the 
peiformance standardv identified in the TSP or comprehensive plan; or 
(C) Degrade the performance qf an existing or planned transportation facility that is otherwise projected to not 
meet the performance standards identified in the 1SP or comprehensive p lan. 

Findings: 
FINDINGS: Transportation impacts must be evaluated when zoning is amended in a manner that 
increases the potential fo r vehicular trip generation. While the proposed Waterfront Overlay Zone will 
allow a very limited amount of non-accessory commercial uses within Subareas I and 2, the 
recommendation also includes rezoning approximately 1.9 acres ofland from General Commercial (C2) to 
Light Industrial (LI). In addition, the Waterfront Overlay 7..one will prohibit drive-through and dr ive-up 
facilities and uses. 

OKS Associates completed the required report (Attachment "E") addressing transportation impacts. 
The memorandum documents trip generat ion changes associated with the proposed comprehensive plan 
amendment to the Hood River Waterfront Area. The comprehensive plan amendment includes a 
Waterfront Overlay Zone and several zone changes, as described in the attached staff report, and shown 
in Attachment "B"- Amendment Map (of this report). 

Based on the assumpt ions presented for each of the areas that are expected to have trip generation 
impacts in the study area, the trip generation changes associated with each are summarized in Table 5. 

Table 5: Trip Generation Changes Associated with Each Amendment Action 

Amendment 
Current Proposed Net Trip 
Zoning Zoning Change 

Subarea 1 LI Ll - plus -11 

Subarea 2 LI/C-2 (Expo) LI - plus +32 

Lot 5 I Rezone C-2 (Expo) Ll +19 
"'0" 

Total +40 
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LilLI zoning (e.g. no professional office) would generate 
the same number of trips as LI/C-2 (Expo) zoning, as 
shown previously in Table 3a. Therefore, if Subarea 2 were 
developed under light industrial (LI), without the 
professional office overlay, trip generation for the overall 
zone change and waterfront overlay would be reduced by 
32 trips, demonstrated by the 32 trip increase associated 
with the Ll- plus zoning shown in Table 5. 

>'OHIWA"'-'--"'A'Ii-----

The proposed amendments are expected to result in a 
relatively small trip generation increase in the Hood River 
Waterfront area. Trip changes to and from the interchange 
are also summarized in Figure 1, and are expected to 
increase by 26 trips in the northbound direction and 13 
trips in the southbound direction. 
No changes are proposed to the functional classification of 
an existing or planned transportation facility. No changes 
are proposed to standard implementing the functional 
classification system identified in the City's Transportation System Plan (TSP). 

The proposed changes will not allow types or levels of land use that will result in levels of travel or access 
that are inconsistent with the functional classification of a transportation facility. The proposed changes 
are not expected to reduce the level of service of a transportation facility below the minimum acceptable 
level identified in the TSP. The proposed changes are also not expected worsen the perfonnance of an 
existing or planned transportation facility that is otherwise projected to perform below the minimum 
acceptable perfonnance standard identified in the TSP. 

The proposed land use amendments are therefore consistent with Statewide Planning Goal 12 and the 
Transportation Planning Rule. 

V. CONCLUSIONS: The approval criteria for the proposed amendments are met. 

The proposed amendments are consistent with the City's approval criteria for legislative amendments, the 
statewide planning goals and the City's Economic Opportunity Analysis, Transportation Planning Rule and 
Comprehensive Plan. The proposal balances the unique functions of the Waterfront by supporting a mix of 
light and heavy industrial development on the Waterfront that is compatible with recreational actives and that 
supports recreational commercial development. 

VI. RECOMMENDATION: Based on the above findings of fact and conclusions of law, staff recommends that 
the Planning Commission forwards a recommendation of approval ofthe proposed Legislative Code 
Amendments: 

I. Attachment "A"- HRMC 17.03.130 
2. Attachment "B"- Map amendments 
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17.03.130 Waterfront Overlay Zone 

The purpose of the Waterfront Overlay Zone is to: implement a design concept for the west 
side of the Nichols Basin in order to create an active recreational area with recreational 
facilities and some limited commercial development within the Light Industrial (U) zone; 
establish urban design standards for new industrial and commercial development within the 
Overlay Zone consistent with the character of the Port and the City of Hood River to ensure an 
attractive and pedestrian friendly street character; and improve local access and visibility to 
and along the waterfront by protecting public access to the Waterfront Trail. 

A. Boundary 
The following land is included within the Waterfront Overlay Zone: 

1) All land north of Partway Avenue including The Hook and 3N1 OE25 Tax Lots 112, 
113, 114, 122 and a portion of 1 00; 

2) Partway Avenue and all lots/parcels adjacent to the southern boundary of the 
Partway Avenue right-of-way that are located east of North 8th St. including 
3N10E25 Tax Lots 124, 125, 126 and 127; 

3) All lots/parcels adjacent to the western boundary of the North 2nd Street right-of-way 
that are located south of Partway Avenue and north of Riverside Drive including 
3N10E25 Tax Lot 127 (Parcel 2 of CS No. 2012-031); the eastern 363.98 feet of Tax 
Lot 128 (Lot 5 of the Waterfront Business Park Subdivision, CS No. 2009-055), the 
eastern 165 feet of Tax Lot 108 (CS No. 2009-012); and Tax Lot 132; 

4) 3N10E25 Tax Lot 120 (CS No. 2009-012) located north of Riverside Drive and west 
of North 2nd Street; 

5) 3N10E25DB Tax Lots 500, 600, 700, 800 and 900 located south of Riverside Drive 
and east of North 2nd Street (CS Nos. 97068 and 2014-007); 

6) All lots/parcels between North 2nd Street and the Nichols Boat Basin including 
3N10E25 Tax Lots 102, 109, 115 and 133. 

The boundary of the Waterfront Overlay Zone is shown on the City of Hood River Zoning Map 
and also is depicted in Figure 17. 03. 130-1 , below. 
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B. Subareas 

Figure 17.03.1 30-1 Boundary of the Waterfront Overlay Zone 

The following subareas are established within the Waterfront Overlay Zone: 

1. Subarea 1. The boundary of Subarea 1 is depicted in Figure 17.03.130-2. 

Figure 17.03.130-2 Boundary of the Waterfront Overlay Zone - Subarea 1 
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2. Subarea 2. The boundary of Subarea 2 is depicted in Figure 17.03.130-3. 

Figure 17.03.130-3 Boundary of the Waterfront Overlay Zone- Subarea 2 
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3. Subarea 3 and Subarea 4. The boundaries of Subarea 3 (Industrial land north of 
Partway Avenue) and Subarea 4 are depicted in Figure 17.03.130-4. 

Figure 17. 03. 1 30-4 Boundary of the Waterfront Overlay Zone - Subarea 3 and Subarea 4 
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C. Applicability 
The provisions of this section shall apply to any land use application pursuant to Section 
17.09 that is for a parcel with in the Waterfront Overlay Zone, as defined by Section 
17 .03.130.A. Any conflict between the standards of the Waterfront Overlay Zone and those 
contained within other chapters of the Zoning Ordinance shall be resolved in favor of this 
chapter. 

D. Uses. 
Except as modified below, uses allowed in the underlying zoning districts are allowed within 
the Waterfront Overlay Zone subject to applicable provisions in the Zoning Ordinance and in 
Title 16, Subdivision Ordinance. 

1. Waterfront Overlay Zone. 
a. Commercial drive-through uses and facilities are not allowed within the 

Waterfront Overlay Zone. 

2. Subarea 1 Uses. 
a. Additional Permitted Uses. Within the area identified as Subarea 1 on 

Figure 17.03.130-2, the following additional uses are allowed: 
i. Launch sites for non-motorized water sports. 
ii. Transient vending carts subject to the size limitations in 

17.03.130.D.2.d, below. 
iii. Open space. 
iv. Non-motorized water sport schools and rentals, excluding any 

permanent structures, provided that temporary structures are subject 
to the size limitations in 17.03.130.D.2.d, below. 

b. Additional Permitted Uses subject to Site Plan Review. Within the area 
identified as Subarea 1 on Figure 17.03.130-2, the following additional uses 
are allowed subject to Site Plan Review: 

i. Commercial retail uses, including the provision of goods and/or 
services for sale to the public, which are not accessory and essential 
to a permitted light industrial use provided (a) the size limitation in 
17.03.130.0.2.d, below, is met; and (b) over-night lodging facilities 
are prohibited. 

ii. Parks and playgrounds. 
iii. Public Facilities limited to restrooms, lockers, showers, storage and 

related facilities owned and utilized by a non-profit or public entity to 
facilitate public recreational use of non-motorized watercraft. All 
other Public Facilities require conditional use approval in accordance 
with Section 17.03.060(C). 

c. Restriction on Light Industrial Uses. Within the area identified as Subarea 1 
on Figure 17.03.130-2, commercial and industrial uses permitted or 
conditionally allowed by the underlying Light Industrial zone are subject to 
the size limitation in 17.03.130.D.2.d, below. 
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d. Size limitation for commercial and light industrial uses. The total 
commercial and industrial floor area, including but not limited to buildings, 
private patios and decks, within Subarea 1 shall not exceed 7,000 square 
feet. The exterior dimensions of transient vending carts and other 
temporary structures shall be included in this calculation. 

3. Subarea 2 Uses. 
a. Additional Permitted Uses subject to Site Plan Review. Within the area 

identified as Subarea 2 on Figure 17.03.130-3, the following additional uses 
are allowed subject to Site Plan Review: 

i. Commercial retail uses, including the provision of goods and/or 
services for sale to the public, which are not accessory and essential 
to a permitted light industrial use provided: (a) commercial retail 
uses which are not accessory and essential to a permitted light 
industrial use shall not exceed 1,500 square feet or 10% of the gross 
floor area within the building, whichever is less; and (b) in no case 
shall the total commercial retail square footage in the building 
(accessory to industrial and non-accessory) exceed 2,500 square 
feet or 25% of the gross floor area within the building, whichever is 
less. 

ii. Professional Office uses which are not accessory and essential to a 
permitted light industrial use provided: (a) they do not exceed 25% 
of the gross floor area within the building ; and (b) that those 
Professional Office uses which provide personal services, including 
but not limited to hair, tanning or personal care salons, massage 
therapy, medical, dental or chiropractic offices, shall be classified as 
Commercial Retail Uses subject to 17.03.130.D.3.a.i for the 
purposes of this section. 

E. Development and Design Standards for Commercial and Industrial Development. 
In addition to the standards of the base zone and the Site Plan Review criteria, the design 
standards of this section shall apply to all industrial and commercial development within 
the Waterfront Overlay Zone. Buildings and developments in existence on January 22, 
2015, are not subject to these standards and shall not be made non-conforming by their 
adoption provided that any remodel, addition or new construction, which requires Site Plan 
Review, complies with the applicable standards. 

1. Fa9ade Variation. All buildings shall incorporate design features. Design features 
include offsets, balconies, projections, window reveals, or other similar elements to 
preclude large expanses of uninterrupted building surfaces in areas which are 
visible to the public. Design features shall occur at a minimum of every thirty (30) 
feet for all building facades within th irty (30) feet of the street, plaza, or other public 
open space within the Waterfront Overlay Zone; and a minimum of every fifty (50) 
feet for other facades which are visible to the public from a street, plaza, or other 
public open space within the Waterfront Overlay Zone. 

The facade shall contain at least two (2) of the following features: 
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a. Recess (e.g., deck, patio, courtyard, entrance or similar feature) that has a 
minimum depth of six (6) feet; 

b. Extension (e.g., floor area, deck, patio, entrance, or similar feature) that 
projects a minimum of two (2) feet and runs horizontally for a minimum 
length of four ( 4) feet; 

c. Offsets or breaks in roof elevation of two (2) feet or greater in height; and/or 
d. Natural wood, weathering steel trim/accents with a minimum dimension of 

four (4) feet by six (6) feet. 
e. Other similar fa~ade variations approved by the review authority (planning 

staff or planning commission). 

2. In order to avoid fa~ade variations that are out of scale with the building, on 
buildings that are less than 3,000 square feet, the minimum dimensions (e.g., 
depth and width} of the features described in a- d. above. may be reduced by up 
to 50%. 

3. Required Windows. 
a. Any facade which is within thirty (30) feet of the street, plaza, or other public 

open space within the Waterfront Overlay Zone shall contain at least the 
minimum percentage of windows specified in Table 17.03.130~ 1, below. For 
buildings in which all facades are within thirty (30} feet of the street, plaza, 
or other publicly accessible open space, the percentage of windows 
required by Table 17.03.130-1 may be reduced by 50% on two of the four 
sides. 

Table 17.03.130-1 Required Windows for Certain Facades 

Location 
Buildings in Subarea 1 
Buildings in Subarea 2 
All other buildings 

Ground Floor Wall 
50% of the length 
40% of the length 
20% of the length 

Total Wall Area 
40% of the total wall area 
30% of the total wall area 
15% of the total wall area 

b. For all other facades which are visible to the public from a street, plaza. or 
other publicly accessible open space at least 15% of the fa<;ade shall 
contain windows. 

c. Windows must allow views into ground floor working areas or lobbies, 
pedestrian entrances, or display areas. 

d. Windows should be square or rectangular with multiple lights. Windows 
with applied muntins which have no profile, or smoked glass or mirrored 
glass are prohibited. 

4. Building Entries. The primary entrance shall be highlighted with architectural 
features (e.g. windows, recesses, canopies, etc.) and shall have an awning or 
other protection from natural elements. 
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Figure 17.03.130-5 Design Standards for Industrial and Commercial Development 

Design features used to vary the facade Natural wood accents 

Square or re<tangular windows with multiple lights 

5. Exterior Building Materials. Buildings shall be constructed using high quality and 
long-lasting exterior building materials. A "primary material" is the predominant 
building material(s) that covers a minimum of sixty (60) percent of the building's 
exterior walls. An "accent material" is not the predominant building material. Any 
one accent material shall not cover more than forty (40) percent of the building's 
exterior walls. Permitted materials are as follows: 

a. Brick, natural stone (e.g. basalt), split- and ground-faced concrete masonry 
units, tilt-up concrete (concrete form liner w/color-integral or stain) or a 
combination of these materials may be used as primary or accent materials. 

b. Glass (other than smoked glass or mirrored glass) may be used as primary 
or accent material. 

c. Wood may be used for soffits, overhangs, entrance canopies and as an 
accent material. 

d. Metal (e.g., weather steel) may be used for roofs and as an accent material. 
e. Other similar materials that are approved by the review authority (planning 

staff or planning commission) may be used as primary or accent materials. 

6. Building Placement and Orientation. Except as provided in this section, buildings 
shall have their orientation toward the street rather than the parking area, 
whenever physically possible. 

a. All buildings in Subarea 2 shall have a primary entrance oriented to a street. 
For purposes of this subsection, "Oriented to a street" means that the 
building entrance faces the street. Buildings shall have an entrance for 
pedestrians directly from the street to the building interior. Building 
entrances may include entrances to individual units, lobby entrances, 
entrances oriented to pedestrian plazas, or breezeway/courtyard entrances 
(i.e., to a cluster of units or commercial spaces). Other buildings within the 
Waterfront Overlay should meet this standard to the extent practicable. 
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b. Publicly accessible sidewalks shall be provided adjacent to public or private 
street along the entire street frontage. 

c. A building shall be setback not more than twenty (20) feet from a public 
sidewalk. This standard is met when a minimum of fifty percent (50%) of 
the front (street-facing) building elevation is placed no more than twenty 
(20) feet back from the sidewalk of a public or private street, whichever is 
applicable. The setback may be increased to allow for usable public 
space(s) with pedestrian amenities (e.g., extra-wide sidewalk, plaza, pocket 
park). 

d. Parking is prohibited between the front elevation of the building and the 
street. 

7. Parking Regulations for Commercial and Recreational Uses in the Light Industrial 
Zone. The following parking standards apply to commercial and recreational uses. 
All other uses are subject to the standards of the base zone. 

a. Commercial/Retail Uses: One (1) space for each 300 square feet of gross 
floor area. 

b. Drinking and eating establishments: One (1) space for each 200 square feet 
of gross floor area, including any outside seating areas. 

c. Open space, trails, parks and similar uses: No minimum number of parking 
spaces is required. 

d. Bicycle parking as required by 17.20.040. 

F. Development and Design Standards for Subarea 1. 
In addition to the standards in 17.03.130.E, the following standards apply to Subarea 1 as 
identified on Figure 17.03.130-2. Any conflict between the standards of the 17.03.130. E and 
those contained within this subsection shall be resolved in favor of this subsection. 

1. Total Square Footage: The total building floor area within Subarea 1 shall not 
exceed 16,000 square feet. 

2. Building Placement. In order to maintain views from North First Street to the 
water, the following standards apply: 

a. Commercial and industrial buildings and off-street parking are prohibited in 
the northernmost 250 feet of Subarea 1 east of North First Street as 
measured from the northern boundary of Subarea 1 and as shown on 
Figure 17.03.130-6. 

b. Within the remainder of Subarea 1, buildings shall occupy no more than 
50% of the street frontage of North First Street and Riverside Drive. 

3. Maximum Building Height. Twenty-four (24) feet as measured from the highest 
elevation of North First Street adjacent to the building. 

4. Public Access. Public access to the waterfront and recreational areas from streets, 
pedestrian and bike paths, and public dedicated rights of way must be 
provided . Each publ ic access shall be a minimum of fifty (50) feet wide. The 
distance between each access shall not exceed 360 feet and shall be designed to 
encourage public access to the waterfront and Waterfront Trail. 
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5. Esplanade. A publicly accessible esplanade with a minimum width of 10 feet shall 
be provided adjacent to the top of the upper bank as shown on Figure 17.03.130-6. 
No buildings are permitted between the esplanade and the top of the upper bank. 

6. Open Space. All undeveloped areas shall be improved with landscaping, open 
space amenities (including hardscape). or retained with native vegetation. 

7. Minimum and Maximum Setbacks. No minimum setback is required. The 
maximum setback shall be ten (10) feet. This standard is met when a minimum of 
fifty percent (50%) of the front building elevation is placed no more than ten (1 0) 
feet back from the sidewalk of a public or private street, whichever is applicable. 
The setback may be increased to allow for usable public space(s) with pedestrian 
amenities (e.g., extra-wide sidewalk, plaza. pocket park, outdoor dining area, or 
town square with seating). 

8. Parking Regulations. 
a. Required parking may be provided on adjoining parcels provided if it is 

within 1,000 feet of the proposed use. 
b. Credit for On-Street Parking: On-street parking spaces may be counted 

toward required parking where angled on-street parking is constructed as a 
part of the development. 

c. No parking or vehicular circulation is permitted between a building and the 
sidewalk or the building and the Waterfront Trail. 

d. Off-street parking areas in Subarea 1 shall be surfaced with pavers or other 
comparable decorative and permeable materials. 
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Figure 17.03.130-6 Subarea 1 Development Standards 

Angled parking helps meet 
onsite parking requirement 

\ 
' 

\ 

Angelo Planning Group 10 

! 
• • 

A publicly accessible 
esplanade located 
between the buildings and 
the top of the upper bank 

No parking between 
buildings and the sidewalk 
or Waterfront Trail 

December 22, 2014 



City of Hood River Waterfront R~finement Plan City Council Final Draft, Clean Copy 

G. Development Standards for Subarea 3 and Subarea 4. 
In addition to the standards in 17.03.130.E, the following standards apply to Subarea 3 and 
Subarea 4 as identified on Figure 17.03.130-4. 

1. Maximum Building Height on Subarea 3. The maximum building height within the 
area designated as Subarea 3 on Figure 17.03.130-4 is twenty-eight (28) feet. 

2. ESEE Setback Standards on Subarea 3. Within the 75' ESEE setback from the top 
of bank, the following standards apply: 

a. Outdoor storage of industrial materials and shipping containers and the 
parking of commercial trucks and heavy equipment is prohibited. 

b. Fences shall not exceed three (3) feet in height. 
c. The Waterfront Trail shall be landscaped with a variety of trees, shrubbery 

and groundcover at least twenty (20) feet landward of the edge of the trail. 

3. Maximum Building Footprint on Subarea 3 and Subarea 4. The maximum building 
footprint within the areas designated as Subarea 3 and Subarea 4 on Figure 
17.03.130-4 is 25,000 square feet. 

H. Street Trees, Landscaping and Fencing. 
In addition to the standards of Chapter 17 .17, the following street tree and landscaping 
standards shall apply to development within the Waterfront Overlay Zone. 

1. One street tree chosen from the City's street tree list shall be placed along the 
perimeter of the site or parcel fronting the street for each thirty (30) feet of frontage 
for that portion of the development facing the street. 

2. Parking areas shall be shaded on the interior and exterior by deciduous trees and 
buffered from adjacent uses. A ratio of one (1) tree for each seven (7} parking 
spaces shall be required to create a canopy and windbreak effect. The tree 
species shall be selected from a street tree list provided by the City. Landscaped 
areas shall be fairly evenly distributed throughout the parking area and parking 
perimeter at the required ratio, but can be grouped around the perimeter to reduce 
the total area of the parking lot. The number of street trees and parking area trees 
shall be calculated separately. 

3. Landscaping and open areas shall: 
a. Emphasize the use of native trees, shrubs, or other plants adapted for 

survival or growth in this area. Shrubs and/or living groundcover shall be 
planted to assure fifty percent (50%) coverage within one (1) year and 
ninety percent (90%) coverage within five (5) years. 

b. Provide for the planting of trees as windbreaks. 
c. Include street trees and parking area trees that are in scale with the 

d evelo pm e nt. 
d. The tree species selected shall be selected from a street tree list provided 

by the City, or as otherwise approved by the City. 
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4. Chain link fences shall include a top rail for security and maintenance and shall 
have a black, dark brown, or dark green powder coating and shall have a minimum 
of three (3) feet of landscaped screening along street frontages. Concertina wire, 
razor wire, barbed wire and similar materials are prohibited. 

I. Exterior Lighting. Lighting facil ities throughout the development should improve night-time 
public safety and security, promote energy efficiency, and avoid detrimental impacts to the 
environment or to public use and enjoyment of public and private property. The following 
standards apply: 

1. Light fixtures shall be full-cutoff. When installed, a full-cutoff fixture gives no 
emission of light above a horizontal plane. 

2. Pole-mounted lighting shall not exceed a height of 20 feet. 

3. Fa~ade lighting shall be limited to illumination from building-mounted fixtures. Up­
lighting is not permitted. When installed, up-lighting emits light above a horizontal 
plane. 

4. Pedestrian scale lighting is required for the public walkways, plazas, and 
courtyards. Pedestrian-scaled lighting includes "classic street lights" which are 
specified in the City of Hood River Transportation System Plan, ballard lights and 
similarly scaled fixtures. 

5. Street lights shall be provided on all public streets and private streets with public 
access. "Classic street lights" as specified in the City of Hood River 
Transportation System Plan are required unless an alternative is approved by the 
City Engineer. Spacing of lighting shall be consistent with City of Hood River 
Engineering Standards unless an alternative is approved by the City Engineer. 

J. Screening and Storage. 
1. All exterior storage, recycling, garbage cans, and garbage collection areas shall be 

screened from view from the Waterfront Trail , public plazas and open space, 
streets, sidewalks, and any adjacent properties. Trash and recycling receptacles 
for pedestrian use are exempt. 

2. All truck loading areas shall be screened from view from the Waterfront Trail, 
streets, and sidewalks to the extent feasible. 

3. Roof-mounted mechanical (e.g., HVAC) equipment shall be screened from view as 
follows: 

a. Rooftop mechanical equipment screens shall be required at a height that is 
as high as the rooftop equipment being screened. 

b. Screening shall be provided in a manner that is architecturally integral to the 
overall appearance of the building. 

c. Required rooftop screening of mechanical equipment (not including silos or 
other storage facilities) up to six (6) feet in height shall not be included in 
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the calculation of building height provided it is the minimum size necessary 
to screen the equipment and does not exceed the height of the equipment 
by more than one (1) foot. Equipment over six (6) in height shall be 
screened; however, the additional height over six (6) feet shall be included 
in the calculation of building height. 

d. Solar panels are exempt from the screening requirements , above. 

K. Design Standards for Waterfront Trail Improvements. 
The following standards apply to the Waterfront Trail as shown on Figure 17.03.130-7. 

Figure 17.03.130-7 Existing and Future Waterfront Trail 

- Exisli11g Trail 

• • • • fuhor~ Trail 

........ TI1<>'"Ho.:>k'" 

1. Public access shall be provided paralleling the waterfront and around the 
waterfront area via the Waterfront Trail as shown on Figure 17.03.130-7 and as 
provided in this section. 

2. The Waterfront Trail shall be open to the public in accordance with rules and 
regulations established by the City and the Port. 

3. Where a subject parcel includes a portion of a Waterfront Trail, as shown on Figure 
17.03.130-7, the layout, location, and construction of the Waterfront Trail shall be 
reviewed for approval as part of the site plan review. 

4. The Waterfront Trail shall be constructed to the following standards: 
a. The Waterfront Trail shall be a minimum of (10) feet wide except along the 

area identified as the "Hook" on Figure 17.03.130-7 and in other locations 
where natural resource impacts preclude development of the full width. In 
no case shall the width be reduced below eight (8) feet. 
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b. The Waterfront Trail shall be constructed of an all-weather material (e.g., 
asphalt or concrete, preferably concrete). 

c. Pedestrian scale (e.g., ballard lights) night lighting shall be provided along 
the Waterfront Trail. 

d . The Waterfront Trail shall be Americans with Disabilities {ADA) accessible. 
e. Seating shall be provided at periodic intervals. 
f. Except for the area identified as the "Hook" on Figure 17.03.130-7, the 

Waterfront Trail shall be landscaped. This should include a variety of trees, 
shrubbery, and groundcover at least eight (8) feet wide on the landward 
side where possible. 

5. The Waterfront Trail shall be located substantially as shown on Figure 17.03.130-7, 
although the exact location of the Waterfront Trail may vary from Figure 17.03.130-
7. Safety considerations for Waterfront Trail users shall be a principal 
consideration in the siting and configuration of the Waterfront Trail. 

6. The Waterfront Trail may be public or private. If the proposed portion of the 
Waterfront Trail is private, a recorded easement in a form approved by the City 
must be provided, and the Waterfront Trail must be open to the public and shall not 
be restricted to publ ic access except as allowed by City and Port rules and 
regulations pursuant. 

L. Signs. 
All signs shall be in conformance with the sign regulations of Title 18. 

M. Adjustments to the Standards. 
The review authority may grant a variance to the standards in subsections 17.03.130.E 
through 17.03.130.K if the following approval criteria are met. For each standard for which an 
adjustment to the standards is sought, the applicant shall demonstrate that at least one of the 
following circumstances is met: 

1. The physical characteristics of the site or existing structures (e.g ., steep slopes, 
wetlands, other bodies of water, trees or other significant natural features of the 
site, buildings or other existing development, utility lines and easements, etc.) 
make compliance with the standard infeasible; or 

2. The alternative design better complies with the purpose and intent of the Overlay 
Zone to establ ish urban design standards for new industrial and commerc ial 
development consistent with the character of the Port and the City of Hood River; 
to ensure an attractive and pedestrian friendly street character; and to improve 
local access and visibility to and along the waterfront by protecting public access to 
the Waterfront Trail . 

The variance shall be processed in accordance with the procedures, but not the approval 
criteria, in Chapter 17 .18. 
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MEMORANDUM 720 SW Washington St. 

Suite 500 

DATE: December 12, 2014 

Portland, OR 97205 

503.243.3500 

www.dksassociates.com 

TO: Cathy Corliss, Angelo Planning Group 

FROM: John Basket, P.E., Julie Sosnovske, P.E. 

SUBJECT: Hood River Waterfront Amendments Trip Generation P#14213·000 

This memorandum documents trip generation changes associated with the proposed comprehensive plan 
amendment to the Hood River Waterfront Area. The comprehensive plan amendment includes a Waterfront 
Overlay Zone and several zone changes, as described in the attached staff report, and shown in Attachment "A" 
-Amendment Map. 

The proposed map amendments are within the City of Hood River's adopted Interchange Area Management 

Plan (lAMP). Since the lAMP was adopted in 2011, there have been a number of changes within the Plan area 

including: 

• 2010 zone change for the western edge of the Boat Basin (3NlOE25 Tax Lots 100, 102, 109, 115 and 500) 

from Industrial to Light Industrial (File No. 2010-17, Ordinance No. 1989). 

• 2014 zone change of approximately 0.17 acre of Tax Lot 128 from General Commercial (C-2) to light 

Industrial (U) through Ordinance No. 2012. 

• Significant new light industrial, commercial and recreation development. The City's existing Ll zone 

allows for up to 25% or 2500 sf (whichever is less) of accessory retail to be developed in association with 

industrial uses. There have been two light Industrial tenants within the waterfront area which have 

used this provision. 

The proposed legislative amendments include several related actions, not all of which are expected to impact 

employment or trip generation estimates. The amendments include: 

• Adopt the proposed draft Waterfront Overlay Zone. The Overlay zone allows additional commercial 

uses in two subareas: Subarea 1 and Subarea 2. The potential impacts on employment and trips for 

each subarea are addressed in detail below. 

The Overlay zone also Includes a number of requirements which, while supportive of multi-modal 

transportation, are not expected to have any significant impact on employment or trip estimates. These 

include: 

o Prohibition on drive-through uses 

o Height limits and building footprint limits on industrial buildings in some locations. 

o Design and development for commercial and industrial uses and the Waterfront Trail. 

FILE NO. 2014-22 

ATTACHMENT "D" 
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• Rezone from General Commercial (C-2) to light Industrial (U) Parcel #1 (19,145 square feet) and Parcel 

#2 (23,445 square feet) of City Partition File No. 2014-13. This action may impact employment and trip 

estimates and is addressed in detail below (see Subarea 2). 

• Rezone from General Commercial (C-2) to Light Industrial (ll) lot 5 of the Waterfront Business Park 

Subdivision (3N10E25 Tax lot 128). This action may impact employment and trip estimates and is 

addressed in deta il below. 

• Retain the C-2 zoning and remove the 1998 condition limiting uses on the 3N10E25 Tax lot 126 

("Solstice Building") to Expo Center, Visitor Center, and similar uses. This site is fully developed with a 

new occupied building; therefore the proposed zoning action Is not expected have any impact on 

employment and trip estimates. 

Trip generation impacts to the areas expected to be affected by the proposed amendments are summarized 

below: 

Subarea 1 

Subarea 1 is zoned Ll. No change to the base zoning is proposed. However, the proposed Overlay zone would 

allow up to 7,000 sf of non-accessory commercial uses. Industrial uses would also be subject to the 7,000 sf size 

limit. 

Public facilities are allowed as a Conditional Use In the current Ll zone. The proposed Overlay zone would allow a 

community boat house as a Public Facility to be developed with Site Plan Review. However, because this use is 

already allowed by the Ll zone and the general functions of boat storage and launch could occur with or without 

a boat house, this aspect of the zoning action is not expected to impact employment or trips. 

For the purposes of estimating the number of trips possible under the existing Ll zoning, trip generation 

assumptions similar to those used in the lAMP were used, as shown in Table 1. 

Table 1: lAMP Trip Generation Assumptions (by Employee) 

Employment Type PM Peak Hour Trip Gelleratlon 

Retail 4.04 

Service 1.65 

Other 0.39 
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Table 2 summarizes reasonable worst case employment assumptions under current zoning and with the 

proposed amendments in place, as well as the expected trip generation impact associated with the proposed 

amendments. 

Table 2: Subarea lland Use Under Current Zoning and Proposed Waterfront Overlay Zone (Employment) 

Tax Current Zonins Proposed Waterfront Overlay Net Change Trip 
Lot Zoning Retail Service Ottter Zonlns Retail Service Other Retail Service Other Change 

Emp Emp Emp Emp Emp Emp Emp Emp Emp 
115 Ll 5 5 22 Ll- plus 9 0 0 +4 -5 -22 

102 Ll 2 2 10 Ll- plus 9 0 0 +7 ·2 ·10 
133 Ll 4 4 21 Ll- plus* 0 0 2 -4 -4 -19 

Total 11 11 53 18 0 2 +7 -11 -51 -11 

*An approximately 6,000 SF boat house is planned for t his tax lot. 

While retail employment would increase in Subarea 1, both service employment and other employment are 

expected to decrease. Overall trip generation would decrease slightly, by about 11 PM peak hour trips. 

Subarea 2 

Subarea 2 is recommended to be rezoned from C-2 to Ll. In addition, the Overlay zone would allow up to 10% or 

1500 sf of non-accessory commercial on Subarea 2 provided that the total commercial (accessory and non­

accessory) area does not exceed the 2500 sf or 25% of the building limit permitted in the ll zone. Industrial 

office uses are permitted in t he Ll zone; however, the OVerlay zone would expand t he type of uses that could 

locate here by allowing allow up to 25% of the building to be used for profess ional office uses. 

The Port of Hood River, which is the property owner, is currently in negotiations with a developer regarding this 

site. The proposed development (two 30,000 sf buildings), which is more intensive than typical light industrial 

development, represents a likely bu ild-out scenario for this site under the proposed Ll zoning with or without 

the additional uses allowed by the Overlay zone. The proposed development assumes the remainder of tax lot 

127 would be allocated to parking to support the two buildings. 

Since approximately half of tax lot 127 is currently zoned Ll, it was assumed t hat an intensive light industrial 

development (simil ar to that described above) would be developed on the Ll portion ofthe site, with the C-2 

portion (with Expo Center restrictions) used for parking to support that development. 

Table 3: Subarea 2 Land Use Under Light Industrial Zoning and Proposed Waterfront Overlay Zone 
(Employment) 

Tax Current Zoning Proposed Waterfront Overlay Net Change 
Lot Zoning Retail Service Other Zoning Retail Servke Other Retail Servke Other 

Emp Emp Emp Emp Emp Emp Emp Emp Emp 
127 LI/C-2 13 15 74 LI/LI - 13 38 60 0 23 -14 

plus 

Trip 
Change 

+32 
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Lot 5 I Rezone "D" 

Lot 5 is recommended to be rezoned from C-2 toll . There are no additional uses for Lot 5 in the Overlay zone. 

This analysis focusses on the difference between development as an Expo Center (which is expected to be a 

relatively low PM peak hour trip generator) and typical development under Ll zoning, as assumed in the previous 

lAMP analysis. 

Table 4: Lot 5 I Zone Change "D" Land Use Under Commercial (Expo Center) Zoning and Proposed Waterfront 
Overlay Zone (Employment) 

Tax Comm-ercial Zon.lhg (Expo) Proposed Waterfront Overlay Net Change Trip 
l:.ot Zo1ting Retail SeFVice Other Zoning Retail Servbit!' Other Retan S-ervice Other Change 

-IMp Emp Emp Emp Emp Emp Emp Emp Emp 
C-2-

128 Expo 0 0 22 Ll 4 4 18 4 4 -4 +19 
Ctr 

As indicated in Table 4, retail and service employment would increase with the zone change/overlay, while other 
employment would decrease slightly. Trip generation is expected to increase by about 19 trips during the PM 
peak hour. 

Cumulative Effect of Proposed Amendments 

Based on the assumptions presented above for each ofthe areas that are expected to have trip generation 

impacts in the study area, the trip generation changes associated with each are summarized in Table 5. 

Table 5: Trip Generation Changes Associated with Each Amendment Action 

Amendtnerrt Current Zoning Proposed Zoning Net Trip Change 

Subarea 1 Ll Ll- plus -11 

Subarea 2 li/C-2 (Expo} Ll- plus +32 

lot 5 I Rezone " D" C-2 (Expo) u +19 

Total +40 
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The proposed amendments are expected to result in a relatively 

small trip generation increase in the Hood River Waterfront area. 

Trip changes to and from the interchange are also summarized in 

Figure 1, and are expected to increase by 26 trips in the 

northbound direction and 13 trips in the southbound direction. 

Potential Mitigation 

Since the expected trip generation increases are relatively small, 

they could likely be mitigated by implementing one or more 

Transportation Demand Management (TOM) measures as part of 

the Waterfront Overlay Zone. TOM measures that could be 

appropriate for this area might include the following, some of 

which are already included in the Waterfront Overlay Zone: 

_f!)HII'o·"A~Y~A~V ___ _ 

• Flexible/adjusted work schedules - moving shift changes Figure 1: Trip Generation Change Due to Proposed Zoning 

away from morning and evening peak periods (7-9 AM 

and 4-6 PM} 

• Telecommuting 

• Install bicycle parking near building front entrances 

• Provide priority parking spaces for carpool and/or van pool vehicles near building entrances 

• Pedestrian design treatments (included in the design standards of the Waterfront Overlay Zone) 

• Provide off-site pedestrian connections (enhancements to the Waterfront Trail are included in the 

Waterfront Overlay Zone) 

• Provide showers for those who bicycle to work 

• Provide bicycle connections to multi-use trails (enhancements to the Waterfront Trail are included in the 
Waterfront Overlay Zone) 



MEMORANDUM 

DATE: December 19, 2014 

TO: Cathy Corliss, Angelo Planning Group 

FROM: John Basket, P.E., Julie Sosnovske, P.E. 

720 SW Washington St. 

Suite 500 

Portland, OR 97205 

S03.243.3500 

www.dksassoclates.(om 

SUBJECT: Hood River Waterfront Amendments Trip Generation -Professional Office Update P#l4213-000 

This memorandum supplements our December 12, 2014 memorandum to address trip generation changes in 
Subarea 2 related to the professional office restrict ions proposed as part of the Waterfront Overlay Zone. Tne 
previous memorandum assumed a trip generation rate representing a blend of service commercial uses, 
Including professional office uses which provide personal services (e.g. hair and nail salons, tanning or personal 
care salons, massage therapy, medical, dental or chiropractic offices, etc.). As amended by the City of Hood 
River City Council at Its December 15111 hearing, the Professional Offices uses in Subarea 2 will be restricted to 
typical office environments, including single-tenant offices (e.g. accounting, insurance, law firms, etc.) and 
general office uses. 

Trip generation rates for single-tenant and general office range from 0.46 to 0.51 trips per employee durlns the 
PM peak hour. An average of 0.49 trips per employee was assumed for the allowed service commercial 
employment in Subarea 2. For the purposes of estimating the number of trips possible, trip generation 
assumptions similar to those used In the lAMP were used, as shown in Table 1, with a special service 
employment rate for Subarea 2, which is lower than previously assumed. 

Table 1: Trip Generation Assumptions (by Employee) for Waterfront OVerlay Zone and Subarea Z 

Employment Type 
PM Peak Hour Trip Generation PM Peak Hour Trip Generation 

(Waterfront Overlay Zone, except Subarea Z} (Subarea Z) 

Retail 4.04 4.04 

Service 1.65 0.49 

Other 0.39 0.39 

Trip generation Impacts to the areas expected to be affected by the City Council's amendment are summarized . . 
below: 

Subarea 1 (no change from Dec:ember 12, 2014 memo) 

Table 2 summarizes reasonable worst case employment assumptions under current zoning and with the 

proposed amendments In place, as well as the expected trip generation Impact associated with the proposed 

amendments. This table is unchanged from our December 12, 2014 memorandum. 
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Table 4: lot 5/ lone Change "D" Land Use Under Commercial (Expo Center) Zoning and Proposed Waterfront 
Overlav Zone (Employment) 

Tax Commercial Zoning (Expo) Proposed Waterfront Overlay Net Chan1 e Trip 

Lot Zoning Retail Service Other Zoning Retail Servite Other Retail Service Other Change 
Emp Emp Emp Emp Emp Emp Emp Emp Emp 

128 C-2- 0 
Expo Ctr 

0 22 Ll 4 4 18 4 4 ·4 +19 

As indicated in Table 4, retail and service employment would increase with the zone change/overlay, while other 
employment would decrease slightly. Trip generation is expected to increase by about 19 trips during the PM 
peak hour. This table is unchanged from our December 12, 2014 memorandum. 

Cumulative Effect of Proposed Amendments 

Based on the assumptions presented above for each of the areas that are expected to have trip generation 

impacts in the study area, the trip generation changes associated with each are summarized in Table 5. 

Table 5: Trip Generation Changes Associated with Each Amendment Action 

Amendment Current Zoning Proposed Zoning Net Trip Change 

Subarea 1 Ll ll- plus ·11 

Subarea 2 LI/C·2 (Expo) Ll- plus +6 

Lot 5 I Rezone " 0" C·2 (Expo) u +19 

Total +14 

The proposed amendments are expected to result in a relatively small trip generation increase (about 14 PM 

peak hour trips) in the Hood River Waterfront area. 
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Dear Members of the City Council , 12/15/14 

Thank you for this opportunity to comment. We have concerns about the allotted 7,000 square 
feet of planned build-out on Lot 1 A and feel it should be reduced to 4,000 square feet. Initially, 
this commerciai/Ll allotment was loosely described as "grey squares" representing possible 
building development, set at a maximum of 7,000 square feet. But the longer those grey 
squares have stayed on the park site plan, the more real their square footage has become. 
These squares have served as a reference or starting point upon which the Advisory Committee 
has based other recommendations to the Ciity Planning Commission egarding the Waterfront 
Refinement Plan. For example, the AC ended up recommending that there is enough 
commercial space in the overall Waterfront Plan, so Subarea 4 remains zoned as L1. However, 
we do like the idea that the Port recommends for more zoning flexibility on the NE corner of 
Subarea 4 - so why not move 3000 square feet of this commercial ILl square footage over to 
this area? This is a way it does not increase the recommended commercial square footage, but 
redistributes it for a livelier waterfront experience. 

Last week I felt I really needed to experience these "build-able grey squares" in a concrete way. 
Heather and I took flag tape and stakes down to the proposed park site. What the 
measurements and staking told us was that this row of smaller buildings really resembles a 
commercial strip more than a functional stippling of small buildings to serve the needs of park 
visitors. They dominate the park more than anyone could understand from looking at a two 
dimensional site plan. I guess that's why we have computer rendering and architectural models. 

The Advisory Committee worked very hard to pull together recommendations so quickly for such 
a long term project (and I applaud them), but now I can see that they should have physically 
surveyed the site and taken some measurements on Lot 1A to see how large this footprint of 
grey squares really is. This would have a given them a better sense of scale earlier in the 
process. I'm sorry this ground-truthing idea did not occur to anyone sooner, including myself, 
because it really is enlightening. 

Another part of our rationale for limiting the commercial space to 4,000 square feet within the 
park is that the building heights have been increased from 20 feet to 24 feet. Although this is not 
a major increase in height, when it is laid out among four to five buildings, even broken up as 
they are, this height along with the allowed parking between buildings creates a looming 
presence over this small a park. Suggestion: Flying several mylar balloons to show the 
proposed building height on Lot 1 A (and elsewhere for that matter) would go a long way toward 
providing the decision makers with a sense of how this height dominates and belittles and 
shades the park. 

I encourage the City Council to extend this hearing beyond tonight to give themselves and the 
public a chance for more ground-truthing before they commit to a final decision. After all, to a 
large extent it is our Waterfront Park and it's amenities that will draw Ll businesses to locate at 
the Port of Hood River. 

Thank you for your consideration, 

Polly Wood 
President, 
The Hood River Valley Residents Committee 





Susan Froehlich 
1203 Oak St 
Hood River, OR 97031 

Dear City Councilors and Planning Commission, 
15 Dec2014 

Wow. I am amazed that you as a group, would be so willing to quickly rezone this valuable piece of property 
for our city of Hood River and all of its residents. PLEASE do not do this quickly. This area is complicated 
and needs careful and thoughtful consideration as it will be a legacy for many lifetimes, beyond your own. 
Please consider what you are doing and what you yvill be giv)Qg away fi you choose to go forw~rd with~oyr 
original plans. ~ ~~ ~~ ~0\I'C\Cc.\oc- "'ra~ ;Jt.o ~~ \A)"~~. 

From my simple understanding, the zoning distinction for the Expo Building cannot be changed until a 
completed waterfront plan is developed. This was a good idea as it forced everyone to work together to get 
a plan in place. But, Is this why you all are feeling the pressure to act right now? If it is, or even if it is not the 
reasoning, please slow down ... Hood River will benefit if you do ... remember, 
"NO development is better than BAD DEVELOPMENT' ... 
Please take your time and consider the following areas: 

1.)The downtown area needs to be coordinated with the waterfront area to support both, and recently, more 
people are taking to walking across the bridge to travel between the two. We want this to continue as it will 
support those businesses in both areas. How can this be done adequately and to support that "bridge" 
between the two. From a Feng SHui standpoint, you would want a welcoming area on the other side of the 
bridge with visual access to the waterfront, as if it is drawing you there- while at the same time, keeping the 
downtown area easily accessible by walking. This would also help to reduce the number of cars trying to 
access the main entry to the waterfront. 

In order to make the visual and accessible area welcoming, I suggest that the zone for the Boat Basin, 
which is highly visible from downtown, be made Recreational Commercial - with building heights of no 
more than one story- and limited buildings to one or two, except for restrooms. tt is a very narrow space and 
is a visually appealing area that needs protection. Again, this is for many lifetimes, not just for the present. 

2.) Any area north of Portway should be zomed to Open Space/Public Facilities. This just makes good 
sense for now and for the future. The present buildings/footprint can remain, but no taller, wider, with the 
adition of further setbacks of 125-150 feet. 

3.) Lot 1 is a large area and should have careful considerations as to building heights and density. Again, 
visual connection to the water is important and building heights should reflect this- closer to the water, 28', 
with graduated buildings up to 35'. Density of buildings and building size should reflect the town of 
Hood River • small and beautiful. One building should be no more than 20,000 - 25,000sf m~. 

• ~~'\ ~~M~"' \~~ 3 c6S"-~'P~"'-$ -~-.\a 4-t~-e ~ ~~ .. \..~ 
I agree that the current zoning needs to be adapted to our changing needs. I would ask that you srow the 
process down to more carefully weigh out options and opinions from residents, business owners, tourists 
and others so that this rezone will truly reflect the good planning that can and should occur for this very 
valuable piece of Hood River. 

Thank you for your consideration and your time. 

With kind regards, 
.~0 ~ ~\.(... 
(i\~~e.r, ~ .C1:-=\-0~ 
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COLUMBIA 

~ • • 
R I V E R K E E P E R® 

December 15, 2014 

Mayor Arthur Babitz 
City of Hood River 
211 Second Street 
Hood River, OR 97031 

COLUMBIA RIVERKEEPER 
Ill Third Street 

Hood River, OR 97031 
phone 541.387.3030 

www.columbiariverkee.per.org 

Re: Proposed Waterfront Refinement Plan~ Zoning Ordinance Amendments 

Dear Mayor Babitz, 

Thank you for the opportunity to comment on the proposed Waterfront Refinement Plan. 
As a member of two of the Port's waterfront workgroups, I understand and appreciate all of 
the time and energy many people have invested in thinking about our waterfront. I believe 
the plan, as proposed, is a strong step in the right direction. But the four simple plan 
revisions below would greatly improve the greenspace and sustainability of the waterfront. 

1. 125-foot setback from the Columbia River for all property north ofPortway. 

This would create a real and usable greens pace connection from the Event Site to the Hook! 
The current 75-foot setback is insufficient. For example, nearly everyone agrees that the 
"greenspace" and trail behind (north of) the Luhr Jensen building is insufficient. The 
distance from the Columbia to the building there is SO feet. If that building is redeveloped, 
adding 25 more feet of greenspace-75 feet total-will not solve the problem. A 125-foot 
setback is necessary. 

2. Treat all stormwater on site 

All new buildings and parking lots should treat polluted stormwater on site through 
bioswales or other infiltration techniques. Because of the waterfront location and heavy 
recreational use, the waterfront development should have increased protection beyond the 
city's stormwater code. Just as the city's overlay prescribes the esthetic design of buildings 
in a lot of detail (e.g. how many windows, what type of awnings), the city should protect 
water quality as well. 

Ill 
Ill 

To protect and restore the water quality of the Columbia River afld all life connected to it, from the headwaters to the Pacific Ocean. 

1 



3. Prohibit parking north of Portway and east of 1st Street. 

The current plans allow for more parking lots near the Columbia River. Parking should 
occur on the interior lots so as to protect water quality and recreational greenspace on the 
riverfront lots. The attached red and green map (Attachment A) shows that over 80% of 
the waterfront port area west of the Nichols Basin is currently used for roads, buildings, or 
parking lots. Just 10% is public parks. This is an astonishingly low number for a 
nationally-renowned recreation area. We can do better. To provide an alternative vision of 
the west side of Nichols Basin, without buildings and parking lots, Attachment B shows a 
plan Greenworks completed for Riverkeeper. Attachment Cis the Port's original Lot 1 plan, 
which shows the large scale of development and parking lots proposed. The City's zoning 
ordinance directly decides what level of development and what level of environmental 
protection is allowed at the waterfront. 

4. Restrict commercial building space along the west side of Nichols Basin to 
5000 square feet total. 

The park does not need any commercials buildings. The Port seeks intense commercial 
development on the rest of Lot 1. See Attachment C. If commercial buildings are approved 
in the park, they should be small and consistent with waterfront use. 

Thank you for weighing these suggestions. In 2013, Columbia Riverkeeper conducted a 
listening session about the waterfront with 40 concerned residents. Here are the 
conclusions on what the community values. 

We value families and kids playing along the Columbia River in public parks that provide 
a wide variety of choices and activities. 
We value abundant and vibrant parks to improve the Hood River and Gorge economy. 
We value safe recreational access of the Columbia River. More parks will help solve the 
current and future problem of overcrowding and limited access. 
We value healthy lifestyles and family fun more than parking lots. 

More greenspace will create a huge benefit to our community. Thank you again for all of 
your work on the waterfront. 

Sincerely, 

6~~ 
Brett VandenHeuvel 
Executive Director 

To protect and restore the water qua lily of the Columbia River and all life connected to it, from the he~dwaters ro the Pacific Ocean. 

2 
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Columbia Riverkeeper Concept Plan, West End Nichols Basin 
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Port of Hood River's Preliminary Concept Plan, West End Nichols Basin (since revised) 
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THE CHOICE IS YOURS. THE FUTURE IS OURS! 

Pedestrian fri·endly· 
connection to 
downtown area. 

High quality mixed use 
to meet future ne.eds. 

Protect s·oat Basin for 
recreational use. R.e­
zone to RC. Buildings 
located We.st of 1 st St. 

Graduated heights on 
Lot 1 to protect vi:ew 
corridors, 28 ft. - 35 ft. 

Average 150 foot se.tbacks 1o 
ensure public .access and 1 ~ ft. 
walkways al.ong the Waterfront 

Existing businesses stay for now. 
The future vision is public open 
space North of Partway and East 
of 1 st. Street. 

Light l:.ndustri:al 
uses locate.d 'iri 
intef.,i'Cl:r a:re:as~. 

12/15/2014 
.-{,~/k~ 
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Cindy Walbridge 

From: rod krehbiel [roryjasper@gorge.net) 

Sent: Sunday, December 14, 2014 6:47PM 

To: Cindy Walbridge 

Subject: port zoning 

Dear Cindy Wallbridge, 

Please do not rush the zoning of the waterfront. 
The ' Legislative Re' zone' of the port needs more time for public comment 

Please consider the following recommendations for the new zoning: 

Recommendation: Change the base zoning to Open Space/Public Facilities (OS/PF) north of Partway and 

Recreational Commercial (RIC) along the Boat Basin. This is the only way to ensure protection for the 

waterfront. 

Recommendation: Along the Boat Basin, no buildings other than a boathouse and restrooms should be 

allowed in this narrow space on the water side of North First St. Building height should be limited to one 

story above North First Street. 

Recommendation: North of Partway buildings should be no higher than 20 feet. Uses should be limited to 

recreational use and services for that use. Building setbacks from the top of the bank should be an average 

of 150 feet. 

Recommendation: On Lot 1 limit building heights to 28 feet near the water and up to 35 feet in the interior. 

Maximum building footprint: 25,000 SF. 

Recommendation: The Planning Commission should work on a carefully crafted Mixed Use zone for Lot 

1. This has been a city goal for a long time and would work well to help connect the waterfront area with 

the downtown. 

Thanks, 

Rod Krehbiel 

12115/2014 
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Cindy Walbridge 

From: Janelle Koester Uk@janelledesigns.com] 

Sent: Sunday, December 14, 2014 8:11 PM 

To: Cindy Walbridge 

Subject: input for waterfront meeting 12/15 

Hi Cindy, 

I'm emailing to add my voice of support to the recommendations below from the "Friends" group. My 

opinions are especially strong when it comes to height restrictions as mentioned here. I feel that the 3 story 

buildings SOUTH of Partway are already too tall and block a portion of the river view from much of town 

which, in my opinion, is a loss for us all. Thanks for your work on this. 

Janelle Koester 

Recommendation: Change the base zoning to Open Space/Public Facilities (OS/PF) north of Partway and 

Recreational Commercial (RIC) along the Boat Basin. This is the only way to ensure protection for the 

waterfront. 

Recommendation: Along the Boat Basin, no buildings other than a boathouse and restrooms should be 

allowed in this narrow space on the water side of North First St. Building height should be limited to one 

story above North First Street. 

Recommendation: North of Partway buildings should be no higher than 20 feet. Uses should be limited to 

recreational use and services for that use. Building setbacks from the top of the bank should be an average 

of 150 feet. 

Recommendation: On Lot 1 limit building heights to 28 feet near the water and up to 35 feet in the interior. 

Maximum building footprint: 25,000 SF. 

Recommendation: The Planning Commission should work on a carefully crafted Mixed Use zone for lot 

1. This has been a city goal for a long time and would work well to help connect the waterfront area with the 

downtown. 

12/15/2014 



Cindy Walbridge 

From: 
Sent: 
To: 
Subject: 

Hi Cindy -

Jay Sherrard Uaysher@gorge.net] 
Sunday, December 14, 2014 9:51 PM 
Cindy Walbridge 
Waterfront Refinement Plan 

This is a request to the council to delay vot ing on the waterfront r efinement plan. This 
is a big decision with a l ot of ramifications, and yet there has been very little notice 
to the public and opportunity fo r input. 

Please ask the council to delay the vote while the p ublic has a chance to revi ew the 
project and submit comments. 

Than k you, 
Jay Sherrerd 
Hood River 

1 
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Submitted by Hood River Valley Residents C<lmmittee 

The si1e plan above shows a possible build out scenario ol Subarea launder the 12/10114 Overlay Zone DraH. It depicts the maximum 7,000 square feet ol commercial building development and onsite parking tor 35 cars us ing 
typical dimensions for parking spacas, aisles and handicapped parking requirements . 

The Overlay zone for 1 a has been through multiple iterations, ills getting beuer all the time but we still have concerns about: 

Public Space or Com~ :>trill! The intensity of development allowed by the Overlay Draft very nearly creates a strip mall along the top ol bank. Throughout the Port's planning process with Walker Macy, public 
sentiment was strongly in favor of ensuring generous park spaces. HRVRC advocates very limited commercial development in 1 a Integrated Into the public green space to serve the needs of recreationafists and tourists 
(ice cream stand, SUP rentals, cafe etc) but not to create a stand-alone shopping district 
Recommendation: Reslricllolal building developmenllo 4,000 square teet. 
The Top of Bank Overlook betw~n Ajverajde and Anchor Y(U. Buildings and private patios could displace one of the very nicest public places in the park, the ovnrtook along the top of bank. The Walker Macy 
concept plan shows an esplanade (a 10·12 foot wide sidewalk) along the top of !lank along the east edge of the commercial buildings but this public walkway is not protected in any way by the proposed code language. 
Even if the esplanade does get buill, its narrowness will limit it to being a transit zone. tn any urban park, the most common activity is people watching-the lop of banh area is the very best place for that with good views 
of a ll the action on the path and water below . With varied seating (benches facing the water, tables with moveable chairs) and shade trees, we've no doubt the overlook will be one or the most popular places in the park. 
The site p lan above shows how public access to this space could be eliminated by buildings extending to the edge of the bank or by patios thc.t are fenced and restrict1!d to customers of the buildings. 
Recommendat.lon: R~·strict all devekJpmenl in a 25-foot wide strip along the top of the bank. C<lnsider requiring a deeper plaza for a t ltlast 40 feel . 
.earking. The Overlay requires as many as 35 parking spaces for a development of 7,000 sq. tt (6 spaces per 1,000 sq. II of restaufant space) . This exceeds wllat is required tor restaurants in any o ther area of the city. 
While thare Is no requirement that the spaces be provided onsite, there Is also no prohibition against it Signific ant onsite parking between buildings will reinforce the "strip matr Impression. 
Parking Recommendations: 1) Make surface parking a prohibited use in the 250 foot no-build zone between Portway and AnchOIWay 2) Mir1imize on-site parking in the rest o t the development by limWng it to deliveries 
and handicapped parking 3) consider adding design standards like requiring bricks or pavers Instead of asphalt for on-site parking to ts on 1a ro that parking Jots look more like plazas and can serve dual roles . 
.!.iB.!l!!llilllliW.IIl Uses. The intent of the overlay is to allow a limited amount of commercial development to serve park users. Placing a light industrial buitdingfuse in a park setting does not serve the public interest. 
Recommendation: Eliminate Light Industria/as an allowed use in 1a. 

• Halmnal chalnstlmnchises. Our waterfront should celebrate what is uniqu~ about our town, including the individuality of our locally owned businesses. 
Recommendation: Pr.:>hibil national chains/franchis6s in Subarea 1a. 
Stormwater Reccamendation: Modern, environmentall~·-sensitive stormwater standards stlauld be adopted requiring onsite infiltration or other techniQues to eliminate contaminated or high 1emperature runof1 into 
Nichols Basin. 



Light Industrial Mixed Use: A New Zone for the Waterfront 

The Hood River VaHey Residents Committee's mission is to protect Hood River Valley's fann and forestland 
and the livability of its cities and rural communities. While we are perhaps more known for the protection of 
resource land, land-use within the City of Hood River has always been a focus for us. Plaillling is a regional 
activity. We have learned that the very best way to protect farmland from sprawling development is by 
creating a great city within the urban growth boundary. 

Using our limited amount of urban land wisely and creatively is a challenge and often fraught with 
controversy as there are many competing interests to balance. Over our 38-year experience in land-use 
pl anning, we have come to embrace the ideas that frequently go under the tenus "Smart Growth" or "New 
Urbanism'' which advocate policies to concentrate growth in compact, vibrant, walkable urban centers to 
avoid sprawl. 

The Waterfront Refinement Planning process currently underway provides an opportunity for our community 
to make some fundamental decisions about the direction future development the waterfront will take. Most of 
the waterfront is currently zoned Light Industrial which allows for low-impact manufacturing and offices 
related to research and development. Our suggestion would be to expand the possibilities by creating a new 
zone for the waterfront "Light Industrial Mixed Use." Light Industrial would continue to be the predominant 
use at the waterfront but commerci al, residential and recreational uses should be layered in to increase 
vitality, livability and spur economic development. Other cities have employed various methods to achieve 
this mix of uses (e.g. require a minimum Floor Area Ratio FAR for industrial uses with density bonuses for 
other uses once the industrial FAR is met or set maximum pen.:cntagcs/square footages for the auxiliary 
commercial and residential uses so that most of the square footage is preserved for industrial uses). HRVRC 
has advocated mixed use at the waterfront for over 30 years. 

Mixed Use and Economic Development 

Mixed use is good for economic development and wil\ 
provide a competitive advantage to Hood River in 
attracting businesses to locate here. The current 
economy values proximity and clustering. P lacing 
jobs, retail, homes and recreation in proximity 
increases business opportunities, creates a sen:se of 
place and functions as a recruiting tool for employers. 
2417 communities, as opposed to 9 to 5 Monday­
Friday environments, are increasingly attractive to 
young profc:ssionals and the "creative class" who 
value vibrant .street life and a hip urban energy, even 
in a small town. Traditional office and industrial 
parks, with buildings surrounded by parking and 
landscaping, are inward focused and do not provide 
many opportunities for spontaneous employee 
interaction. When asked if the new restaurants on 
Portway Avenue added value for the day-employees 
commuting to work at the waterfront, property owner 
and employer Andy von Flotow, responded "I think 
the answer is an emphatic YES. A "pure" industrial 
park is a hideous thing, particularly when on a park­
enhanced shoreline." Indeed, in order to stay 
competitive, business parks around the country are 
converting to mixed-use developments. 

The 10 Principles of Smart Growth 

• Mix land uses. 

• Take advantage of compact design. 

• Create a range of housing opportunities and choices 

• Create walkable communities. 

• Foster distinctive, attractive communities with a slr0!18 
sense of place. 

• Preserve open space, farmland. natui'Jll beauty, and 
critical enviroomental areas. 

• Strengthen and direct development toward existi!lg 
communities. 

• Provide a variety of transportation options. 

• Make development decisions p~crable, fair, and ~ 
effective. 

• Encoun~ge community and stakeholder collaboration in 
development decisioos. 



Mixed-use settings have been found to produce more employment and higher occupancy rates. Cities around 
the coWitry are increasingly using mixed-use industrial districts to preserve industrial land and increase density 
with a payoff in higher property values. The City of Hood River Economic Opportunities Analysis, 20 ll 
predicts a far greater need for commercial land {C-1 and C-2) than industrial (LI and I) in the 20 year study 
period (201 0-2031) with commercial land use needs projected at 39 acres compared to 16 acres for industrial 
land. Employment creation is similarly weighted-530 retail jobs and 835 service jobs are expected to be 
created in that time period compared to just 116 industrial jobs. Hood River's largest deficiency is in Class A 
office space. 

In 2013, EcoNorthwest prepared an Economic Impact Analysis for the Port of Hood River that recommends 
the very same shift from pure industrial to mixed use that we advocate: 

" ... what is the best use of remaining Port property at the waterfront? Many cities provide evidence 
of a transition from industrial uses to other uses as property values rise. The Port has already 
accommodated a shift from traditional industrial and warehousing toward light industrial and 
commercial. The Port should consider furthering this transition, focusing on the kinds of businesses 
that are most compatible with waterfront recreational amenities. " 

The Waterfront and Downtown 

Some have expres~cd concern that development at the waterfront will come at the expense of downtown. 
HRVRC would never advocate a waterfront policy that would turn our historic downtown into a ghost town. 
We believe the opposite is true: No part of town has as much to gain from a vibrant waterfront as do·wntown. 
This is not a zero sum game. Growth at the waterfront will be good for all of us. The two districts are 
geographically close- Lot 1 is only a 3-minute walk from the comer of 2nd and Oak and development at the 
waterfront can and should complement and enhance downtown. HRVRC encourages the City and Port to make 
infrastructure improvements that strengthen the pedestrian connections between the two areas. Structured 
parking at the waterfront paired with a trolley service to downtown could help alleviate parking issues in both 
areas. 

References: 

Economic Development and Smart Growth: 8 Case Studies on the Connections between Smart Growth Development 
and Jobs, Wealth, and Quality of Life in Communities, International Economic Development Council 
www.icdconline.org/cUcntyploads/Downloads/edrp/LEQC Smart Growth.pdf 

Smart Growth and Economic Success: The Business Case, November 2013, Office ofSU.')tainable Communities, U.S. 
Envirnonmental Protection Agenc;y hup:/, wwv;.cpa.gov/smm1growth. pdf/business casc.pdf 

Industria( Vs. Mixed-Use Zoning: Economic Impact and Job Creation Study CBRE Consulting, 2007 
htms:/,ccala.or!!1downloatil;/LegA lli'sPublicatio11$.1ndustna1 Zoning Econ Report.odt' 

Integrating Light Industry into Mixed-Usc Urban Development, Dan Cotter, Georgia Tech Enterprise Innovation 
Institute, 2012, http:f/stip.galech.edu/wp-contentluP.Ioads/20 1 U I 0/STIP-Dan-Cotter.pdf 

City of Hood River Economic Opportunities Analysis, FCS Group, 2011, 
bUp:/lcemralpLcom/ upload/375/ 16352 Fina!EOAR.eport6-20 II .pdf 

Economic Impacts of the Port of Hood River, EcoNorthwest, December 2013, 
http:/iwww .ponofhoodriver.comtPDFsrEconomic Tmnact Anatys1s.pdf 
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Cindy Walbridge 

From: Larry Jeanine [larryjeanine@earthlink. net] 

Sent: Monday, December 15, 2014 7:32AM 

To: Cindy Walbridge 

Cc: Friends of the Hood River Waterfront; Jeanine Jones 

Subject: Waterfront Refinement Plan 

Dear Ms. Walbridge, 

I have just learned about the meeting tonight considering approval of the new overlay zone. I already 
have a corrunitment and unable to attend. 

• I object to this being rushed through without public notice or adequate time for discussion 

• I ask that the commission adopt the five recommendations of the Friends of the Hood River 
Waterfront: 

Lawrence K. Jones 

Larry and Jeanine Jones 
1517 Lincoln St. 
Hood River, OR 97031 
541-386-2877 Larry 
541-645-0859 Jeanine 

12/15/2014 

Recommendation: Change the base zoning to Open Space/Public F 

(OS/PF) north of Partway and Recreational Commercial (R/C) along · 

Boat Basin. This is the only way to ensure protection for the waterfrc 

Recommendation: Along the Boat Basin, no buildings other than 

boathouse and restrooms should be allowed in this narrow space on 

water side of North First St. Building height should be limited to one 

above North First Street. 

Recommendation: North of Portway buildings should be no higher 1 

feet. Uses should be limited to recreational use and services for that 

Building setbacks from the top of the bank should be an average of 1 

feet. 

Recommendation: On Lot 1 limit building heights to 28 feet near the 

and up to 35 feet in the interior. Maximum building footprint: 25,000! 

Recommendation: The Planning Commission should work on a car 

crafted Mixed Use zone for Lot 1. This has been a city goal for a ton! 

and would work well to help connect the waterfront area with the dow 
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Cindy Walbridge 

From: tood douglass [tood@gorge.net] 

Sent: Sunday, December 14, 2014 9:26PM 

To: Cindy Walbridge 

Subject: Delay Decision 

To Cindy and City Council, 

I urge you to delay any decision on the the new overlay zone for the Hood River Waterfront, 
the 'Refinement Plan'. 

This rezoning demands more time, review and public input. 

Thank: you, 

Carol Douglass 
821 Columbia Street 
Hood River, OR 97031 

12/ 15/2014 
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Cindy Walbridge 

From: Kris Gann [kris@krisgann.com] 

Sent: Monday, December 15, 2014 9:39AM 

To: Cindy Walbridge 

Subject: Refinement Plan vote tonight 

Dear Cindy, 

I will be out of town for the City Council meeting and wanted to share my concerns about this 
pian. 

I have attended just about all of the meetings concerning this plan as well as the Port meetings 
discussing Nichols Basin. I think the plan as it stands needs to have more exposure to the 
public. This has been such a quick process and I feel that many people of our city affected by 
this are unaware of the breadth of the plan. I would urge a longer public comment period. 

For the Nichols Basin area, Subarea 1a, there is entirely too much building construction 
allowed on that very small parcel. If allowed , it will completely change the experience of that 
area which was not the concept put forward during this summer's meetings. The plans 
presented this summer by Walker Macy included schematic drawings of the design concept of 
three small pads at top of bank and an area for boat storage/related commercial structure 
above where the kayak rentals are now. 7000 sq ft seems adequate to accommodate all of the 
uses- not the 16000 sq ft that has emerged. 

In addition, the building heights of both this area and the area north of Partway are excessive 
and not in keeping with the scale of the area. For Nichols Basin , the mass of these buildings 
will cut the sunshine flowing to the basin. For the area north of Partway, taller buildings will 
create a tunneling effect with the existing structures south of Partway. The public has accepted 
this in larger cities but I think we have an opportunity to work around that here in Hood River. 

I commend the Port with moving forward and have appreciated the public participation in the 
process but I think there needs to be more public input on this plan. 

Thank you for your consideration. 

Sincerely, 

Kris Gann 
907 Cascade 
Hood River 

12/ 15/2014 



December 15, 2014 

Dear Mayor Babitz and City Council. 
You will be hearing the proposed Waterfront Rezone Plan tonight, ordinance 2015. 
While the proposal in front of you is a good start, there is still some detailed work to be done on this 
very important rezone. Due to the quick timeline set up for this process, this document has not really 
had the thorough review by the public or even the advantage of more than two short planning 
commission sessions. So far, the writing of this new waterfront zone, has not even met the goals the 
Council set last March to achieve during this Waterfront Master planning process. 

As quoted from the Mayors, statement at the March 10, City Council meeting, 
"A master plan is legislative therefore it can be creative and have open discussions with community 

members. Babitz feels a legislative master plan makes sense to him because: 
A legislative process is seen as the will and desire of the community; it is hard to sue over a legislative 
process decision. A legislative process allows for new tools to address issues with zonings; development can 
more easily be controlled . This process would also allow for clarification of ambiguities in the City's codes." 

This rezone process has not meet those goals: 
1. The City /Port appointed individuals to attend committee meetings that were held during the day at 
3pm, a time that is very hard for business folks to attend. The meetings were frequently held on short 
notice and unpublicized. This proposal has still not been covered in the newspaper, and has not meet 
the goals of "open public discussion forums." Two short Planning Commission meetings were held 
without news coverage, where some changes were made. This new document was not even released 
until noon on Friday so there is no opportunity for the careful evaluation it deserves. 

2. Another goal the Mayor set for this zone was to "avoid confusion and unclear zoning legislation" but 
this proposal does not accomplish that. The overlay process of allowing non~light industrial uses on LI 
zoned parcels only adds to the confusion. If this were "clear of ambiguities", Lot 1a, (slack water beach 
area), would be re-zoned Recreational Commercial. We had a chance to do this 5 years ago when we 
changed it from Industrial to LI, and now we are addressing the same issues. An RC designation in this 
small area would continue to allow the uses currently taking place on the site, kayaking, SUP, and 
watersports equipment rentals, and any other businesses that would support recreational uses. 
Keeping Subarea 1 zoned "LI plus" is a mistake and creates "unclear zoning legislation". 
Buildings on Lot 1A should be keep to 1 story and pushed across the street as recommended by Group 
Mackenzie during the Port meetings last summer. No buildings should be on the park and waterfront 
side of the street on Lot la. Just like on Partway, the street creates an open space, free of visual barriers 
between buildings and public waterfront space. The remainder of Lot 1 should be a carefully crafted 
mixed use zone area, allowing some commercial and some Light Industrial uses. Restricting this to just 
LI will make it harder to develop and does not allow for future flexibility. This plan needs to be flexible 
for future development not restrictive of the options. 

3. Setbacks from the water North of Partway should be 150ft. with NO FENCES to block public access 
from the river. (Development standards. b) 

4. The Waterfront Trail standards should be consistent with the Waterfront Park at 12ft. wide. 

A lot of work has been done on this rezone and there are some good outcomes so far. But the 
Waterfront area is very large and diverse with complex usage goals ranging from business to 
recreation. The Waterfront is our towns most valuable assets so please send this back to the drawing 
board and work out a few more of the details until we really get a document that will guide the City and 
Port towards an area that will be a clear guide to benefit the community for the next 40 years. 
Let's truly meet the Council's goals and have "a process that is seen as the will and desire of the 
community." 

Thank you, 
Ann Frodel 



To: the Hood River City Council 

RE: Proposed New Overlay Zone for the Hood River Waterfront 

Date: December 15, 2014. 

Dear Members, 

After having studied the Advisory Committee's Draft, the notice that just arrived this past Friday, I 

would like to make the following observation. 

Many businesses not on the waterfront benefit from tourists and visitors. We have a iodging property 

and we advertise the availability of our waterfront. Being able to feel a part of the Columbia River, 

the Boat Basin and Waterfront property is unique. There isn't another location along the Gorge 

where the average person has access to the River to this extent. And this area is part of a designated 

area to protect this uniqueness and beauty. 

Putting more businesses north of Partway Drive and on the west side of the Nichols Basin (on ~he 

water side of North First St) will affect the tourist, visitor, sportsman, sailor, boarder, swimmer and 

even the strollers. 

Protect the Boat Basin with a rezone to RC, the area on the water side of North First St. 

North of Partway, change the base zoning to Open Space/Public Facilities. 

On lot 1 make sure the view corridor is protected and have a carefully thought out mix use plan as 

this has been the City goal for a while. 

And this does not need to be decided tonight. The proposed changes have not been in the paper. 

Those of us who have been to some of the public meetings were fortunate enough to get the Advisory 

Committee's Draft three days ago. Without it being in the paper, most/many citizens don't know. 

It is Christmas time with many people out of town. 

Since th is affe-cts our lives and businesses, please do not rush the proposed changes. let the Good 

Citizens of Hood River have a say. 

Most sincerely, 

Jane Nichols 

Hood River BnB, 918 Oak St, Hood River, 541.387.2997 



Page 1 of 1 

Cindy Walbridge 

From: GEORGE DOLACK [l.dolack@comcast.net] 

Sent: Monday, December 15, 2014 3:13PM 

To: Cindy Walbridge 

Subject: Zoning 

HI Cindy, 

I agree with the following reconunendations. I too think there should be adequate time given to this. 

Recommendation: Change the base zoning to Open Space/Public Facilities (OS/PF) north of Partway and 

Recreational Commercial (R/C) along the Boat Basin. This is the only way to ensure protection for the 

waterfront. 

Recommendation: Along the Boat Basin, no buildings other than a boathouse and restrooms should be 

allowed in this narrow space on the water side of North First St. Building height should be limited to one 

story above North First Street. 

Recommendation: North of Partway buildings should be no higher than 20 feet. Uses should be limited to 

recreational use and services for that use. Building setbacks from the top of the bank should be an average 

of 150 feet. 

Recommendation: On Lot 1 limit building heights to 28 feet near the water and up to 35 feet in the interior. 

Maximum building footprint: 25,000 SF. 

Recommendation: The Planning Commission should work on a carefully crafted Mixed Use zone for Lot 

1. This has been a city goal for a long time and would work well to help connect the waterfront area with 

the downtown. 

T oldy Do lack 

73 8 Columbia St 

206 999 3421 

12/15/2014 



Cindy Walbridge 

From: 

Sent: 

To: 

Cc: 

Linda Maddox [lindanicemaddox@gmail.com] 

Monday, December 15, 2014 4:26PM 

Cindy Walbridge 

Linda Maddox 

Subject: City Council 

City Council Hearing, Dec. 15, 2014 
Hood River Waterfront Refinement Plan Testimony 

Page 1 of3 

This and a!l previous testimony, 12-1-14 and 12-8-14 to the Planning Commission, should be made part 
of the record, including the map passed out tonight. 

The main points: 

Recommendation: Change the base zoning to Open Space/Public Facilities (OS/PF) north of Port'A.'ay and 

Recreational Commercial (R/C) along the Boat Basin. This is the only way to ensure protection for the 

waterfront. 

Recommendation: Along the Boat Basin, no buildings other than a boathouse and restrooms should be 

allowed in this narrow space on the water side of North First St. Building height should be limited to one 

story above North First Street. 

Recommendation: North of Partway buildings should be no higher than 20 feet. Uses should be limited to 

recreational use and services for that use. Building setbacks from the top of the bank should be an average 

of 150 feet. 

Recommendation: On Lot 1, limit building heights to 28 feet near the water and up to 35 feet in the interior. 

Maximum building footprint: 25,000 SF. 

Recommendation: The Planning Commission should work on a carefully crafted Mixed Use zone for Lot 

1. This has been a city goal for a long time and would work well to help connect the waterfront area with the 

downtown. 

Some Background and an Idea----------------

Reading from an Angelo Plaruring Group Report titled "Hood River 2020 Keeping Hood River on 
Track" prepared June 2006, Hood River can anticipate 11,500 residents by 2025. If their estimate is 
accurate, this is a large population increase and we need to prepare for it by zoning our waterfront for 
recreational uses and park space to accommodate the anticipated increased use. 

Our waterfront property is the largest> best, undeveloped place in our dear city. Livability and quality of 
life are our community's widely held core values according to this same report. Many of us gave up 
money and opportunity to live here because Hood River reflects these values. It is not often that we can 
live in a place in sync with our values and it is wonderfully healthy to do so. 

12/15/2014 
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The recent effort in the waterfront planning process does not reflect the core values of the comrmmity. 
The current draft simply does not go far enough in protecting the waterfront and in a number of respects 
has made things worse and more complicated with the use of the overlay zone. The new zoning also 
allows for more development than many of us can even conceive of, for example along the Boat Basin; 
it allows too much light industrial on Lot 1; and doesn't remove light industrial from north ofPortway. 

IF you, the City Council, would just rezone the waterfront property into the proper zones in the fust 
place, you could avoid the confusion caused by an overlay zone. You could propose new zones, such as 
a new Mixed Use Zone, and rewrite and improve some of your current zones which apply to the 
waterfront property now and should be applied to more of it. 

Most importantly, this new overlay zone needs more work before we are stuck with it and it becomes 
law. What you are working on are the rules governing development at the waterfront. These rules are 
hard to change and tend to remain in place for a long time. I hope you understand that! 

We need to rewrite our Open Space and Recreational/Commercial zones to fit the time we live in. At 
this point, if I were in your shoes, I would ask for that and then I would choose a pm1ion of the 
waterfront to study in depth, for example the West Bank, and get that area zoned correctly, once and for 
all. Then work on a Mixed Use zone; move on to the next portion of the waterfront, Lot 1 or north of 
Partway, etc. This would be a thoughtful process. 

IF you choose to pass this flawed zone tonight, please consider the main points above and the details 
below: 

Add to the purpose statement ''to protect public access to the water". 

In F .1. Reduce the total tloor area for buildings, including the public boathouse, along the Boat basin to 
4,000 SF. 

In F 2. (a) (b) Delete all language. To have a small250-foot no build area at the north end of the Boat 
Basin and a 50% building frontage allowance for the rest of the area defeats the entire concept of a nice 
park along the Basin tempting people to walk there from downtown. This is such a narrow strip of land, 
all the buildings except for restrooms and a public boathouse should be across N First St to the west. 

in F. 3. Maximum building height: one story. 

In F. 8. There should be a rear, waterside, setback of at least 20-30 feet. 

In J. 3. c. In the cunent language all buildings can be 6 feet taller than the maximum height, if they have 
rooftop equipment screening. 

InK. 3. The width of the waterfront trail should be changed to 12 feet. That has been the consensus for 
safety and comfortable use. 

In M. Adjustment to the Standards This variance language removes our current variance procedure and 
puts this very lenient language in its place. Before you pass this, think about it carefully especially 
regarding unintended consequences. At the meeting last week one person commented that "it un-does 
everything the Planning Commission has just done." Think about it. 

12/15/2014 
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To conclude, the new draft for this entirely new zone was available only 3 days ago. Three days in our 
holiday season is much too short a time to consider so much. There is no reason to rush this process 
which will govern what will be done on the most important property in Hood River ..... our beloved 
waterfront. 

Linda Maddox 
3018 Dana Lane 
Hood River, OR 97031 

12/15/2014 
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December 15, 2014 

Hon. Arthur Babitz and City Council 
City of Hood River 
211 2nd Street 
Hood River. OR 97031 

Vancouver Bend 

:3~-) S'.'/ Sor -"i S· S . :,:, J ) · 

8 '3•<1 ()fi ~~-=' :'1 ':2 

BY EMAIL 

Re: Requested amendment to Waterfront Refinement Plan re: required windows 
Ctty of Hood River Proposed Ordinance No. 2015 

Our File No. 50805-38651 

Dear Mayor Babitz and members of the City Council : 

We represent Ryan's Fresh Fruit Juices/Hood River Juice Company. We write you at David Ryan's 
request to seek an amendment to the proposed waterfront ordinance. The amendment addresses 
economic and food safety issues unique to food processing . 

The proposed ·'required windows" standard will encompass our juice processing plant The standard is 
deliberately penetrating: it requires owners to allow views into "ground floor working areas: among 
other areas. The ground floor of our facility is used as a production area, most likely meaning it is a 
"working area." While we understand the benefits of windows, requiring windows on a food processing 
plant will have two unintended consequences. 

First. the requirement poses a food safety nsk Windows or other similar glazed surfaces would be 
located very close to food processing equipment. Shards of glass frcm a broken window pose a risk of 
laceration 1f introduced into the food chain and then ingested. Moreover, constructing barriers to mask 
or conceal food machinery from the windows would defeat the whole purpose of the rule. as well as 
constitute a useless fmancial outlay. Needless to say not only has Mr. Ryan not budgeted to 
undertake such unusual construction or insurance to offset the risk E!Xposure. Mr. Ryan questions 
whether he could obtain financing to construct a self-defeating countermeasure. 

Second. the requirement poses a financial security risk. The juice that we process 1s sold to major 
national food producers. Certain of our ingredients and production tE::chniques constitute trade secrets 
of one or more other companies. These customers may regard Ordinance 2015 as creating a secunty 
breach if it has the effect of allowing the public to view the working areas of our plant These customers 
wii! hold Mr. Ryan responsible for such a breach. 

We understand the City's efforts to improve appearances within the Waterfront Overlay Zone. But to 
protect food processing activities we request an amendment that we believe moves development 
towards the City's goals in a way that is sensitive to food safety and trade secrets. 
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The amendment creates a design alternative to windows on buildings used for food processing . We 
respectfully request that Council add an additional subsection to 17.03.130(E)(3), which for reference is 
located on page 6 of tonight's "Planning Commission Recommended Draft" of the text for adoption. 

The new subsection would be numbered 17.03.130(E)(3)(e) and read as follows: 

On buildings used to process food for human consumption, a fa~de may offset required 
windows through construction of additional features listed in Section 17.03.130(E)(1), as 
approved by the review authority. 

Thank you for your time and consideration . Please enter th is letter into the record of decision for this 
matter. 

Sincerely, 

JORDAN RAMIS PC 

~~ 
Timothy V . Ramis 
Admitted in Oregon 
tim. ramis@jordanramis .corn 
OR Direct Dial (503) 598-5573 

cc: Cindy Walbridge 

50805·3865 1 10808713_1 DOC\C£011 21~ 5t20T4 
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Cindy Walbridge 

From: Jane Camero Uaneo@gorge.net] 

Sent: Monday, December 15, 2014 4:49PM 

To: Cindy Walbridge; Jane Camero 

Subject: Waterfront Refinement Plan 

To All It May Concern: 

I have been a resident of Hood River since 1987. I thoroughly enjoy the waterfront 
several times a week for recreation including walking my dog, kayaking , running , 
and birdwatching. I adopted a plot at the Waterfront Park the first season that it was 
planted. It has been so positive to watch the children on the beach and in the 
playground, families picnicking, and elders strolling or resting on the benches. This 
is exactly what our precious waterfront should remain. 

I would like to see everything north of Partway open space. I understand this would 
require changing the base zoning to Open Space/Public Facilities north of Portway 
and Recreational Commercial along the Boat Basin. I believe this to be the only 
way to ensure protection for the waterfront. 

Let1s not clutter the waterfront like a strip mall! Along the Boat Basin, no buildings other 
than a boathouse and restrooms should be allowed in this narrow space on the water side of 
North First St. Building height should be limited to one story above North First Street. 

I encourage the Planning Commission to take it slowly to carefully design a Mixed Use zone 
for Lot 1 to help connect the waterfront area with the downtown. Our waterfront is our very 
best asset. 

Thank you for taking public comment. 

Sincerely, 

Jane Camero 
1027 Columbia St 
Hood River, OR 97031 
541-386-3307 

~ ovost! 
'-' frn 
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Cindy Walbridge 

From: Carie Lahr [corielahr@gmail.com] 

Sent: Monday, December 15, 2014 5:11 PM 

To: Cindy Walbridge 

Subject: City Council Meeting -Waterfront Plan Comment Submission 

Dear Hood River City Council, 

We are writing to urge you not to move forward at this time with a rushed development plan for the 
Hood FJver Waterfront. Given t~e significant public interest in the Hood River waterfront trying to 
push this through in the last hours of the current city council does not make any sense. The fact the 
proposed development scheme as approved by the planning commission was only first released for 
public review a few days ago makes clear that the public has not been given adequate time to review and 
consider the plan. Why the rush? 

As two peopie who have been closely involved in working to protect the Nichois Basin over the iast 
three years it is disappointing that such a significant new development would be legislatively hardwired 
pursuant to this ordinance. 

We are concerned that the proposed development plan would put degrade the semi-natural character of 
the Nichols Basin, increase storm water pollution into the Nichols Basin and Columbia River without 
any comprehensive stonnwater plan, and degrade what could be a world-class waterfront in favor of 
commercial development that will compete with our existing downtown main street. 

The recreational assets of our waterfront should not be sacrificed in this rushed proposal. 

Sincerely, 

Corie Lahr and Derek Bell 

12115/2014 
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VTA E-MAIL ONLY CINDY@CI.HOOD-RIVER.OR.US 

City Council 
Attn: Cindy Walbridge, Planning Director 
301 Oak Avenue 
P.O. Box. 27 
Hood River, OR 97031 

1600 Pioneer Tower 
888 SW Fifth Avenue 
Portland, Oregon 97204 
503.221 .1440 

PHONE: 503.802.2009 
FAX: 503.972.3709 
.Toe. voboril@tonkon.com 

Re: Ordinance 2015- Waterfront Refinement Plan- Zoning Code and 
Comprehensive Plan Amendments 

Dear Mayor Babitz and Members of the City Council: 

I represent Hood River Disti llers, Inc. On behalf of my client, I have submitted 
both oral and written testimony to the City Planning Commission regarding this matter. A 
copy of my December 8, 2014 letter to the Planning Commission is included in your materials 
for tonight's hearing. On behalf of Hood River Disti!Jers, Inc., I would like to restate the 
argument$ set forth in my December 8 letter. 

The purpose of this letter is to address the December 12, 2014 Memorandum 
from DKS which is entitled "Hood River Waterfront Amendments Trip Generation" (the 
11DKS Memorandum"). While we assume that the purpose of the DKS Memorandum is to 
address the State Transportation Planning Rule (OAR 660-012-0060), no reference is made to 
the State Transportation Plam1ing Rule in the DKS Memorandum. In any event, if the intent 
of the DKS Memorandum is to address the State Transportation Planning Rule, it fails to do 
so. 

During the past four weeks, my client and 1 have made repeated requests for 
the Transportation Analysis which was described as Task No. 3 in the Scope of Work for this 
planning process that you adopted on August 11 , 2014. We were surprised that the 
Transportation Analysis was not presented to the Planning Commission at their hearings on 
December 1 and December 8. Ftnally, at 4:20p.m. on Friday, December 12, we were 
provided with the DKS Memorandum. Since we have only had one day to review and 
comment on the OKS Memorandum, we are able to provide only a few examples of the 
problems with the report. They are as follows: 
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1. The DKS Memorandtun evaluates the traffic impact of the uses that 
would be allowed by the proposed zone changes and Comprehensive Plan Amendments using 
trip generation assumptions by employees, which makes little sense. For example, a small 
restaurant might have four employees, but the trip count generated by the restaurant's 
customers would be a multip le of the number of individuals employed by the restaurant. 

Attached is a copy of the Transportation Impact Analysis prepared by Group 
Mackenzie which was submitted to the City in October, 2011 with respect to the Naito 
Waterfront Development. Also attached is a copy of the Transportation Analysis, aiso 
prepared by Group Mackenzie, which was submitted to the City by the P01t of Hood River in 
support of the 2.33 acre zone change that was approved in October of this year under File No. 
2014-11. 

Both reports were submitted to address the State Transportation Planning Rule. 
Neither of the reports used employee counts. Rather, both reports are based on worst-case 
development scenarios using the data contained in the Institute of Transportation Engineers 
(ITE) Trip Generation Manual (the ''JTE Trip Generation Manual"). Comparison of the 
estimates of the traffic impact in the two Group Mackenzie reports to the traftic impact for the 
same uses that are estimated in the DKS Memorandum clearly indicates that the DKS 
Memorandum significantly understaies the traffic impacts that can be expected to occur as a 
result of the zone changes and Comprehensive Plan Amendments that are included in 
Ordinance 2015. In order to properly address the State Transportation Planning Rule, the ITE 
Trip Generation Manual, together with the formulas for all of the specific land use codes, 
should have been used. If such methodology was appropriate for the Naito Waterfront 
Development and the 2.33 acre Port of Hood River zone change, then why was that 
methodology not used to analyze the impact of these zone changes and Comprehensive Plan 
Amendments? 

2. The DKS Memorandum fails to analyze the worst case development 
scenarios that can result by virtue of these changes. The DKS Memorandum states that two 
30,000 square foot buildings are proposed for Subarea 2. Subsection D.3. of the proposed 
Waterfront Overlay Zone would allow a significant amount of non-accessory retail and non­
accessory office uses in Subarea 2. Under Subsection D.3. , a 30,000 square foot building 
could contain as much as 2,500 square feet of accessory and non-accessory retail uses. 
Accordingly, if two 30,000 square foot buildings are constructed in Subarea 2, 5, 000 square 
feet of retail space could, and likely will, be constructed in Subarea2. Subsection D.3. of the 
proposed Waterfront Overlay Zone also allows up to 25% of a building in Subarea 2 to be 
devoted to professional office uses which are not accessory to the industrial use on the parcel. 
Accordingly, if two 30,000 square foot buildings are constructed in Subarea 2, 15,000 square 
feet of non-accessory office space could be constructed. Furthermore, since no restrictions are 
imposed in Subsection D.3. , the entire 5,000 square feet of retail space could be restaurant 
space and the entirety of the 15,000 square feet of office space could be medical aiJ.d. dental 
offices. 

These are the worst case uses that should have been analyzed by DKS in the 
DKS Memorandum. For example, on page 9 of the Transportation Impact Analysis prepared 
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by Group Mackenzie for the Naito Waterfront Development, using the ITE Trip Generation 
Manual and Land Use Code 932 - the code applicable to (sit down) restaurants- Group 
Mackenzie estimated that 3,200 square feet of restaurant space in the Naito Waterfront 
Development would result in 407 daily trips and 36 PM peak hour trips per day. Utilizing this 
formula, the 5,000 square feet of retail space in Subarea 2, if used as sit down restaurant 
space, would result in 636 daily trips and 56 PM peak hour trips per day. In analyzing the 
worst case scenario for professional office uses in Subarea 2, the lTE Trip General Manual 
Land Use Code 720 for medical-dental office uses should have been used. 

Had the DKS Memorandwn been provided to us at an earlier date, my client 
would have had an opportunity to obtain a true estimate of the traffic impact from a traffic 
engineering firm. Unfortunately, at tills late date, all we can do is point out some of the 
obvious errors in the Transportation Analysis that is being used to support the zone changes 
and Comprehensive Plan Amendments. If the City Col.lllcil adopts the zone changes and 
Comprehensive Plan Amendments proposed in Ordinance 2015, you will be doing so with a 
flawed Transportation Analysis. 

JSV/tkb 
cc: Ron Dodge (via e-mail) 

Lynda Webber (via e-mail) 
Michael McElwee (via e-mail) 
Cathy Corliss (via e-mail) 
Jennifer Gray (via e-mail) 

000 L63/0008Ji6088028v l 
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I. INTRODUCTION 

This Transpor tati on Impact Analysis has been pre pared for Na1to D evelo pment, LLC in 
supp ort of a proposed commerc ial deve lopmen t on the fo rmer N ichols Boatw ork s 
p rop e rty in H o od R ivcr, Oregon . 

T he su bj ect prope r ty is ident i fied as S ect ion 25 To wns h ip 3N Ra nge tOE Tax Lots I 00 ·· 
500. It is boun d by the Col umbia Rive r Boat Bas in to the north, th e I-84 westbound off 
ramp to the sout h, Hoo d River to the eas t , and an existing gas s tation to the west. 
Figure 1 shows a v ic inity map of Hood Ri ve r 's downtown, the wate rfron t area, and the 
subject site. 

PROJECT DESCR IPTIO N 

Figur e 2 pr esents the pr opos ed sit e pl an, which includes the developmen t of t wo n ew 
build ings. The first bu il d i ng w ill be iocated along the bo a t basin and includes a m ix ture 
of offi ce, spec ialty reta i l , and rest au rant, p lus add i t ion~! s pace for a pro s h op t ha t w ill 
support a ca b le pa rk opera tion in the boa t bas in area. The second bu ilding, l oca ted in the 
southeast corne r of the s ite, includes an 89- roo m hotel. 

As shown in the s ite plan, vehicles and pe dest rians will access the s ite from North 2nd 

Street and use a Jl ew private road that tra v e rses the site. Pedestrian and bicycle access 
will also be provided to the two multi-use path connections at the southeas t site boundary 
which lead across Hood R iver to the eas t and un der l-84 into to the downto wn area to the 
sou th. 

W it h developm ent appr oval, the pr oposed deve lopment is e xpected to be fully bu ilt -out 
a nd occupied b y the year 2012 . 

SCOPE OF REP OR T 

This analysis conforms to the ODOT Analysis Procedt1res Manual ( AP M) and City of 
Hood River requ irement:; for a traffit: s tudy. Analysis includes a rev iew of local 
intersection impact s. B ased on a review of the applicable standards, preparation of past 
ir a nsportati on studi es f o r t he s ubjec t site, and a scoping agreement w i th the City 
E ng ineer, the a na lys is s t udy are a is limited to t he in te rs ections locate d a long the 2n<~ 
S tree t Corrid or , in cludin g: 

2 nd S trcet/:H.iversi de Dr ive 
2nd Stree t/I-84 WB ramp termina l 
2nd Street/I-8 4 EB ramp terminal 
2"ri Street/Casca de Avenue 
2nd Street/Oak S treet (OR 30) 

H:\Projec~\21 1014800\II'IP\Il 1010 TIA.C'oc 2 
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Operati on ana lyse s were performed fo r the weekday PM and Sa tu rday midda y peak ho urs 
at th e fi ve study intersec ti ons for the fol lowin g scenarios: 

2008 Bas e C onditions 
2012 Pre -development 
2012 Pos t-development 

T he analysis ofbasc year 2008 conditions as a representati on of c urre nt traffic conditions 
was approve d by City staff given the availabil ity of historica l traffic coun t data from that 
year and the I ack o f tr affic growth in the area due to flat econom ic conditi ons which have 
pers ist ed over th e past several years. 

f-t\Pmteds\21101.axl\ V<P\11 101C>-11A.doc 3 
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II. EXI STNG CON DITIONS 

EXIS TING SITE CONDITIONS 

The approximately 5.27-ac re site is formerly known as the Nichols Boatworks property. 
The site was recently rezoned from Industrial to Genera l Commercial (C-2) . Under the 
new zoning, the proposed mix of uses (i . e., office, retai l, and hotel) is allowed ou trigh t. 

TRANSPO RTATIO N FA C ILITIES 

The foll owing is a summary of the study a rea roadway c lassifications and descriptions as 
identified by Group Mackenzie. 

TABLE 1- RO AD WAY CHARACTERISTI CS 

Roadway Classificatio n Lanes Jurisdiction 

1-84 Interstate 4 ODOT (Prin cipa l Arterial) 

North 2•• Street Local 2 Ciiy 

2•d Street Arterial 2 City 1 

Riverside Drive Collector 2 City 

Cascade Avenue Collector 2 City 

Oak Street (US Distric t Highway 
2 ODOT 

30} (Arterial) 
.. 

' OOOT mamtams JUrisdtCliOn of tlte roadwf!{ from 1·84 111terdlange to Oa~ Street 
l Bicycle lanes striped on1-84 overpass only 

Speed Sidewalks 
Limit 

65 No 

Not Ye s 
Po sted (West) 

Nol 
Yes Posted 

Not 
Yes 

Posted 
Not 

Yes Po sted 
Not Yes 

Posted 

Bicycle On -Street 
lanes Parking 

No No 

No No 

No 2 ParliaP 

Yes No 

No Yes 

No Yes 

'No oro-stfeet parking allowed or1 2.-< StJeet from Rlversida Orive to Cascade A~enue. Parking is on east side onl), nOfth of Riverside Ol'lve. 

Figure 3 presents the existing lane config\tl'ations and traffic control at each of the study 
intersections . 

Interstate 84 
I-84 runs east-west through the City of Hood Riv er along the SOltth side of t he Co lumbi a 
River and just north of the downtown area. Th e freeway is maintai ned by the Oregon 
Department of 'L·ansporcatior.. There arc lwo primary trav el lani:S in each direction and 
the posted speed limit is 65 mph . The 2nd Street interchange with 1-84 is a s t an d ard 
diamond confi guration with traffic signals at both tb:: westbound on/off ramps and the 
eas tbound on/off rarnp te1·mina\s. 

North 2'"1 Street 
Northwest of the si t e, Nor th 2nd Street is a street segment that begins just north of the 
adja cent gaso l ine service :;taticn nea~· Riverside Drive and terminates at Portway P:a.venue 
to the north . This roadway is classified as a Local Street and is und er the ju ris diction of 
the City. The roadway is d esigned as a boulevard with a landscaped median and has one 
travel lan e in each direction. There are parti al sidewalks located on the west s ide of the 
street that l ead to the sidewalks along Riverside Drive. There are no bicycle lanes or on­
Stl·eet parking . 
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seasonal trend informat ion for J-84. All traffic count data sheets are provided in the 
appendix. 

PEDESTR IAN AND BICYC LE FACILITIES 

Sidewalks are provided along all study area roa dways except for I- 84 . Bicycle lanes arc 
provided only on Riverside Drive and on a portio n of2"d Street over I-84. T here are two 
multi-use paths loca te d in the southeast corner of the site developm ent property. One 
path leads across Hood River and the other leads under the freeway and connects with znu 
Street on the south side of I-84. 

TRANSIT SERVI CE 

Currently, there is no fixed route public transp ortation available wi thin the study area. 
Howe ver, Hood River County does provi de Di al -a-Ride service. 

li\l'rojecls\211014800\WI'\11101().1lA <Joe 6 
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Ill. PRE-DE VELO PMENT CONDITIO NS 

PLANNED IMPROV EMENTS 

The C ity of H ood River a nd ODOT have no short-term plans fo r mak ing any physi ca l 
transportati on improvemen ts to the roadways i n the study area over the next year. 
However, several long -range transportation projects are planned for the 2°d Street 
Corrido r that include wide n ing the I -84 ove rpass, event ua l turn movement restrict ion s at 
the Riverside/2nd Street intersection, an d a traffi c s ignal at the Oak/2"d Street 
intersection. These improvements arc identified 10 the draft Interstate 84 Exit 63 and 64 
Interchange A rea Management Plan (l AM P), as we l l as the update to the Ci ty's 
Transportation System Pl an (TSP), both of which w ere prepared by D KS Assoc jates and 
i n the process of being adopted by the City. Based on a review of these two documents 
and subseque nt dis cuss ions w ith Ci ty sta ff, none o f the se projects are expec ted to occur 
by the time the site becomes operational in 201 2. 

However, it should be em phas ized here tha t a rece nt study completed for the City of 
Hood Riv er (2"n Stree t/Oak Stree t Proportio nate Share Cost Study, September 8, 20 I J, 
prepared by Group Mackenzie) ind icates the 2nn S treet/Oak Street intersection will 
exceed the ODOT mob ili ty standard within the ne xt I 0 ye ars and that a traffic sig na l 
installation is both warrante d now and ne cessary in the fu ture. I t is also importan t to note 
that the original conditions of approval for rbe rezone of the Nichols Boatworks prop-ert y 
to C- 2 (Commercial) included lang uage supporting a proportionate share contribution 
towards a future t raffi c si gnaL This contri bution was seen as a way to mitig ate the 
i ncreased traffic impa-cts associated with commercial-rela ted deve lopment activity. 

BACKGROUND TRAFFIC G ROWTH 

Background g rowth is g enera l growth in traffi c not related to specific projects. For 
purposes of this ana lys is, a background growth r ate of 2.1% per ye ar w as used based on a 
review of his tori cal counts and previous analyses conducted fo r the 2 ncJ Street Corridor:­
Figure 5 presents the backgro und growth volumes at all st udy intersectio ns duri 11g the 
weekd ay PM a nd Sa turday m idday peak hours. 

IN-PROCESS DEY ELOPMENT TR AF FIC 

In- process traffi c is traffic from a pproved projects not yet constructed a t the time 
intersection counts were co nduc te d in 2008. Traffic f rom the foll owing ide11tified 
developments is included in the anal ysis or in-process tra ffic : 

Hood River J uice Company 
• Halyard B uildin g 

Because the in-p ro c~ss deve lopments above employ a Monday-Friday work week, on ly 
the weekday PM p eak ho ur vol umes we re cons idered in the analysis of peak hour 
volumes. Figure 6 presents in-process traffic v olumes dur ing the weekd ay PM peak h our. 
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PRE-DEVELOPMENT TRAFFIC 

Pre-development traffic is the sum of existing traffic volumes, background growth, and 
in-process traffic. It is the estimated future traffic without the proposed development. 
Figure 7 p resents the 2012 Pre-development traffic volumes during the weekday PM and 
Saturday midday peak hours. 

H:\Projecls\211014000\WP\J 1 JOIO.M.doc 8 
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IV. SITE DEVELOPMENT 

TRIP GE N ERA TIO N 

T rip g en erat io n for t he p roposed development was calculated using data contained in the 
Ins titute ofTransportali on Eng ineers (l'f£), Trip Generation, 8'h Ed i tio n us ing La nd Use 
C ode 71 0 -Genera l O ffic e, L an d Use C ode 932-High Turnover (Sit- Down) R es tauranl, 
L and U se C ode 8 14-Speci a l ty Re ta il , and Lan d Use Code 3 10-H ote l. Trip ge ne rati on 
c alc u lati o ns fo r the Ca b le Pa rk/Pro Shop component of the site development are provided ~ 
in tJ1c appen dix and were base d on data contained in a feasibi li ty st ud y pre pared by Rix en 'I\ 
Cabl e ways GMB H (th e "Ri xc n Re po rt"). T his rep ort contains confidential business 
in formation and trade secrets whic h a r e ex empt fr om pubii c di s closure . The C ity may ' 
r evi e w t he Ri xen R epor t s ubject to a co nfide nti a li ty and n on -disclosure agreement. 

T rip g enerati o n esti m ates for th e averag e dai ly, wee kday PM a nd Sat urday midday peak 
hours are presented in Table 3. 

TABLE 3 - TRIP GENERATION 

ITE Daily 
PM Peak Hour Midd ay Peak 

La n d Use Code Size Units 
Tri ps 

Trips Hour Trip s 
T o ta l ln Ou t Total ! In Ou t 

Office 710 11 .000 GFA 121 16 3 13 5 3 2 
Res taurant 93 2 3 ,200 GFA 407 36 21 15 45 24 21 
Cabl e Park/Pro Sho pl N/A 4,400 GFA 3 20 32 16 I 

I 16 32 16 16 
S p ecialty Reta il 81 4 3 ,000 GLA 133 8 4 4 8 4 4 
Hotel 310 89 rooms 7 27 53 28 25 64 36 28 
Tota l Tri ps 1 ,70 8 145 72 7 3 1 54 83 71 

In terna l capture 10%~ <'171> <15> <7 
> 

<7> <15> <8> <7> 

External tri ps 1 ,53 7 130 65 66 1 39 75 64 

Diverte d 10%(Re stat~ran t 4 <41 > <4> <2 <2 > <5> <.2 > <2> 
> 

Prima ry Trips (Ne t New) 1,496 126 63 64 134 73 62 
- Bu:lotng s tze ref lects a l l 2,200 sQ ft. of b ui lding spac e plus 50% o f the 2 .000 sq. fl decK fo r ou tdoor 

se a ting (not req uired by ITE b ut assumed for th is s~udy). 
- I r ip ge nera tion es tima tes based o n m arket study and c a pacity of site o pera tio ns (see App endix ). 

3 - In te rnal CaJJture based on m ix ed-use nat ure of site deve lopmen t. 
4 

- J iver te d tr ip s lim ited to c on serva tive 10% esti mate ba sed o n !TE data fo r restau rant land use , 
vo lumes on 2" ' Street, and enginee r ing judgm ent 

The pro posed deve lopme nt is anticipated to generate a net increa~e in pr imar y vehicl e 
trip s on t he adj acent s tre e t sys tem c onsisti ng of I ,496 daily, 126 weekday PM peak hour, 
and 134 Saturda y m idday peak hour trips. T he f o llow ing sect ions prov i de additiot1al 
deta ils o n the vari o us tr ip ty pe c lassificat ions a nd as sump t ions used for this study. 

TRI P TY PES 

Total Trips 
Based on the size o f the individual l an d uses wi t bjn the proposed s i te devel o pm e nt, the 
u se o f IT E a verag e r a tes and the s ite feasib ility /ma rket s tud y re s ults for the c abl e 
pa r k/ pro shop o perations, total trips are estimated to be I , 708 daily , 145 weekday PM 
p~ak hou r , a n d 15 4 weekday P M peak hour trip s. T hese trips sim p·Jy represe nt the 
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esti mated total number of vehide trips to and from the site developm ent, and consist of 
interna l , pass -by, diverte d linked, and primary tr ips. 

Internal Trips 
In a mixed -use devel opm en t such as the one proposed, many workers and customers take 
advan tage of multiple services at a site in a sing le trip. These are kn own as internal or 
shared trips. The ITE Trip Generati011 Handb ook, 2"d Edition, estima tes the s ha red trip 
reduct ion between retail uses at 20% to 29% during the peak hour. For this study, a m ore 
conservative estimate of 10% was used. 

Pass-By Trips 
Pass-by trips are those trips nlt·eady driving past the site on the adj acen t ro adway. Since 
the site development is located at the end of a private road, no pass-by trips are assumed 
for this s tudy . 

Diverted Linked Trips 
Diverted li nked tri ps are those site trips alrea dy travelin g in the e~ rea on str eets other 
than those that provide direct access to the site; these vehicles change their direct io n to 
access the site. A n exam ple for thi s project wo uld be 2 nd Street a t Rivers ide Dri ve 
intersection. 

Prinwry Trips 
Primary trips are th ose site tri!)s whose primary purpose is stopping on ly at the pro posed 
site d eve lopmen t then return ing to the ir poin t of origin . These are considered net ne w 
trips generated on the s treet system. 

TRIP DISTRIBUTI O N AN D TRAFFIC ASS IGNMENT 

Trip distribution was based on a revi ew of historical traffic count patterns, the nature of 
the prop osed land use, and enginee ri ng j u dgment. Trips were d istributed on th e 
transportat ion syste m as fol lows: 

25% to and fro m the eas t on 1-84 
25% to and fro m the west on 1- 84 
5% to and from th e west on Cascade Avenue 
15% to and from the west on Oak Street 
20% to and from ih e east on Oak Street 
10% to and from th e south o.!.l 2"d ~~r~et 

Figu re 8 illus trates trip distri bution and traffic assig nme nt of primary trips for the 
propose d development during the weekday PM and Saturda y midday peak holtrs. Figure 9 
illustrates the traffic as signment of diverted s ite trips for the same twu anal y::. is periods. 

PO ST-D EVELOPMENT TRA FFIC 

Post-development traffi c volumes are the su m of the pre -development traffic volumes 
shown in Figure 7 and the primary an d di verted site trips shown i n Figures B and 9 . 
Figure 10 illustrates the 20 12 post-devel opment tr affic volum es for the weekday PM and 
Saturday midday peak hours. 

H:\PC::j(.'CIS\21 t()I*«Xl\WP\11 tQI().TJA.ck:c 10 



GROUe __ _ 
' M .A C K E N Z I E 

V . INTERSECTION AND ROADWAY ANALYSIS 

OPERATION ANALYSiS DESCRIPTI ON 

In terse c tion operati on characteristics are generally def ined by tw o measurements: 
volume -to-capacity (v/c) ratio an d level -of-service (LOS). Yolume -to - cap ~ci ty (v/c) r~_tio 
is a measurement of capacity used by a given traffic movement or for an entire 
in te rse ction . It is defined by the rate of tra ffic flow or tra ffi c demand divided by the 
theoretical capacity. Level -of-service repre sents a range o f average con trol de lays for 
drivers and is expressed as a letter ran gi ng fro m LOS "A" wh ich indicates good operating 
conditions, to LOS "F" v.-·hich indicat~s a high level o f congestion an d delay .. 

At signalized intersections , the LOS rating is based on the average control delay per 
ve hi cle for the en tire in tersecti on, while the v/c ra ti o is a measurement of intersecti on's 
capacity to accommodate only the critic al movements . For unsignalized in ten;ections, the 
LOS r ating is b ased on the average control delay per vehicle f or the criti ca l m ovem ent, 
which is typically the left-turn or entire approach of the inters ecting minor s treet. 

The study intersections along 2nd Stree t from th~J . .:.§ .. ~_jll!.~~.l:!.!!.!.l&e. to Oa~ ~treet at:.e ~uu!~r 
ODOT jurisdiction .. Therefore, the mo.blrity standards set forth in ODOT's 1999 Oregon 
Highway Plan (Includin g Amendments Nove mber 1999 through January 2006) apply to 
the intersections along this segment. Based on the OHP, the v/c ratio mobility standard 
fo r !he two I -84 ramp terminal intersections is 0.85 .. T he same v/c ratio standard of 0.85 
applies to the 2"d Street/Oak Street intersection given US 30's classification as a District 
level highway. It should be emphasized here, however, tha t th e re cently adopte d l AMP 
exempts the 2 1111 Street/Cascade Avenue intersection fr om the OHP mobility st andard in 
order to preserve the intersec tion and maintain full access movements . T he .City_and 
ODOT have agreed that the intersection is critical to maintaining the City's grid system, 
with the unde rs tandi n g th at driver de lay will becom e excessive Qn the stop-controll~d 
ap proaches. At the 2 11

d S treet/Riverside Dri vt: intersecti on , the Ci ty of Ho od Ri ve r 's new 
po licy of LOS "D" or bet ter app l ies . 

OPERATIO N ANA LYSIS 

Intersection capac i ty calcula tion~ were conducted using m ethodo logies presented in the 
2000 Tlighway Cap acity M an ual. Synchro (Versio n 7) wa s used to prepare capacity and 
level-o f-serv ice calculations. D ata output sheets from the anal yses are in the appendix. 

T o ensure that t hi~ ana ly~ is was based on reasonable:: "wor:;t-ca:;e" .conditions , the p~.§k 
15-minute flo w rates durin g the weekday PM and Saturday mi.d.d.a¥-.p eak hours w.~:_re used 
in the e·\~aluation of all intersection levels of service . For this reason, the analysis 
reflects conditions that are only likely to occur for fifteen minutes out of ea ch average 
peak hour . Th e tra ffic conditions during all other weekday and weekend h o urs willlil~ely 
operate und er bet te r conditjons than those des cr ibed in this re port. 
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T h e resu l ting 95 1
h percentile queu e lengths are presented in the foll owing tables for the 

2008 base year, 2012 pre -develo pment, and 2012 post-development scenarios . Data 
output shee ts from analyses are incl uded in the app endix. 

S8 

WB 

Stree':J 
1-8<1 V'-18 Ramp Terminal ~-N_B _ _ I--!---+--..:::.:::;...--+-:....;:.,-l-___..:..;;._+-~~--n 

SB 

2"d Street/ 
1-84 EB Ramp Terminal 1-....:..:::'---i-__..:,"-'--l----':::-:=--t-:.::Z:..-J--::::-:::----+---'-:-~-II 

2nd Sireet/ 
Csscade Avenue 

2•d Street/ 
Street (OR 3C) 
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ss 

WB 

2M Street/ 

i-84 \1118 Rar:1p Terminall-_~'-_18_-l--.,:,--il---'??.:'--t-~;--l--..!.77--t--:.-=-:'---ll 
S5 

QUEU ING ANALYSIS SUMM ARY 

All of the study intersect ions and approach g:::ometries on 2"d Stree t are anticipat ed to 
acc ommoda te ve hicle queues wit.h the fo llowing exceptions <Jnd no tes: 

The 2'"1 Street/Cascade Avenue intersection queues are ant icipated to exceed storage 
capacity for the eastbound approach on Cascade Avenue in both the pre- and post­
devcl opmem scenarios . Based on the cu rrent d ra ft of the l AMP and upda te to the C ity's 
TSP, no changes are planned to address exce;ssi ve ve hicle qu eues an d/or vehicle delays 
on this appr oac h. 

Additi onally, veh ic le queues on the southbound approa~;h of 2"~ Street slightly exceed 
capacity u nder the pre- and post -develo pment scenar ios during the Salurday mid day peak 
hour. This appr oac.h is not stop-controlled and the reporLcd queue IS related to the 
spillback th at is forccas tt:d to occur at the next intersection downstream at 2°d Street/Oak 
SLred. 

ti:\Pmjeds\211CI4600\Wf'\ IIIOIO.nl\.dcr.: 14 
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The 2"d Street/Oak Street (OR 30) intersect ion queues are anticipated to exceed storage 
capa ci ty for several approaches under base year 2008 conditions and all approaches for 
th e 20 l2 pre- and post-development scenarios. The current dra f t of the IAMP and updated 
City TSP rec ommend signa lization of this intersection, which would help reduce driver 
de lay and vehicle queues on al l approac hes. Addi tionally, signalization at this 
intersection may help reli eve queues from blocking the upstream intersectio n at 2nd 

Street/Cascade Av enue, which would, in turn help relieve excessive driver delay and 
vehicle queues on the eastbound approach of Cascade Avenue. 

15 
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VI. MITIGATION 

2"'f Stl'eet/Cascade Avenue 
As stated earlier, even though traffic operations for the eastbound approach on Cascade 
Avenue w ill exceed m in imum 0001' mobility standards, the current draft ofthe I.li.M P 
and update to tbe City TS P ~xempt thTslntersection f rom mee ting t h ose slanrl ards . These 
draft plans also conta in no measures to l imi t or restrict movements at thi:> in te rsection. 
Therefore, no mi tigation measures were evaluated or arc recommended for this 
intersect ion. 

2nd Street/Oak Street 
Although traffic operations at thi s intersection are forecast to meet the minimum ODOT 
mobility standard of 0 .85 or iess under base year 2008 and year 2012 pre- and post­
development condi t ions, the City is like ly to imp ose a condit ion requiring a 
proportionate share cost c9n~~j_gution towards the planned fU:tu re ' traffi~· signal 
insta ll.t_tJ.? n- Thernexus of such a condit ion lies in the QJig inal approval crite ria for the 
Nicho ls Boat>voiks r ezone, whereby a proportionate share contribution was identified as 
one method of mitigating the increased traffic impacts from commercially-zoned 
development activity on the Nichols Boatworks property. Second , prior studies show 
traffic s i gna l warrants are already mer at this intersection and as the vehicle qu e uing 
analyses in this study show , vehicle queues are forecast to exceed ava ilab le ca p aci ~y 

going fo rward. Last ly, a proportionate s hare contribution was also included in the City 's 
approva l conditions for the Nichols Landing Condominiwns de velopment app li ~ationbaci> 

in 2009. 

T o test the planned so lution for t his intersection, future intersection operations for the 
year 20 12 post- deve lopment condition were re -tested un der th e assumption that a traffi c 
signal would be installed wit h sta ndard permitted left-turn signal p has i ng on all 
approaches. The resul ts indicate th e intersec tion wi ll operate acceptably with v/c ratios 
of 0 .64 during both th e wee kday PM and Saturday midd ay peak hours. These results meet 
and exceed ODOT m obili ty standard and represent a s ignificant improve ment to the 
overall intersection v/c ratio and drive r delay. Data s heets showing the operations 
analys is results a re provided in the appendix. 

Assuming a proportiona t e share cost contribution is rcqllirc.d.as a condition of approval 
for thi s develo pment, the estima.i:e fee based on the methodolo gy speci fied in the 2"" 
Street/Oa k Street Prop ortionate Share Cos t Study would he $3 7,734. Thi s result is based 
on the c ost of $662 P.~ • .Yi..Y.~k.day PM peak hour Lrip mul ti.Pli..ed by the 57 site-generated 
vehi cles estimated to p ass through the su bject intersec tion during this t ime pei;iod . 
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1 · M .A C K E N Z I E 

The following are key findi ng s and conclusions supported by analysis results presented 
in this report : 

Traffic operations at all study intersections in the 2"d Street Corrido_r_cu~ tly 
meet the tra nsportation mobility standards en forc ed by the City of Hoo d River and 
the Oregon Department ofTransportation. Upon compl.e tion of the Naito Wa te.rfront 
Development, traffic operations in the 2"d Street Corridor will continue to meet 
agency standards and/or the unique exemptions spec ified in the curren t draft lAMP 
and Cit y TS P update, without any off- si te improvements. 

The City is likely to impose a cond i tion requ iring a proportionate s h are cost 
contribution tow ards the planned future traffic sig nal installation at z nd Street/Oak 
Street. The proportionate share cost contribution for the future signal is estimated 
to be $37,734 for the Naito Waterfront Development project. · 
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MACI<ENZI E. 
DE S IGN DR IV EN I CLI ENT FO CUSE D 

June 6, 2014 

Port of Hood River 
Attention: Michael McElwee 
1000 E. Port Marina Drive 
Hood River, Oregon 97031 

Re : Port of Hood River Zone Change - Expo center Site- C-2 toLl 
Transportation Analysis 
Project Number 2140228.00 

Dear Mr. McElwee: 

RECEIVED 

JUN 0 .. 6. 2014 

CITY PLANNING DEPI 

The following transportation analysis letter supports the proposed quasi-judicial zone chang~nd P-lsm ilrnJmdment for a 
2.33-acre area located fn the Waterfront Business Park along Anchof Way. The following more specifi cally describes the 
transportation analysis. 

BACKGROUND 

The property includes the Expo Center building (now occupied by Mid-Columbia Distributors), adjacent surface par'.<ing, 
some undeveloped land area, and a bioswale. The City of Hood River comprehensive plan and zoning map currently 
designates the property General Commercial (C-2) with an Interchange Access Management Plan (lAMP) overlay. In 
1998, th e property was rezoned fro m Ll to C-2 to allow limited commercial uses, and in 2007/2008, the Expo and Visitors 
Centers were repurposed into warehouse and office uses and commercial/retail uses are no longer envisioned on the 
property. Therefore, the Port proposes to return the property to t he pre-1998 Ll zone designation and have the lAMP 
overlay remain on the property. 

SCOPE OF ANALYSIS 

This analysis addresses Transportation Planning Rule (TPR) requirements outlined In Oregon Administrative Rule (OAR) 
660-012-0060(1) stating, "If an amendment to a functional plan, on acknowledged comprehensive plan, or a land use 
regulation (including a zoning map) would significantly affect an existing or planned transportation facility, then the local 
government must put in place measures as provided in section (2) of this rule, unless the amendment is allowed under 
section {3), (9) or (10) of this rule." 

OAR 660-012-0060(2) further states, "if a local government determines that there would be a significant effect, then the 
local government must ensure that allowed land uses are consis.tent with the identifieq fl.!.nr:tiQn, r;apaci{y, and 
performance standa;ds of the facility measu;ed at the end of the p{annir.g period identified in the adopted TSP through 
one or a combination of the remedies listed in (a) through (e) below, unless the amendment meets the balancing test in 

H:\ProJect~\224022800\WP\LTR\lrR-Pcrt o1 Hood Rlver:rran>I!OfUtlon Analysls·l40606.docx 
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Port of Hood River 
Port of Hood River Zone Change- Expo Center Site- C·2 to L1 
Project Number 2140228.00 
June 6, 2014 
Page 2 

subsection {2)(e) of this section or qualifies for portia/ mitigation in section (11} of this rule. A local government using 
subsection (2){e}, section (3), section {10) or section (11) to appro•;e an amendment recognizes that additional motor 
vehicle traffic congestion may result and that other facility providers would not be expected to provide addit ional 

capacity for motor vehicles In response to this congestion." 

The proposed land use action effectively 'down zones' the subject property by proposing a zone designation allowing 
uses having less transporta~ion infrastructure Impacts. Therefore, this analysis concludes the proposed l~rid use action 
does noi: ·significantly affect an existing or. planned transportation facility. 

DEVELOPMENT SCENARIOS 

Proposed Ll Zone Designation 

Based on the Hood River Municipal Code Cha pte r 17.03.060, the reasonable worst-case development scenario in the 
proposed zone designation is an industrial office use. The Code limits individual building size to 25....9.0.0 square feet of 
gross floor area. Excluding Anchor Way right-of-way and the existing bib·swale, net devei.QP.able portion of the proposed 
re-zone area is 2.36 acres (102,865 SF}. This property can reasonably be developed with (2)2~,000 SF bujldings ancJ 150 
park!ng spaces (assuming a rate of 3 spaces per 1,000 SF of building). 

Using the Institute of Transportation Engineers (ITE) Trip Generation Manual, 9th Edition for General Office (Land Use 
710), 50,000 SF of office generates 75 trips during the PM peak hour:· 

C_utre.n.t C-2 Zone Designation 

Based on the Hood River Municipal Code Chapter 17.03.050 and exis ting Waterfront development patterns, the 
reasonable worst-case development scenario ln the current zone designation is a mixed-use commercial/office building. 
The 2.36 acre {102,865 SF) property can reasone~bly be developed with a 5 7,000 SF, 3-story building- 19,0QQ ~f ground 
floor retail and (2) 19,000 SF f loors office, and 209 parking spaces (assuming a rate of 5 spaces per 1,000 SF retail and 3 
spaces per 1,000 SF office). 

Using the JTE Trip Generation Manual for Specialty Retail Center (Land Use 826), 19,000 SF of retail generat es 51 trips 
during the PM peak hour and using General Office (Land Use 710), 38,000 SF of office generates 57 trips during the PM 
peak hour. Total trip generation for both uses is 108 PM peak hOl.lr trips. 

TRIP GENERATION 

As identified in the Development Scenarios section of this letter, the reasonable worst-case development scenario in the 
proposed Llzone designation generates fewer PM peak hour trips than in the current C-2 zone designation. Therefore, 
the proposed land use action is not anticipated to significantly affect existing or planned transportation facilities. 

M. 
li:\ProJects\214022800\WP\lTfl\l TR·Port of Hood River-Transportation An~ysi5·l406!16.doCl< 



Port of Hood River 
Port of Hood River Zone Change - Expo Center Site- C-2 toLl 
Project Number 2140228.00 
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Page 3 

SUMMARY 

Based on the transportation analysis presented In tnis letter, the proposed quast-judlcial zone change and plan 
amendment for the subject property from General Commercial (C-2) with an Interchange Access Management Plan 
(lAMP) overlay to Light Industrial (LI) witho\tt a use restriction is not anticipated to significantly affect an existing or 
planned transportation facility. Therefore, Transportation Planning Rule (TPR} requirements are met and no further 
transportation analysis is necessary. 

Sincerely, 

Christopher M. Clemow, PE, PTOE 
Transportation Engineer 

c: Scott Kelllor- BergerABAM 

H:\Prolects\ll4022800\WP\l TR\lTR-Port of Hood River-Transportation An~lysis-140606.doc~ 
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Joseph S. Voboril 
Admitted to Practice in Oregon and Washington 

December 8, 2014 

VIA E-MAIL CINDY@CI.HOOD-RIVER.OR.US 

City of Hood River Planning Commission 
Attn: Cindy Walbridge, Planning Director 
301 Oak A venue 
POBox 27 
Hood River, OR 97031 

1600 Pioneer Tower 
888 SW Fifth Avenue 
Portland, Oregon 97204 
503.221.1440 

Direct Dial: 503.802.2009 
Direct fax: 503.972.3709 
joe. voboril@lonkon.com 

Re: Amendments to City of Hood River Municipal Code, Comprehensive 
Plan and Zoning Map (File No. 2014-22) 

Dear Members of the Plarming Commission: 

I have received a notice from the City which indicates that your public hearing 
regarding the above referenced matter has been continued to Monday evening, December 8, 
2014. While I had the opportunity to present testimony to yo u on behalf of my client, Hood 
River Distiller's, Inc. on December 1, given the fact that my presentation was bifurcated and 
somewhat disjointed, I thought it appropriate to provide you ~i.th a list of my client's requests. 
They are as follows: 

1. Delete Subsection D.3. of the Proposed Waterfront Overlay Zone. 

As proposed, Subsection D.3. would allow a significant amount of non-accessory 
retail and non-accessory office uses in Subarea 2. Given the size of Subarea 2, it appears that it 
would be quite possible to construct two 20,000 square foot buildings in this Subarea. ln Cathy 
Corliss' November 10, 2014 memorandum to the Advisory Committee, Cathy provided an 
example of a mix of uses that would be possible within a 20,000 square toot industrial building 
if the language in Subsection D.3. is adopted. Attached is a copy of a page 2 of Cathy's 
November 1 0, 2014 memorandum. It should be noted that in Cathy's example, it states that 
professional office usc would be "other than medical/dental." Unfortunately, the prohibition 
which would have prevented medical/dental office uses in Subarea 2 was deleted by the 
Advisory Committee on November 19, 2014. 

Thus, assuming that two 20,000 square foot buildings are constructed in 
Subarea 2, a total of 5,000 square feet of retail space and 10,000 square feet of professional 



City of Hood River Planning Commission 
Attn : Cindy Walbridge, Planning Director 
December 8, 2014 
Page 2 

office space, which could consist solely of medical and dental otlices, could be constructed. 
Accordingly, while Subarea 2 will be zoned Light Industrial, almost 40% of the buildings will, 
in all likelihood, be devoted to non-industrial uses. 

The exception provided in Subsection D.3. should either be eliminated or 
dramaticaily scaled back. Otherwise, the City will have created a hybrid zone, "Cornmerdal 
Light," for a parcel of land that consists of slightly less than one acre. 

2. The Development and Design Standards set forth in Subsection E 
should not be applicable to Subareas 2, 3 and 4. 

Since buildings are already constructed on the two parcels that have been 
dcsignaled as Subarea 3, as a practical matter, the question is whether to apply the development 
and design standards to the entirety of Subareas 2 and 4. In Michael McElwee's testimony on 
December 1, Michael stated that approximately 50-60% of the City's vacant land zoned for 
industrial use is located in the Waterfront Refinement Plan Area. My client's concern is that 
imposing the development and design standards on these parcels will discow·age property 
owners and developers from constructing industrial buildings on these parcels even though they 
are zoned for Light Industrial use. 

3. Reconsider your recommendation regarding Tax Lot 126 (the 
building on the site that includes the Solstice Wood Fire Restaurant) 

We understand the desire to correct the mistake that was made in allowing the 
non~accessory retail and non-accessory office uses in the building on this lot. However, the fact 
that a mistake was made is not j usti ftcation for a zone change. At your meeting on December 1, 
your Commission approved a recommendation from the Advisory Committee which proposed 
that 28,522 square feet of Tax Lot 126 would be zoned General Commercial ("C-2") with no 
limiting conditions and 6,513 of Tax Lot 126 would remain zoned Light Jndusttial ("LI"). This 
is a strange way to address the problem. A better way would be to leave the entire parcel zoned 
Light Industtial but allow the existing non-accessory uses to remain. According to information 
in Cathy Corliss' November 10, 2014 memorandum, in the building constructed on Tax Lot 126, 
which consists of 18,328 square feet, there currently exists a total of 5,105 square feet of 
non-accessory retail and 3,832 ofnon~accessory office (i.e. medical/dental office) uses. We 
recommend that the Light Industrial zone be retained, which will match the zoning of all ofthe 
adjacent parcels, but that language be added allowing the non-accessory uses to remain as 
grandfathered uses. 

-+t,· ToMJ(nNTORPw> 
~ rno'RNlYS' 
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4. Revise the first sentence of Section M of the Waterfront Overlay Zone 
to eliminate the cross reference to Subsection 17.03.130.D. 

As currently written, this Section would allow for a variance to the list of 
permitted land uses set forth in Subsection D. I think there was a general consensus at the 
December 1 hearing that this is a mistake which needs to be corrected. 

5. Prepare and r·eview a Transportation Analysis. 

At your December 1 meeting, there seemed to be an acknowledgement by your 
Planning Director as well as your consultants that a Transportation Analysis was required and 
will be prepared. We had assumed that such analysis would be prepared and available at the 
Planning Commission hearing. ln any event, a Transportation Analysis needs to be prepared 
and distributed to interested parties with adequate time for review and comment. My client is 
concerned that given the amount of non-industrial uses that will be allowed under the zone 
changes and as a result of a number of provisions in the Waterfront Overlay Zone, the capacity 
and safety of the interchange as well as the local street system will be compromised. We look 
forward to receiving a copy of the Transportation Analysis once it has been prepared. 

JSV/sdg/tkb 
enclosure 

We hope this summary is helpful. 

cc: Ron Dodge 
Lynda Webber 

000163/00083/6070306v2 
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• "Expo I Property" refers to the portion of the Expo Site that was re-zoned from Commercial (C2) 
to Llght Industrial (LI) in October 2014. Changing the zoning toLl automatically removed the 1998 
"Expo" condition. The Ll zone allows only limited commercial uses. No further changes are 
needed for this property. 

• "Expo II Property" refers to three parcels of the Expo Site. This property is currently vacant and 
zoned C2, but with the text language limiting the use to Expo Center, Visitor Center, and similar 
uses. The AC recommendation was to rezone this site from C2 to ll, but through the Overlay to 
allow some office uses not ancillary to an industrial use up to XXOAi (e.g., 25%) of floor area and 
limited retail up to XX% (e.g., 10%) of floor area. NOTE: As drafted below, this language would 
allow the listed uses In addition to the other uses allowed in the Ll zone. 

XX. Additional Permitted Uses within the Light Industrial (U) zone on the Expo II property 
subject to Site Plan Review. Within the area Identified as Expo /1 on Figure 17.03.130-2, the 
fotlowing additional uses are allowed subject to Site Plan Review as well as the development 
and design standards of subsection XX: 

a. Commercial retail uses which are not accessory and essential to a permitted light 
industrial use provided: (i) Commerdal retail uses include the provision of goods and/or 
seN ices for sale to the public; (if) commerdal retail uses which are not accessory and 
essential to a permitted light industrial use shall not exceed 1,500 square feet or 10% 
of the gross floor area within the building, whichever Is less; and (iii) In no case shall the 
total commercial retail square footage in the building (accessory to industrial and non­
accessory) exceed 2,500 square feet or 25% of the gross floor a reo within the building, 
whichever Is less. 

b. Professional office uses which ore not accessory and essential to a permitted lfght 
Industrial use provided (i} they do not exceed 25% of the gross floor area within the 
building; and (ii) medical and dental offices ore not allowed. 

Other combinations are possible, but below is one example of a possible mix of uses that 
would be possible within a 20,000 sf industrial building based on the standards above. 

Example of Uses Possible within 20000 sf Building Area Percent 
Commercia l retail not accessory to an industrial use 1,500sf' 7.5% 
Commercial retail accessory to an industrial use 1,000 sf• 5% 
Professional office other than medical/dental 5,000sf 25% 
Industrial 12,500sf 62.5% 

Total 20.000 sf 100% 
• Total for retail uses cannot exceed than 2500 or 25% whichever is less 

921 SW Washington Street, Suite 458, Portland, OR 97205 • te/503.224.6974 • faK 503.227.3679 • www.angeloplannlng.com 
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;idents Committee 

n-sitc parking for 40-SO cars using typical dimensions for p<lrking sp~ces and aisles, which is the maximum development allowed by 
:es per 1,000 sq. ft) as many as 50 spaces would be required. While there is 110 requirement that the spaces be provided onsite, 
~rking requirements and they demand onsite parking. 

~"spaces ~nd recrF<ational oppoftunities, we could h~ve ~strip tn<.~ ll Hanked IJy ~e~; of asphalt.The public has been very clear 

;e 

>~a limited amount of commerical to serve recreational and tourist needs. Placing a light im.lustri~l bulldinq/use in a park 

·eet to the to shore from 360 to 200 feet. A city block in downtown Hood River is 200 feet. 360 feet--nearly two blocks--is too 
Jlic's view of the shorclinP. could be blocked by buildings for the entire length between access polnts. 
the amount of build out of Suba1ea 1. Total square footage is a blunt instrument. There are many differer1t ways to configure buildings 

I 
I 
I 
I 
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Preferred Vision Plan 
Nichols Basin Bi~\ejPeclestrian Trail 
Port of Hood River I i\pril16, 2014 

Planning Co:nmission H~3dng17/8/14--submitt~rl hy Hood Riv<:rVa\1£ 

Tile illustration below shows 10,000 sq. ft of developed build ing space< 
the current overlay draft. Per the parking requirements of the overlay(! 
there is also no prohibition against it. M~ny nation.ll chains have t heir o 

This den$ity and intensity of de-~lopment is ~X<e$sive. lf\Stead of public 
through the Nichols West Edge Planning procP.Ss: more park! 

Recommendations: 
·Reduce commercial de-Jelopmenr to 2,000 sq. ft excluding public boat 
-Eliminate Light Industrial an allowed use. The intent of the overlay Is to 

is not in the public interest. 
-Prohibit off-street parking ! n Subarea 1 
-Prohibit niltional chains/franchises in Subarea 1 
·Reduce the maximum distance between public access locations from t 

long to walk between a.:cess points to the shon:, especially sir.cc tr 
-Consider a different mechanism than maximum square footage to reg< 

of the same total square footage, some more successful than other: 

------~-----------
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Cindy Walbridge 

From: Linda Maddox [lindanicemaddox@gmail.com] 

Sent: Monday, December 08, 2014 12:01 PM 

To: Cindy Walbridge 

Subject: Fwd: Waterfront Refinement Plan 

Planning Cormnission Hearing, Dec. 8, 2014 
Hood River Waterfront Refinement Plan Testimony 

This process needs to be slowed down to allow for a considered and careful review of this newly 
proposed overlay zone. 

The Advisory Committee worked on the zone for one month. So far, the Planning Commission has held 
one public hearing during which the public was invited to speak for only 3 minutes each. Tonight you 
are attempting to complete your review in one meeting which in no way does justice to the task at hand. 

Please remember this is all about the waterfront, Hood River's most treasured a nd precious community asset! 

It's very important to note that this current effort will result in an entirely new Chapter in our 
zoning code under "Land Use Zones", Chapter 17.30. What you are working on is a major 
change to the zoning ordinance since it is a NEW zone. Please take the time to do it right, 
since it will have a lasting effect on our dear city. 

Just to remind you, our present zoning ordinance states: 

17.08.020 Legislative Zone Changes and Plan Amendments Criteria 

A. Legislative zone or plan changes may be approved if 

1. The effects of the change will not be unreasonably harmful or incompatible with existing uses on the surrounding 

area; and 

2. Public facilities will be used efficiently; and 

3. No unnecessary tax burden on the general public or adjacent land owners will result. 

B. Legislative zone or plan changes may be approved if subsection (A) above is met and one or more of the following, 

as applicable, are met: 

1. A mistake or omission was made in the original zone or plan designation. 

2. There is not an adequate amount of land designated as suitable for specific uses. 

C. The hearing body shall consider factors pertinent to the preservation and promotion of the public health, safety, and 

welfare, including. but not limited to 

1. The character of the area involved; 

2. It's peculiar suitability for particular uses; 

3. Conservation of property values; and 

4. The direction of building development. 

As Planning Commissioners, the question you must answer is: does the new zone comply with A and B above? 

A major weakness of the proposed overlay zone is that you have the overlay zone layered 
over other zones, called base zones, and this is confusing and complicated .. This could 
be especially annoying in a quasi-judicial hearing when you are examining just one 

property and an applicant might want part of what's allowed in the base zone with the 

12/10/2014 
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uses in the overlay zone or vice versa. If there is conflict the overlay is supposed to 
prevail, but it might or might not be what the applicant wants for his property. In addition, 
in the proposed overlay zone you are mixing portions of the RC and OS/PF language with 
Lllanguage, especially in subarea 1. It's almost as if you want to have it all and are trying to 
do too much. 

Both the OS/PF and the RC zones need a thorough rewrite and updating. And, if the City is 
relying on the Site Plan Review (SPR) process to govern what is built in the city, than SPR 
needs new language and criteria for denial. Presently, if an applicant checks off the 
requirements, they are good to go; there are no criteria for deniaL 

How do we turn this around? You, alone and together, have an amazing opportunity here to 
do the right thing: to, once and for all, change the base zones on the waterfront to reflect the 
desires of the community. Not many of us get this chance to do the right thing. You do! 

The desires of the community are clear. On November 4, 2003, 1081 Hood River citizens 
voted for: Shall City policy require part of the Columbia River waterfront be preserved for 
public parks? The affirmative vote amounts to 67% of the vote. The area included the 
waterfront land you are considering in this new chapter from the centerline of Partway north to 
the Columbia and all the way to the Hook and from the centerline of North Second Street to the 
Boat Basin. 

To avoid conflicts in this new chapter of the zoning code you can change the base zones to 
what they should be: 

I. Recommendation: Change the base zone north ofPortway to OSIPF. This is the only way to ensure protection for the 
actual waterfront and to allow for generous public access to the water. 

2. Recommendation: Change the base zone along the Boat Basin to OSIPF. In this new park, no other buildings, except for 
a community boathouse and restrooms which are allowed in OS/PF, should be allowed in this narrow space. Building height 
should be limited to one story above North First Street. 

3 . Recommendation: Buildings north ofPortway should be no higher than 20 teet, the height on the western side of the 
existing Luhr-Jensen building. Uses should be limited to recreational uses and services for that use. Maximum building 
footprint: 3,000 SF. Building setbacks from the top of the bank should be 150 feet or varied between 125 feet and 175 feet for 
an average of 150 feet. This allows for a more visually pleasing design. 

4. Recommendation: On Lot l limit heights to 28 feet. Maximum building footprint: 25,000 SF. One or two-story 
buildings fo r this area were suggested in the concept plan drawn up by Group Mackenzie for the Port. 

5. Reconuuendation: For Lot 1, a carefully crafted mixed use zone could work well especially if 
the commercial portions were limited to across from the Event Site serving that use and to along the 
west side ofNorth Second Street serving the new park 

In making the recommendations above, it is assumed that the OS zone is rewritten (and 
separated from the Public Facilities zone) and improved, including lower building heights. 
Another option is to rewrite the RC zone allowing less commercial and to rezone the areas 
along the water RC. 

Other suggestions: The purpose section of this new zone needs to be broadened to include 
"protecting public access to the water" not to just to the trail. 

The trail width should be 12 feet. This has been the width of the PAW since it was first 
conceived. 

1211 0/2014 
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The variance criteria in the current zoning code for the city are stringent and should be used at 
the waterfront as well. The proposed variance, called Adjustments to the Standards, is 
extremely lenient and should be deleted. 

Again, there are problems with the current process. [deally, it would have begun with an extensive visioning process 
involving the entire community. This would have allowed for careful consideration by all for the many possible alternatives for 
this property rather than just falling on your shoulders. 

The bottom line is that what is being proposed along the waterfront is far more development than any of us could have imagined. 
Think deeply and hard about what you might be allowing. Is this in the best interest of the community? 

Please take a long and cautious look at this before you vote. We don't want to repeat the mistakes other communities have made 
by overdeveloping waterfront property. [tis indeed our most precious and valuable public asset. 

Linda Maddox 
3018 Dana Lane 
Hood River, OR 97031 

12110/2014 
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Waterfront Refinement Plan -alternatives for discussion during 12/8/14 meeting. 

17.03.130 0.3 Subarea 3 Uses: 
Objectives- Develop "green" multiuse trail along south edge of reach CR-07. Allow port 
to get credit or use this towards development requirements for parking, landscaping, lot 
coverage, etc. 

Option 1 
a. Within ESEE seventy-five (75) foot setback for reach CR-07 the 
following uses are permitted: 

i. Landscaping. 
ii. Passenger vehicle parking. 
iii. Bicycle parking. 
iiii. Fences no taller than three (3) feet in height. 

Option 2 
• Apply OS zoning to the ESEE area 

17.03.130.4 Subarea 4 Uses 
Objectives- Drive more intensive use than uwarehouses" in Ll zone. Avoid retail 
conflicts with downtown. 

• Add 25% professional office. 

17.03.130 F. 
Objective- Provide more open space and view corridors to basin. Avoid "strip mall" 
feel on western edge of park. Math - 10,000 of single story buildings at 30' is 3341ineal 
feet of buildings in this area. 

1. Total Square Footage: the total building floor area within Subarea 1 shall not 
exceed Ten Thousand 10,000 square feet. 

2. No more than two {2) buildings in addition to boathouse allowed in Subarea 1. 
3. Maximum building height is twenty-four (24) feet as measured from foundation 

lowpoint. 

17.03.130 G. 

Objective- Make buildings In this area "pedestrian" scale and provide view corridors 
through these parcels. 

1. Maximum building footprint on Subarea 3 and Subarea 4. The maximum building 
footprint within both Subarea's 3 and 4 is 25,000 square feet. 

2. Maximum building height within the area designated as Subarea 4 is thirty-six 
(36) feet. 



17.03.130 H. 
4. Shoreline stabilization standards- refer to ESEE. 

17.03.130 K.4.G 

Objectives- Develop "g;een" multiuse trail along south edge of reach CR-07. Allow port 
to get credit or use this towards deveiopment requirements for parking1 landscaplng, tot 
coverage, etc. 

<~~ Waterfront trail shall be landscaped. This should include a variety of 
trees, shrubbery and groundcover at least twenty {20) feet landward of 
the edge of the trail (within the ESEE mandated 75' setback from top of 
bank). 



Waterfront Planning 

Summary of Public Outreach/Meeting History 
December 1, 2014 

Summary: Provide opportunities for key stakeholder and public input on the final design of a public 

ped./bike path and future water access opportunities along the east edge of the Nichols Boat Basin. 

Nichols Basin West Edge Planning (2014) 
January 15 Advertised project scope and meeting schedule (HR News, web site & list) 

January 28 Stakeholder Committee & Public Meeting: Overview of 

project, key issues and project objectives. 

February 20 Stakeholder Committee & Public Meeting: Reviewed and discussed 

initial character sketches and design ideas prepared by Walker/Macy. 

March 4 

March 11 

March 25 

April16 

April 22 

May20 

July 30 

Port Commission Meeting- Discuss alternatives, public input received 

and key issues. 

Stakeholder Committee & Public Meeting: Review two design 

alternatives for overall project area. Seek Committee/public preference. 

Port Spring Planning Meeting- review progress to date and design 

alternatives. Review preliminary cost estimates. 

Stakeholder Committee & Public Meeting: Review refinements to 

preferred plan. 

Port Commission Meeting- review progress on all aspects of scope 

particularly layout/materials plan and cost estimate. Get final 

Commission input. 

Port Commission Meeting- Present final plans and discuss next steps 

including contract amendment for construction document phase. 

Stakeholder Committee & Public Meeting: Review 60% construction 

refinements to preferred plan. 

Lot #1 Planning (2012 & 2013) 
March 16, 2012 Public Meeting 

Provided overview of existing zoning and conditions, key planning issues, and alternative 

development concept by planning team lead by Group Mackenzie. 

March 20, 2012 Port Commission Presentation/Discussion 

Development ideas from Commission collected by consultant. 

June 18, 2012 Presentation to City Planning Commission 

July 24, 2012 Port Commission Presentation/Discussion 

Consultant presented Commission with updated conceptual plans for further discussion. 

Nov. 27, 2012 Port Commission Presentation/Discussion 

Overview of conceptual plans prepared before fi nal document preparation . 



Stakeholder Work Sessions 

Discussed the development of Lot #1 with selected panels of 5-6 key stakeholders. 

Key Questions 

• What is the appropriate type and scale of development? 

• What community objectives should be achieved? 

• What role should the Port play in developing the property? 

June 12, 2013: 

Jim Ealer 

William Ayers 

Jeff Nichol 

Romeo Raubichaud 

Mike Graham 

July 17, 2014: 

Jeff Pickardt 

Panel #1: Business 

Owner 

Consultant 

Board 

Owner 

Cascadia Tech Works 

Software 

Gorge Tech Alliance 

RBS Battens 

Owner Real Carbon 

Panel #2: Market/Development 

President Key Development 

Mark VanderZanden Principal Surround Architecture 

Bob Naito CEO Naito Development 

Eric Hovee Owner ED Hovee & Company 

Stephan Ford Principal Current Commercial 

Maui Meyer Owner Copper West 

August 14, 2013: Panel #3: Recreation/Environment 

Brent VandenHeuvel Ex. Dir. Col. Riverkeepers 

Chuck Gehling Chair HR Watershed Group 

John Hart Owner Kayak Shed j 

Pepi Gerald President CGKA 

Heather Stayton Advocate Waterfront 

Steve Gates Owner Big Winds 

September 18,2013: Panel #4: Public Agency & large Business 

Cindy Walbridge Ping. Dir. City of Hood River 

Cheryl Park 

Dave Windsor 

Irene Firmat 

Ron Dodge 

Seth Tibbot 

ED WS Chamber 

Plant ManagerCardinal AG 

CEO Full Sail 

CEO 

President 

Hood River Distillers 

Turtle Island 



From: 
Sent: 
To: 
Subject: 

-----Original Message-----

Cindy Walbridge 
Monday, December 01, 2014 4:39 PM 
Kevin Uburdy 
FW: Waterfront Refinement Plan 

From: Melody Acosta [mailto:melodyacosta@centurylink.net] 
Sent: Monday, December 01, 2014 7:30 AM 
To: Cindy Walbridge 
Subject: Waterfront Refinement Plan 

Dear Cindy, 

Please help keep the waterfront beautiful and accessible. Open space for the entire "new'' zone would be great! 
Thanks for keeping Hood River friendly to families who want to use the river and parks. 

Melody Acosta 
2759 Prospect Ave. Hood River, OR 97031 
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From: Cindy Walbridge 
Sent: 
To: 

Monday, December 01. 2014 4:39 PM 
Kevin Liburdy 

Subject: FW: Waterfront Refinement Plan 

From: Linda Short [mailto:Jshort@qorqe.net] 
Sent: Monday, December 01, 2014 8:06AM 
To: Cindy Walbridge 
Subject: Waterfront Refinement Plan 

Please save the water front from the rushed in Overlay zoning proposal. 

Thank you, 

Linda Short 
Hood River 
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From: 
Sent: 
To: 
Subject: 

-----0 rigi na l Message-----

Cindy Walbridge 
Monday, December 01, 2014 4:39 PM 
Kevin Liburdy 
FW: Refinement Plan - Hood River Waterfront 

From: jane duncombe (ja@g) [mailto:janeaduncombe@gmail.com] 
Sent: Monday, December 01, 2014 9:47AM 
To: Cindy Walbridge 
Subject: Refinement Plan - Hood River Waterfront 

Good Morning, Cindy, 

I'm very disappointed to see the proposed zoning, heights, setbacks, etc. of the Hood River Waterfront Refinement Plan 
set to be presented at tonight's meeting (Dec 1, 2014 ). 

I can't help but feel that this does not even approach an accurate representation of the wishes and best interests of the 
people of Hood River. I strongly suspect that if this proposed Refinement Plan were presented in a simple, readily 
understandable form to the citizens as a referendum, it would not stand a chance of passing. If that is true, of course, it 
would make what is happening now shamefully irresponsible government. 

As I understand it, there is not a defensible argument for rushing t his Plan through. 
Please delay decision until the people of Hood River have been given a fair chance to voice their opinion on this most 
valuable and limited resource. 

Thank you for your consideration, 
Jane Duncombe 
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From: Cindy Walbridge 
Sent: 
To: 

Monday, December 01,2014 4:40PM 
Kevin Liburdy 

Subject: FW: For tonight planning commission 
Attachments: two concepts for nichols water to U Novl4.pdf 

From: Andy von Flotow [mailto:Andy@hoodtech.com] 
Sent: Monday, December 01, 2014 10:33 AM 
To: Cindy Walbridge 
Cc: Heather 
Subject: For tonight planning commission 

Heather: 
Thanks for motivating me to transcribe my sketches into a document. 

Cindy: 
Please pass this email and the attached document to the planning commission for tonight's meeting. 

I have no further comments about the remainder of the Advisory Committee's overlay recommendations. 

Andy von Flotow 
Hood Tech Corp 
Hood River, OR, 97031 
ph 541-387-2288 
fax 541-387-2266 

From: Cindy Walbridge [mailto:Cindy@ci.hood-river.or.us] 
Sent: Tuesday, November 25, 2014 3:48PM 
To: Brian Watts; Joe Voboril; LyndaW@hrdsoirits.com; Andrew McElderry; Ann Frodel; Becky Brun; Ben Stenn; Brian 
Shortt; Claudia vonFiowtow; contact-PauiB; Greg Colt; Jane Nichols; Jeff Pickhardt; Jennifer Hutchinson; Jon Davies; Josh 
Sceva; Kris Gann; Lee Quintana; Linda Maddox; Miko Ruhlen; Muir Cohen; Pepi Gerald; Polly Wood; Scott Reynier; Sean 
Hallissey; Stacie Creasy 
Cc: Andy von Flotow; Jeff Pickhardt; David Ryan 
Subject: 
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Two Concepts for Nichols Basin Transition: Shoreline, Park, Commercial, Light Industrial 

These three diagrams outline 2 concepts for the transition from shoreline to light industrial along the Nichols boat basin. 

Walker Macy Concept: 

The advisory committee was strongly-influenced by this conceptual diagram, treating "blue rectangles" as "buildings to be regulated."* 
They inferred that these "buildings" should house general commercial activities. They developed recommendations to limit the "strip 
mall character" of such a row of buildings. They codified these restrictions by defining a "Lot la" and proposing a unique "zoning 
overlay" for Lot la. 

A Derivative Concept: 

The concept proposed on the subsequent page employs the committee's definition of a Lot la, and incorporates all of Walker Macy's 
concepts for the shoreline improvements. But the loathed "commercial strip mall" does not invade the shoreline park, instead it is placed 
on the far side of a sunken pedestrian plaza. This plaza and its boulevard access ramps can provide parking for 60 to 100 cars. The plaza 
provides level pedestrian access from the comm~rcial buildings to the shoreline. The concept can accommodate over 20.000 sgft of 
commercial space without destroying the shoreline access. look and feel. 

* The committee's interpretation of"Walker Mac;y blue rectangles= buildings" was challenged by Arthur Babitz at the meeting on 21 
November, but by this date, the committee was not motivated to revisit assumptions made during their prior 3 meetings. 
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Two Concepts for Nichols Basin Transition: Shoreline, Park, Commercial, Light Industrial 
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'· 

Walker Macy 2014 
concept, referenced 
to to day's 1st St 
boulevard 

•.. ~ .. .. . ., 

";· 
·' 

Commercial bldgs facing a 
lower pedestrian plaza service 
the park, but don't invade it. 

Plaza and blvd can elegantly 
park 100 cars 

~-= .:.:·.; .. ~ · .: .. :-
·. 
~ .. .. ' ,_ .. 

Area best-suited to commercial bldgs servicing the park (not invading it.) 

Existing old 1st St Blvd 

:<t ....... ,..r •. • 

Two commercial bldgs, 
SOOOsqft each, fac ing 
pedestrian plaza and 
shoreline. Note possible 
doublings of these bldgs. 

... lllllii J- - - - ,·- -~~~o~. - ... - - - · - - -

Advisory committee 
selection of "LOT la" 
west boundary. 
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AboUit 750 ft. Two rows of diagonal parking along entire blvd/plaza could accommodate 100 cars. 
Eliminating parking from the excavated plaza seems nice, reduces parking to about 60 cars. 

Andy von Flotow, 1 December 2014 
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From: 
Sent: 
To: 
Subject: 

Cindy, Kevin, Mark, Victor, 

Gary Bushman <gdbushman@gmail.com> 
Monday, December 01, 2014 1:36 PM 
Cindy Walbridge; Kevin Liburdy; Mark Zan miller; Victor Pavlenko 
Please submit as my Testimony re; Lot lA (Sub Area 1) Section F. 

RECEIVED 

Oft tfl 20\4 

CllY PLANNING DEPT. 

First, I wanted to take this opportunity to say it was great working with each of you on the Advisory Committee 
relating to the overlay zoning of Port of Hood River property. As you know, many tough areas of discussion 
were addressed. Personally, I believe overall we came to some solid decisions that I hope will continue to align 
the City and Port w/ development that will support both the Port's goals, and retain a vibrant Historic 
Downtown retail district. I trust the City of Hood River Plarming to review the details and act in everyone's best 
interest. 

I do have one area of concern I would like addressed> and submitted as testimony, that I trust City Planning 
will take a hard look at. 

Lot lA (Sub Area 1) the section of commercial along the water of Nichols Boat Basin. 

A. I believe this stretch of property, that was always viewed as 7,000 Sq. Ft. (max) of commercial, should 
remain at this level. Late in the very last committee meeting, the Port requested an additional 3,000 Sq. Ft. 
(43% increase) for a total of 10>000 Sq. Ft. of corrunercial. With Lot 1 A discussed in every meeting, I don't 
believe the Port showed good faith bringing this to the table that late in our extensive discussions. I also did not 
feel they had a solid foundation from which to make this request. Additionally, the Port did not provide any 
documentation from which to request such a large increase, only broad statements. 

B. I strongly believe that given the additional latitude of commercial on EXPO II (Sub Area 2), Lot 3 
(commonly called the Solstice building) w/ the likely direction going towards full commercial, coupled with the 
current commercial on Lot 1 A (Sub area 1, 7000 Sq. Ft.), this is a LARGE enough step on the commercial front 
for Downtown business owners to deal with. Adding an additional3,000 Sq. Ft. on Lot IA is not appropriate. 
Looking out for all ofHood River, I just don't believe this request would be a smart move. I strongly urge the 
City to reject this request. 

Given all ofthe proposed changes to commercial, which I support, I propose we leave Lot lA (Sub Area 1) at 
7,000 Sq. Ft. of commercial. That is enough, I believe, based on my comments above. 

Thank you, 
Gary Bushman 
Hood River 
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From: Cindy Walbridge 
Sent: 
To: 

Monday, December 01, 2014 4:40 PM 
Kevin Liburdy 

Subject: FW: Waterfront Refinement Plan 

-----Origi na I Message-----
From: AI Brown [mailto:awbrown@gorge.net) 
Sent: Monday, December 01, 2014 1:46 PM 
To: Cindy Walbridge 
Subject: Waterfront Refinement Plan 

Ms. Walbridge, 
The proposed new overlay zone to the waterfront smells to high heaven. Something is going on. Keeping this quiet until 
now says to me that the current mayor and City Council have something up the ir sleeve, something that will benefit 
them personally. like most "secrets" this one will come out and could harm you and others in city government or the 
Port just by being in close proximity. 
Postpone this meeting and get all the info ouf. ff it's a good idea it will survive, but if it's a bad one or worse a dirty one, 
it will take the innocent with it. 
Thank you, 
AI Brown 

1 





From: 
Sent: 
To: 
Subject: 
Attachments: 

Cindy Walbridge 
Monday, December 01, 2014 4:40 PM 
Kevin Uburdy 
FW: for Planning Commission 
Park space vs. development.pdf; ATT543480.htm; industrial mixed use proposal.pdf; 
A TTS43481.htm 

From: Heather fmailto:heatherstaten@qorge.net] 
Sent: Monday, December 01, 2014 1:27PM 
To: Cindy Walbridge 
Subject: for Planning Commission 

Cindy--

Would you also be able to print and distribute these two files to the Planning Commission for the meeting 
tonight? 

Thanks, 
Heather 
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Public Space or Commercial Strip? One of the key issues is how much commercial development to allow along the top of the bank above the shore 
of Nichols Basin and its new park (Lot 1a). At the Port's request, the Advisory Committee approved commercial development of up to 16,000 square 
feet (1 0,000 sq. ft unrestricted commercial and up to 6,000 sq. ft for a public boathouse). This intensity of development very nearly creates a strip mall 
along the top of bank (see bottom site plan. Note that this plan shows 1,000 sq ft less development than approved by the Committee). Our vision is a 
much more limited commercial development integrated into the public green space to serve the needs of recreationalists and tourists (ice cream 
stands, SUP rentals, food carts, etc.) but not to create a stand-alone shopping district (see top site plan). 
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Light Industrial Mixed Use: A New Zone for the Waterfront 

The Hood River Valley Residents Committee's mission is to protect Hood River Valley's fann and forestland 
and the livability of its cities and rural commw1itics. Wh.ile we are perhaps more known for the protection of 
resource land, land-use within the City of Hood River has always been a focus for us. Planning is a regional 
activity. We have learned that the very best way to protect farmland from sprawling development is by 
creating a great city within the urban growth boundary. 

Using our limited amount of urban land wisely and creatively is a challenge and often fraught with 
controversy as there are many competing interests to balance. Over our 38-ycar experience in land-usc 
plalUling, we have come to embrace the ideas that frequently go under the terms "Smart Growth" or ''New 
Urbanism" which advocate policies to concentrate growth in compact, vibrant, walkable urban centers to 
avoid sprawl. 

The Waterfront Refinement Planning process currently underway provides an opportunity for our community 
to make some fundamental decisions about the direction future development the waterfront will take. Most of 
the waterfront is currently zoned Light Industrial which allows for low-impact manufacturing and offices 
related to research and development. Our suggestion would be to expand the possibilities by creating a new 
zone for the waterfront "Light Industrial Mixed Use." Light Industrial would continue to be the predominant 
usc at the waterfront but commercial, residential and recreational uses should be layered in to increase 
vitality, livability and spur economic development. Other cities have employed various methods to achieve 
this mix of uses (e.g. require a minimum Floor Area Ratio fAR for industrial uses with density bonuses for 
other uses once the industrial fAR is met or set maximum percentages/square footages for the auxiliary 
commercial and residential uses so that most of the square footage is preserved for industrial uses). HRVRC 
has advocated mixed use at the waterfront for over 30 years. 

Mixed Use and Economic Development 

Mixed use is good for economic development and will 
provide a competitive advantage to Hood River in 
attracting businesses to locate here. The current 
economy values proximity and clustering. Placing 
jobs, retail, homes and recreation in proximity 
increases business opportunities, creates a sense of 
place and functions as a recruiting tool for employers. 
2417 communities, as opposed to 9 to 5 Monday­
Friday environments, are increasingly attractive to 
young professionals and the "creative class" who 
value vibrant street life and a hip urban energy, even 
in a small town. Traditional office and industrial 
parks, with buildings surrounded by parking and 
landscaping, are inward focused and do not provide 
many opportunities for spontaneous employee 
interaction. When asked if the new restaurants on 
Portway Avenue added value for the day-employees 
commuting to work at the waterfront, property owner 
and employer Andy von Flotow, responded "I think 
the answer is an emphatic YES. A "pure" industrial 
park is a hideous thing, particularly when on a park­
enhanced shoreline." Indeed, in order to stay 
competitive, business parks around the country arc 
converting to mixed-usc developments. 

The 10 Principles of Smart Growth 

• Mix land uses. 

• Take advantage of compact design. 

• Create a range of housing opportunities and choices 

• Create walkable cooununities. 

• Foster distinctive, attractive communities with a strong 
sense of place. 

• Preserve open space, farmland, natural beauty, and 
critical environmental areas. 

• Strengthen and direct development toward existing 
communities. 

• Provide a variety of transportation options. 

• Make development decisions predictable, fair, and cost 
effective. 

• Encourage comrnUJlity and stakeholder collaboration in 
development decisions. 



Mixed-use settings have been found to produce more employment and higher occupancy rates. Cities around 
the country are increasingly using mixed-use industrial districts to preserve industrial land and increase density 
with a payoff in higher property values. The City of Hood River Economic Opportunities Analysis, 2011 
predicts a far greater need for commercial land (C-1 and C-2) than industrial (Ll and I) in the 20 year study 
period (201 0-2031) with commercial land use needs projected at 39 acres compared to 16 acres for industrial 
land Employment creaticu is similarly weighted- ·530 retsil jobs a.i1d 835 service jobs aic expected to be 
created in that time period compared to just 116 industrial jobs. Hood River's largest deficiency is in Class A 
office space. 

In 2013, EcoNorthwcst prepared an Economic Impact Analysis for the Port of Hood River that recommends 
the very same shift from pure industrial to mixed use that we advocate: 

" ... what is the best use ~{remaining Port property at the waterfront? Many cities provide evidence 
of a transition from industrial uses to other uses as property values rise. The Port has already 
accommodated a shift from traditional industrial and warehousing toward light industrial and 
commercial. The Port should consider furthering this transition, focusing on the kinds of businesses 
that are most compatible with waterfront recreational amenities. " 

The Waterfront and Downtown 

Some have expressed concern that development at the waterfront will come at the expense of downtown. 
HRVRC would never advocate a waterfront policy that would turn our historic downtown into a ghost town. 
We believe the opposite is true: No part of town has as much to gain from a vibrant waterfront as downtown. 
This is not a zero sum game. Growth at the waterfront will be good for all of us. The two districts are 
geographically close-Lot 1 is only a 3-minute walk from the comer of 2nd and Oak and development at the 
waterfront can and should complement and enhance downtown. HRVRC encourages the City and Port to make 
infrastructure improvements that strengthen the pedestrian connections between the two areas. Structured 
parking at the waterfront paired with a trolley service to downtown could help alleviate parking issues in both 
areas. 

References: 

Economic Development and Smart Growth: 8 Case Studies on the Connections between Smart Growth Development 
and Jobs, Wealth, and Quality of Life in Communities, lntcmational Economic Development Council 
www.iedconline.org/clientuploads/Downloads/edrp/JEDC Smart Growth.pdf 

Smart Growth and Economic Success: The Business Case, November 2013, Office of Sustainable Communities, U.S. 
Envirnoomental Protection Agency http:/lwww.epa.goy/smartgrowthlpdflbusiness case.pdf 

Industrial Vs. Mixed-Use Zoning: Economic Impact and Job Creation Study CBRE Consulting, 2007 
https://ccala.org/downloads/LegAffrsPublications/lndustrial Zonjng Econ Report.pdf 

Integrating Light Industry into Mixed-Use Urban Development, Dan Cotter, Georgia Tech Enterprise Innovation 
T nstitute, 2012, http://stip.gatech.edu/wp-content/uploads/20 12/ I 0/ST\ P-Dan-Cottcr.pdf 

City of Hood River Economic Opportunities Analysis, FCS Group, 2011, 
http:/lcentralpt.com/uoload/375/16352 FinalEOAReport6-20 I l.pdf 

Economic Impacts of the Port of Hood River, EcoNorthwest, December 2013, 
http://www.portofuoodriver.com/PDFs!Economic Impact Anelysis.pdf 
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From: Cindy Walbridge 
Sent: 
To: 

Monday, December 01, 2014 4:41 PM 
Kevin Liburdy 

Subject: FW: Waterfront Refinement Plan 

From: Linda Maddox [mailto:Undanicemaddox@gmail.com] 
Sent: Monday, December 01, 2014 3:42 PM 
To: Cindy Walbridge 
Subject: Waterfront Refinement Plan 

Planning Commission Hearing, Dec. 1, 2014 
Hood River Waterfront Refinement Plan Testimony 

It is all about the waterfront, Hood River's most treasured and precious community asset! 

The basis for undertaking this enormous task was incorrect and flawed: The idea was to do all the zoning for the 
waterfront quickly and at once through a legislative process instead of looking at individual development proposals as 
they move forward through the usual quasi-judicial process. In the past every waterfront planning process has stalled 
because there are so many issues to consider. Looking in depth at one property at a time is more manageable and, 
when something is built, you can consider the changes brought by the earlier decision. 

There are problems with the current process. Ideally, it would have begun with an extensive visioning process involving the entire 
community. A normal visioning process would take 6 months to a year to complete before code writing would even begin. That 
would have allowed for careful consideration by all for the many possible alternatives for this property. 

The consultant's process has been to break down topics into 2 or more choices and then ask the committee to decide between them 
which completely leaves out consideration of alternative choices. Because of the strict timetable and the amount of work to be done, 
the Committee did their best to complete their task. Quick decision-making for zoning code language, which becomes the law, is 
never a good idea and always dangerous. Even with good intentions, mistakes can be made and they are often hard to change. Since 
this effort is called a ''legislative re-zone", it is by nature broad in scope and difficult to change, so should be done even more 
carefully. 

Details from the current draft zone and recommendations: 

Proposed: The base zone is Light Industrial (LI) everywhere: north of Portway, along the west side of the Boat Basin, all of Lot 1 and 
at the Expo Center. 

Note: The Committee bad the opportunity to change the base zoning north ofPortway and aloog the Boat Basin to either Open 
Space (OP) or Recreational/Commercial (RIC) but did not. 

Recommendation: Change the base zoning to OP for north ofPortway and to R/C aloog the Boat Basin. This is the only way to 
ensure protection for the waterfront!! 

Proposed: A total of 16,000 SF of buildings could be built along the new path/park at the Boat Basin with a maximum height of20 
feet higher than North First Street. 

Recommendation: With the exception of a boathouse and restrooms, no other buildings should be allowed in this narrow 
space. Building height should be limited to one story above North First Street. 

Proposed: Buildings north of Portway could be 28 feet tall with a 50,000 SF footprint, thereby allowing 100,000 SF buildings along 
the Columbia River. There was no change to the present 75-foot setback for buildings from the top of the bank of the Columbia 
River. 
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Strong Recommendation: No buildings should be higher than 20 feet, the height on the western side of the Luhr-Jensen 
building. Uses should be limited to recreational use and services for that use. Building setbacks from the top of the bank should be 
150 feet. 

Proposed: The height limit for Lot 1 remains at 45 feet. The maximum building footprint is 50,000 SF. 
Recommendation: On Lot 1 limit heights to 28 feet. Maximum building footprint: 25,000 Sf. 

The Committee spent time discussing mixed use (MU) versus LI at the Expo Center property and the possibility of carrying that 
same mixed use language elsewhere, such as for Lot 1, but the Committee was divided on this. 

Recommendation: This rvru zone still needs work but LI should not be the base zone for the waterfront property north of 
Partway or along the west side of the Boat Basin. However, a carefully crafted mixed use zone has been a city goal for a long time 
and would work well for the other property in the overlay zone. 

The bottom line is that what is being proposed right along the waterfront is far more development than any of us could 
have imagined. Think deep!y and hard about 'Nhat you might be a!!owing. Is this in the best interest of the 
community? 
Please take a long and cautious look at this before you vote. We don't want to repeat the mistakes other communities 
have made by overdeveloping waterfront property. It is indeed our most precious and valuable asset. 

Linda Maddox 
3018 Dana Lane 
Hood River, OR 97031 
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From: Cindy Walbridge 
Sent: 
To: 

Monday, December 01, 2014 4:41 PM 
Kevin Liburdy 

Subject: FW: Waterfront Refinement Plan 

-----0 rigi na I Message-----
From : Alison Bryan (mailto:alisonb@gorge.net] 
Sent: Monday, December 01, 2014 3:56PM 
To: Cindy Walbridge 
Subject: Waterfront Refinement Plan 

Please don't allow excessive development in Hood River Waterfront. Let's not look like The Dalles! Alison 
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RECEIVED 

November 25, 2014 DEC &1 2014 

To: Planning Commission CITY PLANNING DEPT. 
From: Billlrving 
RE: Comments on Waterfront Refinement Plan and Land Use Process 

I am sending this memo and sorry to be missing our only scheduled meeting to discuss 
this significant proposed legislation. 

Regarding Process: 

We do not need to rush! I appreciate the time and work invested by the advisory group 
as a starting point for this process. The stated driver mentioned for rushing this process 
with planning commission and city council is that the port would like to make use of 
grant funds ava.Uable to develop the waterfront multi~use trail along the western edge 
of the Nichols Basin. Completion of this process is not necessary to complete the initial 
phases of that development. This path can be developed under the existing zoning via 
two different mechanisms: 1) a conditional use process for "public facilities" as allowed 
within the zone or 2) under the ESEE C0-6 overlay which applies to that reach. 

As this is a significant change for one of the few remaining undeveloped areas in the city, 
I think thoughtfulness, time, and public input should be allowed. I would hope that both 
the planning commission and city council would not feel any need for urgency regarding 
these land use changes. I would like to see a timeline developed by which the planning 
commission would have time for sufficient work sessions and staff resource allocated to 
arrive at a well~formulated long-term strategy focuses on economic development but 
most important livability which is in the best interest of the community as a whole. 
Additionally as the planning commission are only appointed and city council elected, I'd 
also propose a joint work session between the two groups such at both parties can 
jointly develop a objectives and a strategy for this critical area. 

Additionally, quick implementation of this type of code would have unintended 
consequences. For example, sec 170.03.130.0.1 prohibits drive-up uses. Without 
definition, these uses could be interpreted to preclude seasonal vending of food and 
beverage as well as pick-up I drop-off of rental equipment at locations like the event 
site! I'm pretty sure that was not the intention of the proposed code. 

General comments on overall land use: 

1. Establish visible and physical greenway along the water's edge to include 
Columbia River frontage and Nichols basin via a combination of the following: 

a. Establish appropriate zoning for this area OS or RC and not ll. 
b. Establish landscape standards and setbacks for this area. 



c. Specifically address improvements to and/or future development on 
"Jensen" and "Western Power" parcels. Currently these buildings greatly 
impact the waterfront experience and pedestrian trail. 

d. 11d like to see 50' -100' "greenway~~ established in this area with limited 
improvements and specifically no tall fences~ barb-wire, and industrial 
parking/storage for things like semi-trailers and shipping containers. 
These parcels are approx 300' so substantial area would remain on the 
southern 2/3 of these parcels for redevelopment. 

2. Establish the waterfront area as a 24 x 7 point of engagement for residents of 
Hood River and the surrounding area, for our large and increasing number of 
visitors to the area, as well as employees/employers in the area. 

3. With green space and open space established along the waters edge, provide for 
dense use of this land. Understanding downtown business owners concern with 
additional commercial development at waterfront and concerns of "dark 
condos", provide for mixed use development at waterfront to establish promote 
long term vibrancy of the waterfront and town as a whole. Suggest to 
specifically allow for inclusion of multi-family residential development as an 
allowed use as well as other commercial uses~ specifically on "Lot 1" or sub area 
4. Increasing residential density in this area will provide additional walking 
customer bae to downtown businesses!! 

4. Understanding that we need Uland close to 1-84, develop a plan to rezone 
parcels toll by their nature are better suited for less dense Ll style development 
and uses. Potential for this type of rezone exists at exit 62 and exit 64. 

Regarding Proposed Waterfront Refinement Plan: 

1. Sec 17.03.130.A l believe the boundaries of any plan should include the area 
between the Hood River and the bridge as this area contains a la rger of 
undeveloped or underdeveloped land. Development of this area should be 
considered as continuity and use of the waterfront is considered. 

2. Sec 17.03.130.0.1- Prohibited uses. Define or delete drive-up uses. 
Prohibition of drive-up uses would seem to be in conflict with following section 
Sec 170.03.130.0.2 and preclude existing activities at the event site. 

3. Sec 17.03.130.D.2.i.b- Prohibition of over-night lodging. 
a. Do we want to allow over-night lodging in any areas? 
b. Does over-night lodging include/exclude residences? 
c. Suggest to combine prohibited uses in a single location in the code versus 

sprinkled throughout. 
4. Sec 17.03.130.F- As this relates to development of parcels in Subarea 1. The 

proposed density of development (Walker Macy plan) provides a string of 
buildings which create a visual barrierfrom the street to the Nichols basin. 
Propose fewer buildings (limit of 2) which could potentially be 2 story and take 
advantage of existing topography to provide walk-up access on east and west 

2 

' 



side. These fewer larger buildings would allow for better via corridors to the 
Nichols basin. Establish a maximum lot coverage within this zone. 

5. Sec 17.03.130.6 
a. As this relates to development in area Subarea 3 and 4. limit building 

footprints to 20,000 sqf or less. 50,000 sqf footprint within these areas 
are quite large and likely intended for less dense more industrial types 
uses which should be located at areas other than the waterfront! I 
understand the footprint of the Halyard building (housing Pfriem) to be 
approx 20,000 sqf. Do we want a building 2 Yz time this size north of 
Partway? 

b. Regarding setbacks and zoning, establish greenway south of top of bank 
along Columbia River. This could be accomplished with either a zone 
change or a setback which would require landscaping and prohibit 
parking of trucks, storage of shipping containers, chain link fencing, and 
other "industrial type" activities within 50' of the top of bank. See 
submitted photos of greenway and multi-use path established along the 
Charles River in Boston. 

Good luck with the meeting and look forward to participating as this process progresses. 
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Hood River Planning Commission 
December 1, 2014 

Testimony of Joseph S. Voboril 

My name is Joe Voboril. I am an attorney with Tonkon Torp LLP. [am here this evening 
representing Hood River Distillers. 

In 1969, my client became the first industrial business to locate in the waterfront area. At the 
time, the area was proposed as an industrial park where businesses such as Hood River 
Distillers could locate and grow. And, for the past 45 years, my client has done just that. 

Unfortunately, during the past two decades, my client has found itself in an adversarial position 
where it has had to oppose the rezoning of nearby industrial land as well as various attempts to 
locate incompatible uses in close proximity to their operations. I can speak first-hand to that 
because I have represented them during the past two decades and have been involved in most of 
those efforts. 

My client was pleased in August when the Port requested the rezoning of portions of Tax Lots 
127, 128 and 129, approximately 2.33 acres, from General Commercial to Light Industrial. 
Your commission recommended approval of the zone change and one of your Findings noted 
that, and I quote: 11COnditions have changed within the affected area that make Light Industrial 
zoning more suitable than General Commercial zoning." Of course, that has been my client's 
view for some time. 

While that zone change process was occurring, my client was aware that in August of this year 
the City Council bad approved a Scope of Work for a project described as the Waterfront 
Refinement Plan. Much to tny client's surprise, however, after the rezoning of portions of Tax 
Lots 127, 128 and 129, the Advisory Comtnittee unilaterally decided to add a number of parcels 
located south ofPortway Avenue and west of North Second Street to the Refinement Plan Area 
without returning to the City Council for approval of such expansion. In short, we question 
whether the Advisory Committee had the authority to expand the boundaries of the Refinement 
Plan. 

While we assume that there· was a desire to eliminate the restrictions imposed on the former 
Expo Center site in 1998 and to correct a mistake that had been made with respect to the 
building where the Solstice restaurant is located, we question whether those two items can be 
addressed through this legislative process. Rather, it was my client's expectation that those two 
items would be addressed through a quasi-judicial process similar to the rezoning of the 2.33 
acre site, your Fi1e No. 2014-11. 
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While we question whether the Advisory Committee's expansion of the Refinement Plan Area 
boundary is authorized and whether the 1998 restric6ons can be hfted through this legislative 
process, we do want to provide some substantive comments with respect to what is before you 
this evening. 

My client supports the recommendation to rezone those parcels shown as parcels C and D on 
the Amendment Map attached to your Agenda from General Commercial to Light Industrial. 
Those zone changes are described as Amendments C and D on your Agenda. 

We have a nuniber of comments to offer with respect to the Advisory Committee draft of the 
Waterfront Overlay Zone. 

' 1. My client opposes the allowance of non-accessory retail and non-accessory offices uses 
in Subarea 2. (This language appears in paragraph D.3. which is found at the bottom of page 4 
of the Advisory Committee draft and carries over to the top of .page 5.) It is unclear to us why 
such an exception is being proposed for Subarea 2. 

When the adjacent 2.33 acres was rezoned to Light Lndustrial a Ettle more than a month ago, 
there was no request for non-accessory retail or non-accessory office uses. The Port of Hood 
River simply requested the zone change to Light IndustriaL 

Such an exception has not been necessary on all of the development that has occurred in the 
Light lndu&trial zoned properties located in this area within the last five or six years. 
Significant development has occurred and is occurring without any need for non-accessory 
retail or non-accessory office uses. 

2. Furthermore, one has to ask how much retail can be justified in the waterfront area. The 
Advisory Committee's draft allows for significant retail activity to occur on Subarea 1, the land 
located to the east of North First Street. As shown in the figure at the top of page 9 of the 
Advisory Committee draft, this is a sizeable area. In addition to Subarea 1, it should be noted 
that the planned development at Nichols Landing has been approved which lies adjacent to the 
southeast comer of Subarea 1, but outside the Waterfront Overlay Zone. The Nichols Landing 
project will jnclude an 88 room hotel along with 20,000 square feet of commercial development 
that can be expanded to 30,000 square feet. 

So the question for you is simply this: How much commcrdal is enough? Is it really necessary 
to allow non-accessory commercial uses on Subarea 2? My client believes that it is not 
necessary and cannot be justified. 
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3. We also question the wisdom of imposing all of the development and design standards on 
the Light Jndustria1 zoned property. In our view, the very detailed fas;ade variation 
requirements, the window requirements, as well as the building entry and building material 
requirements, will discourage property owners and developers from constructing industrial 
buildings on these Light Industrial zoned properties. 

The Advisory Committee draft contains an illustration of the kind of building that would result 
from these require1nents at the bottom of page 6. In reality, that's just not what an industrial 
building looks like. My client's conce1n is that meeting these requirements will be so 
challenging for the property owners in the area that these parcels will ultimately be converted to 
commercial uses. It's just not going to make econornjc sense to construct industrial buildings 
that satisfy all of these design requirements. 

4. l would also like to call your attention to the first sentence of Section M which appears 
on page 13 of the Advisory Committee draft. This sentence would allow the Review Authority 
to grant variances to a number of subsections including Subsection 17.03.130.0. Subsection D 
sets out the permitted land uses. For all kinds of reasons, it would be a mistake to allow the 
Review Authority to grant such variances. Of course, allowing variances to the development 
and design standards, as well as the other standards refened to in those subsections makes 
sense, but not to the permitted land uses. 

5. Finally, we question how any of this work can go forward without a Transportation 
Analysis. The plan area is within the Interchange Area Management Plan Overlay Zone and 
under Section 17.03.120 of your Zoning Code, as well as the State of Oregon Transportation 
Planning Rule (OAR 660-012-0060), such a Transportation Analysis is required. With the 
amount of commercial uses that are being added to this area, there is a real concern on my 
client's part- in fact, it's my client's primary concern- that the capacity and safety of this 
interchange, as well as the local transportation system, will be significantly, negatively 
impacted. 

Task No. 3 of the Scope of Work approved by the City Council on August 11 included such a 
Transportation Analysis. We have asked for a copy of such an analysis but have not yet 
received one. Has such an analysis been performed? 

Conclusion: While my client supports the proposed rezoning of Subarea 2, my client has 
significant concerns about a number of the provisions of the Advisory Committee's draft of the 
·waterfront Overlay Zone. I'll be happy to respond to your questions. 
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