CITY OF HOOD RIVER
PLANNING DEPARTMENT
211 2nd Street, Hood River, OR 97031 Phone: 541-387-5210

Planning Commission
Public Meeting
Monday, March 19th, 2018
5:30 p.m.

Hood River City Hall
Council Chambers
211 2nd Street

CITY OF HOOD RIVER PLANNING COMMISSION
AGENDA
I.

Call to Order: Chair Rohan

II. Planning Director’s Update:
Overview of the forthcoming legislative process of Code Revisions and Westside Concept Report
III. Public Hearings:
FILE NO.: 2018-05 and 2018-06
PROPOSAL: Amendments to the Hood River Municipal Code (HRMC) as follows: 1). Amend the
Subdivision Ordinance Chapter 16.08.010 to include the approval process for Expedited Land
Divisions pursuant to 197.360 of the Oregon Revised Statues, 2). Amend HRMC Chapter 17.01.060
Definitions for Dwelling Unit, Kitchen, Lawfully Established Unit of Land, Multifamily Dwelling, NonTransient Rental, and Transient Rental, 3). Amend Chapter 17.03.040 0(G) Parking Regulations Office
Residential Zone (C-1), Chapter 17.03.050 (H) Parking Regulations General Commercial Zone (C-2),
Chapter 17.03.060 (G) Parking Regulations Light Industrial Zone (LI) to eliminate parking exemptions.
4). Amend Chapter 17.04.040 General Exceptions to Building Height, to allow and limit parapet and
mechanical screen heights as permitted exemptions; 5). Amend Chapter 17.04.070 General
Exceptions to Lot Area Requirements Limitations to allow legally established lots to be used for
permitted uses, 6). Amend Chapter 17.04.120 Maximum Lot Coverage to clarify reductions in area
calculations for pervious surfaces and rear and side loaded garages; 7). Amend Chapter 17.16.10 Site
Plan Review and Applicability to include subdivisions and exclude minor site modifications and single
lot partitions for townhomes, 8). Amend Chapter 17.23 Accessory Dwelling Units to eliminate
principal occupancy requirement, and 9). Amend Chapter 17.24 In Lieu Parking Fee to create a single
calculation to determine required parking.
FILE NO.: 2018-07
PROPOSAL: Amendments to the Hood River Comprehensive Plan and the Hood River Municipal
Code (HRMC) based on the Westside Area Concept Plan Report, Housing Needs Analysis and
Housing Strategy, and Buildable Lands Inventory. Possible amendments may apply outside the
Westside Area Concept Plan study area and may include updates to various sections of the
Comprehensive Plan including the Transportation System Plan, Zoning Maps, Zoning Ordinance, and
Subdivision Ordinance.
IV. Adjourn

BEFORE THE CITY OF HOOD RIVER PLANNING COMMISSION
HOOD RIVER, OREGON

In the matter of Amendments
To the Hood River Municipal
Code: Chapter 16.08.010 Approval
Process for Subdivisions and Partitions
Expedited Land Divisions; Chapter 17.01.060
Definitions; Chapter 17.03.040 (G) Parking Regulations
Office Residential Zone (C-1);
Chapter 17.03.050 (H) Parking Regulations
General Commercial Zone (C-2); Chapter 17.03.060 (G)
Parking Regulations Light Industrial Zone (LI);
Chapter 17.04.040 General Exceptions to Building
Height; Chapter 17.04.070 General Exceptions to
Lot Area Requirements Limitations; Chapter 17.04.120
Maximum Lot Coverage; Chapter 17.16.10 Site Plan
Review and Applicability; Chapter 17.23 Accessory
Dwelling Units; and Chapter 17.24 In Lieu Parking Fee
File #2018-05 File #2018-06
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)
)
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STAFF FINDINGS PART 1

GENERAL INFORMATION:
A. REQUEST: Amendments to the Hood River Municipal Code (HRMC) as follows: 1). Amend the
Subdivision Ordinance Chapter 16.08.010 to include the approval process for Expedited Land Divisions
pursuant to 197.360 of the Oregon Revised Statues, 2). Amend HRMC Chapter 17.01.060 Definitions
for Dwelling Unit, Kitchen, Lawfully Established Unit of Land, Multifamily Dwelling, Non-Transient
Rental, and Transient Rental, 3). Amend Chapter 17.03.040 0(G) Parking Regulations Office
Residential Zone (C-1), Chapter 17.03.050 (H) Parking Regulations General Commercial Zone (C-2),
Chapter 17.03.060 (G) Parking Regulations Light Industrial Zone (LI) to eliminate parking exemptions.
4). Amend Chapter 17.04.040 General Exceptions to Building Height, to allow and limit parapet and
mechanical screen heights as permitted exemptions; 5). Amend Chapter 17.04.070 General Exceptions to
Lot Area Requirements Limitations to allow legally established lots to be used for permitted uses, 6).
Amend Chapter 17.04.120 Maximum Lot Coverage to clarify reductions in area calculations for pervious
surfaces and rear and side loaded garages; 7). Amend Chapter 17.16.10 Site Plan Review and Applicability
to include subdivisions and exclude minor site modifications and single lot partitions for townhomes, 8).
Amend Chapter 17.23 Accessory Dwelling Units to eliminate principal occupancy requirement, and 9).
Amend Chapter 17.24 In Lieu Parking Fee to create a single calculation to determine required parking.
B. APPLICANT: City of Hood River
C. APPLICABLE HOOD RIVER MUNICIPAL CODE (HRMC) CRITERIA:
• 17.08.020 – Legislative Zone Changes and Plan Amendment Criteria
• 17.08.050 – Legislative Actions
D. NOTICE: 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. Comments provided as
part of the testimony shall be incorporated into the record and moved to City Council for hearing. On
February 12th, 2016, notices of the first evidentiary hearing were sent to all properties within the City and
Urban Growth Area. On February 24th, 2018 notice of the hearing was published in the Hood River News.

N:\Planning\Legislative\2018\18-05 Title 17\18-05 LEG Code Amendments PC report Part 1.docx

-1-

E. AGENCY COMMENTS: The Oregon Department of Land Conservation and Development (DLCD)
and the Oregon Department of Transportation (ODOT) were notified of this request. No comments were
submitted prior preparation of the findings and conclusions.
F. HISTORY:
1. Planning Commission preview of proposed revisions February 20, 2018
2. Notice of Proposed Amendment mailed to DLCD on February 7th, 2018
3. ORS 227.186 (BM56) notices mailed to property owners on February 12th, 2018
4. Notice of Proposed Amendment Hearing Published in the Hood River News February 24th, 2018
5. Planning Commission Hearing on Proposed Legislative Amendments Initiated on March 19th,2018
G. ATTACHMENTS:
• Attachment “A” – Summary of Proposed Revisions
• Attachment “B” – Ballot Measure 56 Notice
• Attachment “C” – Notice to DLCD Form 1
• Attachment “D” – HB 4034 Regarding Accessory Dwelling Units
• Attachment “E” – HB 3223 Regarding Expedited Land Divisions
• Attachment “F” – Guidance on ADU Codes for SB 1051 as provided by DLCD
II. BACKGROUND
1) The following report includes summaries of proposed revisions to Titles 16 (subdivision) and Title 17
(Zoning) of the Hood River Municipal Code. This list does not constitute a comprehensive “clean up”
ordinance, but rather a list of revisions that target legislative initiatives by City Council, Changes in State
Law, and workability of Hood River’s Municipal Code. Based on subsequent Comprehensive Plan
hearings, consideration of the Westside Report, and work over the course of the year, staff anticipates an
additional series of code revisions will materialize and be considered separate to the changes discussed
within this report.
As required by state law, all property owners within the City and its Urban Growth Boundary were sent
notice of proposed changes to the zoning code (commonly referred to a Measure 56 notice) on February
12th, 2018. The Measure requires cities and counties provide affected property owners with notice of a
change in zoning classification; adoption or amendment of a comprehensive plan; or adoption or change of
an ordinance in a manner that limits or prohibits previously allowed uses.
The notice has been provided as an attachment to this report and is intentionally broad in its application. It
includes the Comprehensive Plan, Zoning Code, and Subdivision Code. This wide application will allow
for changes across various portions of the code with the intent to avoid ambiguity and inconsistencies.
Included as part of the staff report, strikes and underline are included where proposed language has been
developed as part of the code amendments.
III. PROPOSED REVISIONS
1). Chapter 16.08.010 - Amends HRMC Chapter 16.08.010 Approval Process for Subdivisions and Partitions
Amend Subdivision Code to include Expedited Land Divisions
Chapter 16.08.010 Approval Process for Subdivisions and Partitions.
a. Partitions. Review of a preliminary plat for a partition shall be processed by means of an Administrative
action, as governed by Title 17 Administrative Actions in the Review Procedures chapter (Section
17.09.030).
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b. Subdivisions. Review of a preliminary plat for a subdivision shall be processed by means of a QuasiJudicial action, as governed by Title 17 Quasi-Judicial Actions in the Review Procedures chapter (Section
17.09.040). All preliminary plats shall be reviewed using approval criteria for preliminary plats contained
in this Title. An application for subdivision may be reviewed concurrently with an application for a
Planned Development or site plan under Title 17.
c. Expedited Land Division. An expedited land division as described in Oregon Revised Statute (ORS)
197.360 is not a land use decision or a limited land use decision under ORS 197.015 and may be processed
as a ministerial application*. *Associated land use decisions such as conditional uses, site plans, and
variances cannot be concurrently reviewed as an expedited land division.
The expedited land division process has existed in Oregon since 1995; however, the 2015 Oregon
Legislature required that all land division applicants be notified of the expedited land division option
and how to apply. Since this change was made at the state-level, Hood River has not amended its code
to reflect the changes. The amendment to the Hood River Municipal Code would include the provision
for Expedited Land Divisions within Chapter 16.08.010.
The expedited land division process provides an alternative to the standard procedures for certain land
division requests. An applicant may choose to use the expedited land division process if their land
division request meets all of the applicable requirements specified in Oregon Revised Statute (ORS)
197.360 (included within the attachments). The steps in this procedure differ from the regular
subdivision procedure, but still include a public review and opportunity for appeal. The steps are
described in ORS 197.365-375.
The expedited land division process is intended to streamline the regular land use process that land
divisions normally follow under state law, which allows up to 120 days for final city approval. In Hood
River, however, the typical processing time for a land division application (subdivision, partition, or
replat) that meets city standards and is complete when submitted, is less than the 120 days that state law
allows. Therefore, in many cases there is no difference in processing time between a regular land
division and expedited land division. An expedited land division as described in this section is not a land
use decision or a limited land use decision. It is considered a ministerial action and its appealable to the
Court of Appeals rather than the Land Use Board of Appeals.
2). Chapter 17.01.060 Definitions - Amends HRMC Chapter 17.01.060 Definitions for Dwelling Unit,
Kitchen, Lawfully Established Unit of Land, Multifamily Dwelling, Non-Transient Rental, and
Transient Rental
Definitions in Title 17 are essential when determining applicability of regulations to various
circumstances and requests. Clearly stated definitions help to avoid challenges to code administration
and enhance staff ability to use the code effectively. Suggested amendments provide clarity and
eliminate ambiguity. The following short list of changes are based on staff-identified code
administration issues.
Chapter 17.01.060 DWELLING UNIT- means a single unit providing complete, independent living
facilities for one (1) or more person, including permanent provisions for living, sleeping, eating,
cooking, and sanitation. Buildings with more than one set of cooking facilities are considered to contain
multiple dwelling units unless the additional cooking facilities are clearly accessory, such as an outdoor
grill.
With the exception of the provision for a “wet bar” the Dwelling Unit definition matches the States
Model Code for Small Cities. The provision for cooking facilities is the typical limiting factor to
determine whether a project includes more than one dwelling. This can be problematic when and
number of the facilities are proposed and the facilities for cooking can be installed without the need for
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permit. Including terms for kitchen, rather than cooking facilities was contemplated for an amendment
to the definition. This is a common enforcement issue across Oregon and at this time staff does not
have a recommendation to make amendment to the definition and for the purposes of administration is
contemplating the publication of an interpretation of the rules focused on second dwellings and cooking
facilities.
Chapter 17.01.060 KITCHEN - A place where food is cooked or prepared as well as the place where the
facilities and equipment used to cook, prepare or store food are located. (Place Holder)
Chapter 17.01.060 MULTI-FAMILY DWELLING- means a building designed or used exclusively for
the occupancy of four (4) or more families living independently of each other and having separate
housekeeping facilities dwelling units. Multifamily Dwelling development may include a structure or
grouping of structures containing four or more dwellings on the same lot.
The above strikes and underlines include the use of “dwelling unit” instead of “housekeeping facilities”
(which is not defined in code) and broadens the definition to include that four dwellings on a lot shall be
considered multifamily rather than limiting the definition to the building type.
Chapter 17.01.060 LAWFULLY ESTABLISHED UNIT OF LAND means:
A lot or parcel created pursuant to ORS 92.010 (Definitions for ORS 92.010 to 92.192) to 92.192
(Property line adjustment); or
Another unit of land created:
(i) In compliance with all applicable planning, zoning and subdivision or partition ordinances
and regulations; or
(ii) By deed or land sales contract, if there were no applicable planning, zoning or subdivision
or partition ordinances or regulations.
"Lawfully established unit of land" does not mean a unit of land created solely to establish a separate tax
account
The current zoning code does not indicate the manner in which parcels are lawfully established. This
definition is taken directly from ORS 92, and useful when determining the lawful existence of lots not
created under modern partition or subdivision processes. It provides a lookback opportunity to
determine certain rights and permitted uses to lots within the City.
Chapter 17.01.060 NON-TRANSIENT RENTAL- means to rent a dwelling unit or room(s) for
compensation on a month-to-month basis, or for a longer period. for an occupancy period of not less
than thirty consecutive calendar days, counting portions of calendar days as full days.
Chapter 17.01.060 TRANSIENT RENTAL- means to rent a dwelling unit or room(s) for compensation
on less than a month-to-month basis. for an occupancy period of less than thirty consecutive calendar
days, counting portions of calendar days as full days.
The HRMC has two separate definitions regarding transient rental. Staff recommends that an
amendment to the zoning code be included to use a single definition and a measurable, mathematical
formula rather than a term of art used in real estate for the purposes of administration. The proposed
definition will match that used in Chapter 5 for Business Tax, Licenses, and Regulation.
3). Chapter 17.03.040 0(G) Parking Regulations Office Residential Zone (C-1), Chapter 17.03.050 (H)
Parking Regulations General Commercial Zone (C-2), Chapter 17.03.060 (G) Parking Regulations
Light Industrial Zone (LI) Amend HRMC to eliminate exemptions in the Central Business District,
Heights Business District and Waterfront.
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Each of these zones include a provision that exempts the Central Business District, the Heights Business
District and the Waterfront from the parking requirements and mandates a parking in lieu fee. The
proposed revision eliminates the exemption conflict and leaves the opportunity to provide parking
onsite, in lieu, or on adjacent lots where available. This approach remains consistent with Action Item
3.3 of the Hood River Housing Strategy.
3. The Central Business District, the Heights Business District and the Waterfront are exempt from this
requirement but shall pay a fee in-lieu of parking in accordance with Chapter 17.24.
4. Parking in the Central Business District, Heights Business District and Waterfront may be satisfied
by substituting all or some of the parking requirement at adjacent or nearby off-site off-street locations
and/or by adjacent or nearby shared parking if the substitute parking reasonably satisfies the parking
requirements of this section. If no off-street or off-site parking reasonably satisfies the parking
requirements of this section, the fee in-lieu of parking shall be paid in accordance with Chapter 17.24.
If less than all required parking is provided, the fee in lieu of parking shall be paid in accordance with
Chapter 17.24, except that a credit shall be given for the number of spaces provided.
4). 17.04.040 General Exceptions to Building Height, Amends HRMC Chapter 17.04.040 to allow and
limit parapet screen heights as permitted exemptions to Building Height.
Vertical projections such as chimneys, spires, domes, towers, aerials, flagpoles, mechanical screens and
parapets not more than 4 feet in height, and similar objects not used for human occupancy are not
subject to the building height limitations of this title.
Currently the code allows exceptions for “Vertical projections…. and similar objects not used for
human occupancy”. The proposed amendment would permit the use of parapets and mechanical screens
under four feet in height as general exceptions to building height.
The amendment reduces staff concerns that architectural features are being omitted to meet height
compliance standards and mechanical screens used to screen mechanical features are not being
incorporated. This has provided some opportunity such as the Natio hotel for some compliant yet
unsightly roof equipment. Further limiting the screening to 4 feet keeps the overall building height
restriction intact and prevents excessive rooftop installations that have been allowed in the past.
5). Chapter 17.04.070 General Exceptions to Lot Area Requirements Amends HRMC Chapter
17.04.070 to allow legally established lots to be used for permitted uses,
1). Lots of record existing and lawfully established as of December 1999 that are less than the required
lot area and or have less than the required frontage specified in this title may be utilized for permitted
and conditional uses provided all other requirements of the zone are met. Parcels subject to this
exception are subject to applicable Title 16 and 17 requirements.
2). Further In order to address lawfully established non-conforming lots, The Planning Director may
waive, without variance, lot frontage, and lot area, site development standards for density, and
townhome requirements on platted lots, platted prior to this provision, by not more than five percent
(5%) of the requirements of this title. Parcels subject to this exception are subject to Title 16 and 17
requirements.
3). Lawfully established Lots of Record that do not comply with the underlying zoning with regards to
minimum lot area and frontage may be treated as legal, non-conforming uses and subject to 17.05.020
(3), for the purposes of replatting and consolidations when the degree of non-conformity is not
increased. Parcels subject to this exception are subject to Title 16 and 17 requirements.
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4). The City may accept a legal lot of record determination as sufficient evidence of a hardship for
purposes of approving a variance
The intent of the above amendment is to address legal yet non-conforming lots, provide opportunities
for their future utilization, and offer flexibility to administer the code where there is development
potential. Hood River has subdivided lots do not meet the current standards and underlying zoning
restrictions that may have been adopted subsequent to their creation.
6). Chapter 17.04.120 Maximum Lot Coverage Amends HRMC Chapter 17.04.120 to clarify reductions in
area calculations for pervious surfaces and rear and side loaded garages
Hood River Municipal Code Section 17.04.120 restricts lot coverage for certain dwellings and certain
accessory structures, as well as their associated parking pads and driveways.
A footnote in Section 17.04.120(A.1.a.3) allows a reduced lot coverage calculation for parking pads and
driveways that are constructed of permeable materials. Language within the code section differs to
when the reduction will apply and since its adoption there have been three unique interpretations to the
restriction and footnote, which has prompted the need for the amendment to eliminate ambiguity. For
the pruposes of discussion staff has bolded and underlined the conflicting text provisions.
B.
Coverage: Maximum lot coverage applies to any residential dwelling lot in the “R” and “C-1”
zones for all existing structures and new construction, except as provided below. Maximum lot
coverage for residential dwellings is as shown in the table below.
1.
When a detached garage is provided in the rear yard, the maximum lot coverage may
be increased as shown in the table below.
2.
When a porch is attached to the front elevation of the residential dwelling and has an area of
at least sixty (60) square feet on the front of the building (exclusive of any wrap-around or side porch),
the maximum coverage may be increased as shown in the table below.
Categories

R-1

R-2

R-3

C-1

Maximum Lot Coverage

40%

45%

55%

65%

Maximum Lot Coverage with
front porch
Maximum Lot Coverage with
rear garage
Maximum Lot Coverage with
rear garage and front porch

43%

48%

58%

68%

45%

50%

60%

70%

48%

53%

63%

73%

[1] For rear garages only, the square footage for parking pads and driveways that use grass-crete shall
be reduced by seventy-five (75) percent (e.g., a 300 sq. ft. driveway surfaced in grass-crete is included
as 75 sq. ft. for purposes of determining lot coverage). The square footage for parking pads and
driveways that use paving stones and other permeable paving materials (other than grass-crete), shall
be reduced by fifty (50) percent.
Staff recommends amendments to the code to address inconsistences in the language, rear load garages
that are both attached and detached, side load garages, and the use of permeable paving products.
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Staff recommends that the footnote associated with Section 17.04.120(A.1.a.3) allow: For a driveway
that provides access to side load and rear loaded garages either provided in an accessory structure
located behind the principal structure, or an attached garage that is located behind the principal
structure, a reduction in the calculation of the driveway area when constructed of permeable paving
materials. Construction details for the proposed permeable paving materials must be approved by the
City Engineer.
For a parking pad or driveway constructed of paving stones or other permeable paving materials (e.g.
pervious concrete and porous asphalt), including those not providing access to a rear or side loaded
garage, a reduction in the calculation of the parking pad and driveway area by 25 percent be granted.
Construction details for the proposed permeable paving materials must be approved by the City
Engineer.
Ribbon-driveways are permissible but do not qualify for an additional reduction in the lot coverage
calculation. The full driveway width and material used in the construction will be used to calculate the
driveway area. If the paving material and garage orientation qualify for an area reduction, no additional
lot surface reduction will be granted to a ribbon driveway. Construction details for proposed ribbon
driveways must be approved by the City Engineer.

7) Chapter 17.16.10 Site Plan Review and Applicability Amends HRMC Chapter 17.16.10 to include
subdivisions, exclude minor site modification, and single lot partitions for townhomes
As discussed above, the Expedited Land Division process requires qualifying subdivisions to be given
the opportunity to be reviewed without public hearing or land use approval. In order to preserve
transparency in the subdivision process, staff has included subdivisions in site plan review procedures.
A. A site plan review permit shall be required for the following circumstances:
1. New construction.
2. Expansion, remodel, or exterior alteration of any building or other structure.
3. Change of use.
4. Multi-family and group residential.
5. Removal or fill of over 5,000 cubic yards of land.
6. Subdivisions of 4 or more lots
7. Townhouse projects for residential use with 4 or more townhouses in the R-2, R-3, and C-1 Zones.
B. Exemptions from site plan review are as follows;
1. Any activity that does not require a building permit and is not considered by the Director to be a
change in use.
2. Any activity on the exterior of a building that does not exceed ten percent (10%) of the structure’s
total cost, fair market value, or $75,000, whichever is less, as determined by the building official.
3. Interior work which does not alter the exterior of the structure or effect parking standards by
increasing floor area.
4. Normal building maintenance including the repair or maintenance of structural members.
5. All residential development, except for subdivisions, multi-family, and group residential, as provided
above.
6. Minor site modifications that do not impact site functionality or that may cause an adverse impact on
surrounding property owners.
7. Single lot partitions converting duplexes to townhomes
This inclusion will require that land development associated with expedited subdivisions go through a
formal land use process and be subject to public review.
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Further revisions to the site plan applicability chapter allow for the ministerial approval of townhome
partitions and exemptions to site plan changes that do not impact the functional aspects of certain
development. Enforcing these requirements as land use applications take an inordinate amount of staff
time to ensure compliance and render little benefit to the process or public. The limited impacts are
covered in other compliance and review processes such as building permitting. Staff time is better
directed toward more discretionary and complex projects with greater implications to the health, safety,
and welfare of the community.
8) Chapter 17.23 Accessory Dwelling Units Amends HRMC Chapter 17.23 to eliminate principal
occupancy requirement and annual reporting
CHAPTER 17.23 ACCESSORY DWELLING UNITS (ADU)
Legislative History: Ord. 1912 (2006); Ord 2026 (2016)
17.23.010 General Requirements
A. An ADU may be created within, or detached from, any single-family dwelling, whether existing or
new, as a subordinate use, where permitted by this chapter in the R-1, R-2, R-3, C-1 and C-2 Zones.
B. Only one ADU may be created per parcel or ownership accessory to a single-family dwelling (no
townhouse or duplex).
C. An application for an ADU shall be processed as a ministerial decision.
D. Only the property owner, which includes title holders and contract purchasers, may apply for an
ADU. The property owner need not occupy the primary or accessory dwelling as the principal residence.
must occupy the primary dwelling or the ADU as their principal residence for at least six months out of the
year (case by case basis for exceptions). A primary residence shall be the residence where the owner is
registered to vote, used as the primary residence for tax purposes or other proof that the residence is
primary. The owner shall sign an affidavit before a notary affirming that the owner occupies either the
main dwelling or the ADU and shall show proof of a 12-month lease for the ADU occupant.
E. The ADU occupant shall provide proof that at least one occupant is locally employed (Gorge – Hood
River, Wasco, Skamania, and Klickitat counties), a relative or on a local assistance program for the rent.
F. One off-street parking space shall be provided in addition to the off-street parking that is required for
the primary dwelling pursuant to this Title. If the existing dwelling does not currently have the two
required spaces, only the one for the ADU will be required. In no case shall the residential parking
requirement be diminished to provide the ADU parking. In lieu of the above provision, applicants may
seek relief from this requirement through an administrative land use application and notice to adjacent
property owners that follows HRMC 17.09, where it is demonstrated through finding of fact that on street
parking is available to satisfy the ADU space requirement.
G. ADU’s shall contain 800 square feet or less.
H. All other applicable standards including, but not limited to, setbacks must be met.
I. Upon sale of the property, a new owner shall be required to reregister the ADU, paying a reauthorization
fee set by resolution of City Council.
I. J. If a garage or detached building does not currently meet setbacks, it may not be converted to an ADU.
J. K. All applicable standards in the City’s building, plumbing, electrical, fire and other applicable codes
for dwelling units must be met.
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K. L. The owner of the property shall accept full responsibility for sewer and water bills.
L. M. An ADU may not be used as a transient rental, hosted homeshare, or vacation home rental.
N. The application and permit fee for an ADU shall be 1% of the building permit fee plus an amount to be
set by resolution of the City Council.
O. Beginning January 1st of each year the City will undertake an annual review of ADU permits to ensure
compliance.
Addressed in the Hood River Housing Strategy as Recommended Action 1.7, City Council, and Planning
Commission, the proposed revision to the Accessory Dwelling Unit Code would eliminate the requirement
that either the principal dwelling or accessory dwelling be owner occupied, the City conduct annual
registrations of the dwellings, and allow an applicant to submit application to have the ADU parking
requirement waived where it is found that sufficient parking exists to satisfy the parking demand.
Since passing the original Accessory Dwelling Unit Code nearly 10 years ago, Hood River has approved
only 30 applications, and has passed legislation prohibiting the units from being used as transient
accommodations. By tracking short term rentals via license, there becomes administrative redundancy to
double tracking the units. Further beyond code enforcement actions the City has yet to conduct an annual
ADU compliance inspections for in the past ten years.
9). Chapter 17.24 In Lieu Parking Fee Amends HRMC Chapter 17.24 to create a single calculation method
to determine parking demand.
17.24.020 Payment of Fee
A. Parking Requirement for Calculation of Fee. In-Lieu Fee shall be based on 1.2 parking stalls or spaces
per 1,000 square feet of development multiplied by the amount set by Council resolution in section
17.23.010. The In-Lieu Fee shall be based the number of spaces required by the underlying zoning district,
but which are not provided, calculated by the amount set by Council.
Initiated by City Council, the revision to the in-lieu fee zoning requirement eliminates conflicting parking
demand calculations. As proposed the in-lieu calculation would no longer use the 1.2 spaces per 1000
square feet calculation (regardless of the use proposed), but rather a calculation based on the proposed use
and underlaying zone district. The fee amount will remain outside the zoning code and will be subject to
Council resolution.
III. 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 Commission 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 formulating 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.
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FINDINGS: The City Council initiated legislative amendments to the Hood River Municipal Code in
order to reconcile changes to the parking in lieu fee. The Planning Department Staff reviewed past
legislative changes to the Comprehensive Plan, associated reports, Planning Commission minutes, and
initiated subsequent legislative amendments.
The Planning Commission is scheduled on March 19th, 2018 to initiate hearings to consider legislative
amendments to the Hood River Municipal Code and make recommendations to the City Council. Notice
of the proposed legislative amendments was published in the Hood River News on Feb 24th, 2018, more
than 20 days prior to the date of the Planning Commission hearing. Prior to the City Council Hearing a
subsequent notice will be published. 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 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.
FINDINGS: Following the introduction of the revisions and code amendments, staff will prepare
conclusions and findings for Planning Commissions consideration and recommendation to City Council.

N:\Planning\Legislative\2018\18-05 Title 17\18-05 LEG Code Amendments PC report Part 1.docx
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ZONING CODE REVISIONS PT.1 PRIMER
Summary Prepared for the March 19th, 2018 Planning Commission Hearing

FEBRUARY 12, 2018
DUSTIN NILSEN, AICP, HOOD RIVER PLANNING
211 2nd Street Hood River, OR 97031

Date:

February 12, 2018

To:

Chair Rohan and Members of the Hood River Planning Commission

From: Dustin Nilsen, AICP; Director of Planning
Re:

Part One of 2018 Zoning Code Revisions Primer

The following document includes summaries of proposed revisions to Titles 16 (subdivision) and Title 17
(Zoning) of the Hood River Municipal Code. Please note this list does not constitute a comprehensive
“clean up” ordinance, nor staff findings for legislative changes, but rather a list of revisions that target
workability and clarity of Hood River’s Municipal Code.
The amendments reflect previously discussed issues, initiatives from City Council, changes in state law,
and should remain consistent with existing goals of the Comprehensive Plan. Based on subsequent
Comprehensive Plan hearings, consideration of the Westside report, and work over the course of the
year, staff anticipates additional code revisions to materialize.
As required by state law, all property owners within the City and its Urban Growth Boundary were sent
notice of proposed changes to the zoning code (commonly referred to a Measure 56 notice). The
Measure requires cities and counties provide affected property owners with notice of a change in zoning
classification; adoption or amendment of a comprehensive plan; or adoption or change of an ordinance
in a manner that limits or prohibits previously allowed uses.
The notice has been provided as an attachment to the agenda and is intentionally broad in its
application. It includes the Comprehensive Plan, Zoning Code, and Subdivision Code. This wide
application will allow for changes across various portions of the code with the intent to avoid ambiguity
and inconsistencies.
Staff has included a strikes and underlines version of code sections within this summary to identify and
place into context the initial proposed changes. We hope this will allow for a thorough and expeditious
hearing of the first amendment.
These legislative changes are of general applicability meaning that they apply to the City-at-large. In the
next round of correspondence staff will expand the summary and provide additional details and
findings.
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Expedited Land Division.
What is an Expedited Land Division?
The expedited land division process has existed in Oregon since 1995; however, the 2015 Oregon
Legislature required that all land division applicants be notified of the expedited land division option and
how to apply. Since this change was made at the state-level, Hood River has not amended its code to
reflect the changes. The amendment to the Hood River Municipal Code would include the provision for
Expedited Land Divisions.
The expedited land division process provides an alternative to the standard procedures for certain land
division requests. An applicant may choose to use the expedited land division process if their land
division request meets all of the applicable requirements specified in Oregon Revised Statute (ORS)
197.360 (included). The steps in this procedure differ from the regular subdivision procedure, but still
include a public review and opportunity for appeal. The steps are described in ORS 197.365-375.
The expedited land division process is intended to streamline the regular land use process that land
divisions normally follow under state law, which allows up to 120 days for final city approval. In Hood
River, however, the typical processing time for a land division application (subdivision, partition, or
replat) that meets city standards and is complete when submitted, is less than the 120 days that state
law allows. Therefore, in many cases there is no difference in processing time between a regular land
division and expedited land division. An expedited land division as described in this section is not a land
use decision or a limited land use decision. It is considered a ministerial action and its appealable to the
Court of Appeals rather than the Land Use Board of Appeals.
According the Seventy-Eighth Oregon Legislative Assembly - 2015 Regular Session MEASURE: HB 3223 A
STAFF MEASURE SUMMARY:
“Land development, whether for housing or otherwise, usually requires a permit or approval from the
city or county to ensure that the projects complies with standards in the zoning code. While most
planning decisions are routine some decisions require a detailed review by the planning director or
planning commission. Local planning decisions fall into one of four categories: ministerial review,
expedited or limited review, quasi-judicial, and legislative. Expedited land divisions are subject to
standards that require very little judgement on the part of the city or county staff”.
In order to qualify for an expediated land division, the proposed land division (i.e. subdivision, partition,
or replat):
1. Must be on residentially zoned land and must be solely for the purposes of residential use;
2. Must not create building lots that provide for dwellings or accessory buildings within areas that
contain natural resource protections specifically mapped and designated in the comprehensive plan and
land use regulations for full or partial protection of natural features under the statewide planning goals;
3. Must satisfy all City street standards and connectivity requirements; and
4. Must either:
a. Create enough lots or parcels to allow building residential units at 80 percent or more of the
maximum net density permitted by the zoning designation of the site; or
3

b. Will be sold or rented to households with incomes below 120 percent of the median family income for
the county in which the project is built.
Chapter 16.08.010 Approval Process for Subdivisions and Partitions.
a. Partitions. Review of a preliminary plat for a partition shall be processed by means of an
Administrative action, as governed by Title 17 Administrative Actions in the Review Procedures chapter
(Section 17.09.030).
b. Subdivisions. Review of a preliminary plat for a subdivision shall be processed by means of a QuasiJudicial action, as governed by Title 17 Quasi-Judicial Actions in the Review Procedures chapter (Section
17.09.040). All preliminary plats shall be reviewed using approval criteria for preliminary plats
contained in this Title. An application for subdivision may be reviewed concurrently with an application
for a Planned Development or site plan under Title 17.
c. An expedited land division as described in Oregon Revised Statute (ORS) 197.360 is not a land use
decision or a limited land use decision under ORS 197.015 and may be processed as a ministerial
application*. *Associated land use decisions such as conditional uses, site plans, and variances cannot
be concurrently reviewed as an expedited land division.
EXPEDITED LAND DIVISIONS
197.360 “Expedited land division” defined; applicability. (1) As used in this section:
(a) “Expedited land division” means a division of land under ORS 92.010 to 92.192, 92.205 to 92.245
or 92.830 to 92.845 by a local government that:
(A) Includes only land that is zoned for residential uses and is within an urban growth boundary.
(B) Is solely for the purposes of residential use, including recreational or open space uses accessory
to residential use.
(C) Does not provide for dwellings or accessory buildings to be located on land that is specifically
mapped and designated in the comprehensive plan and land use regulations for full or partial protection
of natural features under the statewide planning goals that protect:
(i) Open spaces, scenic and historic areas and natural resources;
(ii) The Willamette River Greenway;
(iii) Estuarine resources;
(iv) Coastal shorelands; and
(v) Beaches and dunes.
(D) Satisfies minimum street or other right-of-way connectivity standards established by
acknowledged land use regulations or, if such standards are not contained in the applicable regulations,
as required by statewide planning goals or rules.
(E) Will result in development that either:
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(i) Creates enough lots or parcels to allow building residential units at 80 percent or more of the
maximum net density permitted by the zoning designation of the site; or
(ii) Will be sold or rented to households with incomes below 120 percent of the median family
income for the county in which the project is built.
(b) “Expedited land division” includes land divisions that create three or fewer parcels under ORS
92.010 to 92.192 and meet the criteria set forth in paragraph (a) of this subsection.
(2) An expedited land division as described in this section is not a land use decision or a limited land
use decision under ORS 197.015 or a permit under ORS 215.402 or 227.160.
(3) The provisions of ORS 197.360 to 197.380 apply to all elements of a local government
comprehensive plan and land use regulations applicable to a land division, including any planned unit
development standards and any procedures designed to regulate:
(a) The physical characteristics of permitted uses;
(b) The dimensions of the lots or parcels to be created; or
(c) Transportation, sewer, water, drainage and other facilities or services necessary for the proposed
development, including but not limited to right-of-way standards, facility dimensions and on-site and
off-site improvements.
(4) An application for an expedited land division submitted to a local government shall describe the
manner in which the proposed division complies with each of the provisions of subsection (1) of this
section. [1995 c.595 §7; 2015 c.260 §1]
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Chapter 17.01.060 Definitions.
DWELLING UNIT means a single unit providing complete, independent living facilities for one (1) or
more person, including permanent provisions for living, sleeping, eating, cooking, and sanitation.
Buildings with more than one set of cooking kitchen facilities are considered to contain multiple
dwelling units unless the additional cooking kitchen facilities are clearly accessory, such as an outdoor
grill.
KITCHEN - A place where food is cooked or prepared as well as the place where the facilities and
equipment used to cook, prepare or store food are located.
MULTI-FAMILY DWELLING means a building designed or used exclusively for the occupancy of four (4)
or more families living independently of each other and having separate housekeeping facilities.
Multifamily Dwelling development may include a structure or grouping of structures containing four
or more dwellings on the same lot.
LAWFULLY ESTABLISHED UNIT OF LAND means:
(A) A lot or parcel created pursuant to ORS 92.010 (Definitions for ORS 92.010 to 92.192) to 92.192
(Property line adjustment); or
(B) Another unit of land created:
(i) In compliance with all applicable planning, zoning and subdivision or partition ordinances
and regulations; or
(ii) By deed or land sales contract, if there were no applicable planning, zoning or subdivision
or partition ordinances or regulations.
(b) "Lawfully established unit of land" does not mean a unit of land created solely to establish a
separate tax account
NON-TRANSIENT RENTAL means to rent a dwelling unit or room(s) for compensation on a month-tomonth basis, or for a longer period. for an occupancy period of not less than thirty consecutive
calendar days, counting portions of calendar days as full days.
TRANSIENT RENTAL means to rent a dwelling unit or room(s) for compensation on less than a monthto-month basis. for an occupancy period of less than thirty consecutive calendar days, counting
portions of calendar days as full days.

6

Chapter 17.04.040 General Exceptions to Building Height Limitations.
Vertical projections such as chimneys, spires, domes, towers, aerials, flagpoles, mechanical screens
and parapets not more than 4 feet in height, and similar objects not used for human occupancy are
not subject to the building height limitations of this title.

Chapter 17.04.070 General Exceptions to Lot Area Requirements.
1). Lots of record existing and lawfully established as of December 1999 that are less than the
required lot area and or have less than the required frontage specified in this title may be utilized for
permitted and conditional uses provided all other requirements of the zone are met. Parcels subject
to this exception are subject to applicable Title 16 and 17 requirements.
(insert space)
2). In order to address lawfully established non-conforming lots, The Planning Director may waive,
without variance, lot frontage, and lot area, site development standards for density, and townhome
requirements on platted lots, platted prior to this provision, by not more than five percent (5%) of the
requirements of this title. Parcels subject to this exception are subject to Title 16 and 17
requirements.
3). Lawfully established Lots of Record that do not comply with the underlying zoning with regards to
minimum lot area and frontage may be treated as legal, non-conforming uses and subject to
17.05.020 (3), for the purposes of replatting and consolidations when the degree of non-conformity is
not increased. Parcels subject to this exception are subject to Title 16 and 17 requirements.
4). The City may accept a legal lot of record determination as sufficient evidence of a hardship for
purposes of approving a variance
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17.04.120 Maximum Lot Coverage
Hood River Municipal Code Section 17.04.120 restricts lot coverage for certain dwellings and certain
accessory structures, as well as their associated parking pads and driveways.
A footnote in Section 17.04.120(A.1.a.3) allows a reduced lot coverage calculation for parking pads and
driveways that are constructed of permeable materials. Based on staff findings there have been three
unique interpretations to the restriction and footnote since its adoption, which has prompted the need
for the amendment to eliminate ambiguity.
The Planning Department interprets the footnote associated with Section 17.04.120(A.1.a.3) to allow:
For a driveway that provides access to a detached “rear garage” (i.e. a garage in an accessory structure
located in a rear yard), a reduction in the calculation of the driveway area when constructed of
permeable paving materials. Construction details for the proposed permeable paving materials must
be approved by the City Engineer.
Items for consideration:
a) For a parking pad or driveway constructed of paving stones or other permeable paving materials
(e.g. pervious concrete and porous asphalt), including those not providing access to a rear or
side loaded garage, a reduction in the calculation of the parking pad and driveway area by 25
percent. Construction details for the proposed permeable paving materials must be approved by
the City Engineer.
b) In addition, the Planning Department interprets that ribbon-driveways are permissible but do
not qualify for an additional reduction in the lot coverage calculation. The full driveway width
and material used in the construction will be used to calculate the driveway area. Construction
details for proposed ribbon driveways must be approved by the City Engineer.
17.04.120
A.

Maximum Lot Coverage
Definitions:
1. Lot Coverage: The percentage determined by dividing (a) the area of a lot covered by
the total (in square feet) of: (1) the footprint of the main building; and (2) the footprints
of accessory buildings (counting only buildings with footprints larger than one hundred
fifty (150) quare feet, or with two stories or more); and (3) parking pads and drivewaysi[1];
by (b) the gross area of the that lot.
2. Main Building Footprint Coverage: The percentage determined by dividing that area
covered by a main building footprint by the gross area of the lot on which the main
building is located. The main building footprint includes all parts of a main building that
rest, directly or indirectly, on the ground, including, by way of illustration and not by
limitation, bay-windows with floor area, chimneys, porches, decks supported by posts and
with floor heights that are four (4) feet or higher above grade, cantilevered decks with
horizontal projections that are four (4) feet or more, and covered breezeways connected
to a main building.
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B.

Coverage: Maximum lot coverage applies to any residential dwelling lot in the “R” and
“C-1” zones for all existing structures and new construction, except as provided below.
Maximum lot coverage for residential dwellings is as shown in the table below.
1.

When a detached garage is provided in the rear yard, the maximum lot coverage
may be increased as shown in the table below.

2.

When a porch is attached to the front elevation of the residential dwelling and has
an area of at least sixty (60) square feet on the front of the building (exclusive of any
wrap-around or side porch), the maximum coverage may be increased as shown in
the table below.

Categories

R-1

R-2

R-3

C-1

Maximum Lot Coverage

40%

45%

55%

65%

Maximum Lot Coverage with front porch

43%

48%

58%

68%

Maximum Lot Coverage with rear garage

45%

50%

60%

70%

Maximum Lot Coverage with rear garage and front porch

48%

53%

63%

73%

3.

Existing main and accessory structures that are not in conformance with these coverage
requirements on September 1, 2006, are permitted to be rebuilt within the building
footprint as it existed on September 1, 2006, if the structures are damaged or partially
destroyed by fire, wind, earthquake or other force majeure and if construction
commences within two (2) years from the date of the calamity.

4.

Multi-family dwellings are exempt from the lot coverage requirements.

1[1] For rear garages only, the square footage for parking pads and driveways that use grass-crete shall
be reduced by seventy-five (75) percent (e.g., a 300 sq. ft. driveway surfaced in grass-crete is included as
75 sq. ft. for purposes of determining lot coverage). The square footage for parking pads and driveways
that use paving stones and other permeable paving materials (other than grass-crete), shall be reduced
by fifty (50) percent.
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17.16.010 Applicability.
A. A site plan review permit shall be required for the following circumstances:
1. New construction.
2. Expansion, remodel, or exterior alteration of any building or other structure.
3. Change of use.
4. Multi-family and group residential.
5. Removal or fill of over 5,000 cubic yards of land.
6. Subdivisions of 4 or more lots
7. Townhouse projects for residential use with 4 or more townhouses in the R-2, R-3, and C-1 Zones.
B. Exemptions from site plan review are as follows;
1. Any activity that does not require a building permit and is not considered by the Director to be a
change in use.
2. Any activity on the exterior of a building that does not exceed ten percent (10%) of the structure’s
total cost, fair market value, or $75,000, whichever is less, as determined by the building official.
3. Interior work which does not alter the exterior of the structure or effect parking standards by
increasing floor area.
4. Normal building maintenance including the repair or maintenance of structural members.
5. All residential development, except for subdivisions, multi-family, and group residential, as
provided above.
6. Minor site modifications that do not impact site functionality or that may cause an adverse impact
on surrounding property owners.
7. Townhome Partitions for duplexes

10

CHAPTER 17.23 ACCESSORY DWELLING UNITS (ADU)
Legislative History: Ord. 1912 (2006); Ord 2026 (2016)
17.23.010 General Requirements
A. An ADU may be created within, or detached from, any single-family dwelling, whether existing or
new, as a subordinate use, where permitted by this chapter in the R-1, R-2, R-3, C-1 and C-2 Zones.
B. Only one ADU may be created per parcel or ownership accessory to a single-family dwelling (no
townhouse or duplex).
C. An application for an ADU shall be processed as a ministerial decision.
D. Only the property owner, which includes title holders and contract purchasers, may apply for an
ADU. The property owner need not occupy the primary or accessory dwelling as the principal
residence. must occupy the primary dwelling or the ADU as their principal residence for at least six
months out of the year (case by case basis for exceptions). A primary residence shall be the residence
where the owner is registered to vote, used as the primary residence for tax purposes or other proof
that the residence is primary. The owner shall sign an affidavit before a notary affirming that the
owner occupies either the main dwelling or the ADU and shall show proof of a 12-month lease for the
ADU occupant.
E. The ADU occupant shall provide proof that at least one occupant is locally employed (Gorge – Hood
River, Wasco, Skamania, and Klickitat counties), a relative or on a local assistance program for the
rent.
F. One off-street parking space shall be provided in addition to the off-street parking that is required
for the primary dwelling pursuant to this Title. If the existing dwelling does not currently have the two
required spaces, only the one for the ADU will be required. In no case shall the residential parking
requirement be diminished to provide the ADU parking. In lieu of the above provision, applicants may
seek relief from this requirement through an administrative land use application and notice to
adjacent property owners that follows HRMC 17.09, where it is demonstrated through finding of fact
that on street parking is available to satisfy the ADU space requirement.
G. ADU’s shall contain 800 square feet or less.
H. All other applicable standards including, but not limited to, setbacks must be met.
I. Upon sale of the property, a new owner shall be required to reregister the ADU, paying a
reauthorization fee set by resolution of City Council.
I. J. If a garage or detached building does not currently meet setbacks, it may not be converted to an
ADU.
J. K. All applicable standards in the City’s building, plumbing, electrical, fire and other applicable codes
for dwelling units must be met.
K. L. The owner of the property shall accept full responsibility for sewer and water bills.
L. M. An ADU may not be used as a transient rental, hosted homeshare, or vacation home rental.
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N. The application and permit fee for an ADU shall be 1% of the building permit fee plus an amount to
be set by resolution of the City Council.
O. Beginning January 1st of each year the City will undertake an annual review of ADU permits to
ensure compliance.
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17.03.040 Office/Residential Zone (C-1)
G. Parking Regulations.
1. Professional Offices:
a. One (1) off-street parking space shall be provided on the building site or adjacent to the site for
each employee. In addition, adequate off-street parking shall be provided on or adjacent to the
building site to meet the needs of anticipated clientele.
b. In no case shall there be less than two (2) off-street parking spaces.
c. The Central Business District, the Heights Business District and the Waterfront are exempt from this
requirement but shall pay a fee in-lieu of parking in accordance with Chapter 17.24.
d. Parking in the Central Business District, Heights Business District and Waterfront may be satisfied
by substituting all or some of the parking requirement at adjacent or nearby off-site off-street
locations and/or by adjacent or nearby shared parking if the substitute parking reasonably satisfies
the parking requirements of this section. If no off-street or off-site parking reasonably satisfies the
parking requirements of this section, the fee in-lieu of parking shall be paid in accordance with
Chapter 17.24. If less than all required parking is provided, the fee in lieu of parking shall be paid in
accordance with Chapter 17.24, except that a credit shall be given for the number of spaces provided.
2. Residential Development:
a. All individual dwelling units, duplexes, and triplexes shall be provided with two (2) parking spaces
for each unit on the building site, one (1) of which may be within the required front yard setback area.
b. Multi-family dwellings shall be required to furnish one and one-half (1½) off-street parking spaces
per dwelling unit on or adjacent to the building site.
c. Required setback areas may be utilized for off-street parking for multi-family dwellings.
d. Parking spaces utilizing access from a public dedicated alley may be located within the setback
areas.
3. All parking areas and driveways shall be hard surfaced prior to occupancy, under the following
circumstances:
a. New construction
b. Change of use
c. New parking area
4. Bicycle parking as required by 17.20.040.
5. Parking in the Central Business District, Heights Business District and Waterfront may be satisfied
by substituting all or some of the parking requirement at adjacent or nearby off-site off-street
locations and/or by adjacent or nearby shared parking if the substitute parking reasonably satisfies
the parking requirements of this section. If no off-street or off-site parking reasonably satisfies the
parking requirements of this section, the fee in-lieu of parking shall be paid in accordance with
Chapter 17.24. If less than all required parking is provided, the fee in lieu of parking shall be paid in
accordance with Chapter 17.24, except that a credit shall be given for the number of spaces provided.
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17.03.040 General Commercial Zone (C-2)
H. Parking Regulations.
1. One (1) off-street parking space shall be provided on the building site, or adjacent to the site for
each employee. In addition, adequate off-street parking shall be provided on or adjacent to the
building site to meet the needs of anticipated clientele.
2. In no case shall there be less than two (2) off-street parking spaces.
3. The Central Business District, the Heights Business District and the Waterfront are exempt from this
requirement but shall pay a fee in-lieu of parking in accordance with Chapter 17.24.
4. Parking in the Central Business District, Heights Business District and Waterfront may be satisfied
by substituting all or some of the parking requirement at adjacent or nearby off-site off-street
locations and/or by adjacent or nearby shared parking if the substitute parking reasonably satisfies
the parking requirements of this section. If no off-street or off-site parking reasonably satisfies the
parking requirements of this section, the fee in-lieu of parking shall be paid in accordance with
Chapter 17.24. If less than all required parking is provided, the fee in lieu of parking shall be paid in
accordance with Chapter 17.24, except that a credit shall be given for the number of spaces provided.
5. All parking areas and driveways shall be hard surfaced prior to occupancy, under the following
circumstances:
a. New construction
b. Change of use
c. New parking area
6. All residential development shall comply with the off-street parking standards as follows, unless
exempt above:
a. All individual dwelling units, duplexes, and triplexes shall be provided with two (2) parking spaces
for each unit on the building site, one (1) of which may be within the required front yard setback area.
b. Multi-family dwellings shall be required to furnish one and one-half (1½) off-street parking spaces
per dwelling unit on or adjacent to the building site.
c. Required setback areas may be utilized for off-street parking for multi-family dwellings.
d. Parking spaces utilizing access from a public dedicated alley may be located within the setback
areas.
e. Off-street loading facilities shall be encouraged. Public alleys may be utilized for off-street loading
facilities.
7. Bicycle parking as required by 17.20.040.
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17.03.050 Light Industrial (LI)
G. Parking Regulations.
1. One (1) off-street parking space shall be provided on the building site, or adjacent to the site for
each employee. In addition, adequate off-street parking shall be provided on or adjacent to the
building site to meet the needs of anticipated clientele.
2. In no case shall there be less than two (2) off-street parking spaces.
3. The Central Business District, the Heights Business District and the Waterfront are exempt from
this requirement but shall pay a fee in-lieu of parking in accordance with Chapter 17.24.
4. Parking in the Central Business District, Heights Business District and Waterfront may be satisfied
by substituting all or some of the parking requirement at adjacent or nearby off-site off-street
locations and/or by adjacent or nearby shared parking if the substitute parking reasonably satisfies
the parking requirements of this section. If no off-street or off-site parking reasonably satisfies the
parking requirements of this section, the fee in-lieu of parking shall be paid in accordance with
Chapter 17.24. If less than all required parking is provided, the fee in lieu of parking shall be paid in
accordance with Chapter 17.24, except that a credit shall be given for the number of spaces provided.
5. Off-street loading facilities shall be encouraged.
a. Public alleys may be utilized for off-street loading facilities.
6. All parking areas and driveways shall be hard surfaced prior to occupancy, under the following
circumstances:
a. New construction
b. Change of use
c. New parking area
7. Bicycle parking as required by 17.20.040.
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CHAPTER 17.24 IN-LIEU PARKING FEE
SECTIONS
17.24.010
17.24.020
17.24.010 In-Lieu Parking Fee. This chapter establishes the In-Lieu Parking Fee. The In-Lieu Parking
Fee is paid to the City in lieu of providing required off-street parking when permitted in this title.
A. Amount of Fee. The amount of the In-Lieu Parking Fee is set by resolution of the City Council and
the Council shall review the amount on at least an annual basis. The In Lieu-Fee may otherwise be
adjusted by the Council as it deems necessary based on factors such as inflation, the cost of providing
new parking spaces, and the market value of parking spaces. The amount of the In-Lieu Fee shall take
into account the current costs of land acquisition, financing and construction.
B. Use of Fees. In-Lieu Parking Fees shall be deposited in a dedicated fund for the development and
provision of public parking facilities. The collected Fees may be applied only to development and
provision of public parking that serves the Central Business District, Heights Business District or
Waterfront, or the development of City owned parking lots located in non-residential
zones. Development and provision of parking to which the Fees are applied must be consistent with
the City’s adopted Parking Management Plan. Development and provision of parking includes, but is
not limited to, paving, striping, sidewalks, acquisition of real property, payment of administrative
costs, and construction.
17.24.020 Payment of Fee
A. Parking Requirement for Calculation of Fee. In-Lieu Fee shall be based on 1.2 parking stalls or
spaces per 1,000 square feet of development multiplied by the amount set by Council resolution in
section 17.23.010. The In-Lieu Fee shall be based the number of spaces required by the underlying
zoning district, but which are not provided, calculated by the amount set by Council.
B. Condition of Approval. Payment of the In-Lieu Fee will be included as a condition of approval of any
approved development application that is subject to the fee.
C. Payment of Fee. The In-Lieu Fee shall be paid in full prior to the issuance of a building permit.
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IMPORTANT NOTICE THAT MAY AFFECT YOUR PROPERTY
THIS IS TO NOTIFY YOU THAT THE CITY OF HOOD RIVER HAS PROPOSED A LAND USE REGULATION(S) THAT MAY AFFECT THE
PERMISSIBLE USES OF YOUR PROPERTY AND OTHER PROPERTIES.
On March 19th, 2018, at 5:30 pm, the Hood River City Planning Commission will hold its first public hearing, located in the Hood
River City Hall Council Chamber 211 2nd Street, Hood River, Oregon 97031, regarding the following: • Hood River Municipal Code
Amendments to Title 17 Zoning: (File 2018-05) • Hood River Municipal Code Amendments to Title 16 Subdivision and Land
Division (File 2018-06) • Hood River City Comprehensive Plan Amendment (File 2018-07)
The City of Hood River has determined that adoption of these proposed plans, ordinances and map amendments may affect the
permissible uses of your property, and other properties in the affected zone(s), and may change the value of your property. The
March 19th, 2018 hearing will include an overview of proposed updates, timelines for review and adoption, and opportunities for
public involvement. Please note respective timelines for each update on the reverse side of this notice.
This public hearing will be the first in a series of hearings on each proposed update. Please contact the Planning Department or
go to http://www.ci.hood-river.or.us/planning for up to date information about future public hearings, opportunities for
involvement, and ways to provide comment. Comments can be sent to planning@cityofhoodriver.com.

City of Hood River
Planning Department
211 2nd Street
Hood River, Oregon 97031

POSTAGE

THESE ORDINANCES MAY OR MAY NOT LIMIT THE USE OF YOUR LAND.
State law requires the City to mail notices to property owners with specific language used on this side of this flyer. Thousands of
property owners are receiving these notices and the City has no way to verify whether, how or when proposed land use
regulations or zone changes will affect the value of individual properties. Your receipt of this notice does not necessarily mean
that any proposed land use regulation or zone change will limit the use of your property or impact the value of your property.
For additional information concerning any of the proposed updates please see the following page or visit our website to find
summary descriptions of updates at http://www.ci.hood-river.or.us/planning . You may also email the planning department at
planning@cityofhoodriver.com, or call the City of Hood River Planning Department at (541) 387-5210 for more information. The
criteria for decisions, rules governing legislative hearings, and all other documents and evidence related to each update will be
available for inspection seven (7) days prior to each hearing at no cost at Hood River City Hall, 211 2 nd Street, Hood River, Oregon
97031. Copies of proposed changes will be available on the website for download or are available for purchase at a cost of $0.50
a page.

BRIEF DESCRIPTION OF PROPOSED UPDATES
Hood River City Comprehensive Plan Update (2019 completion) The Comp. Plan sets land use policy and
implementation strategies for the City of Hood River, including the Comprehensive Plan/Zoning map. The City of
Hood River is initiating amendments to the Comprehensive Plan and Comprehensive Plan/Zoning Map, which include
recommendations from the City’s 2015 Housing Strategy and 2017 Westside Area Concept Plan Report. Updates will
include a public process to solicit feedback on amendments
Hood River Municipal Zoning and Subdivision Code Update (Ongoing and 2019 completion) The Zoning and
Subdivision Codes are the main tools for implementing land use regulation in the City. Updates will include: • A public
process to solicit feedback on amendments to criteria, • Amendments Ordinances to address updates to State Law •
Consideration of Regulations to Implement Westside Area Concept Plan, and • Amendment Ordinances to address
exiting zoning code criteria references and clarifications.
Possible code amendments include but are not limited to:
• General requirements for Accessory Dwelling Units, Update to Zoning Definitions, Procedures for
Expedited Land Divisions ORS 197.360-380, Clarification of Conflicting or Ambiguous Code Provisions in
Title 17 and other chapters of the Hood River Municipal Code, in Lieu Parking Demand Calculations, The
Use of Legal yet Non-Conforming Lots.
• Provisions for new housing configurations, new zoning designations for residential and commercial areas,
land division and urban design standards, parking requirements.
HEARINGS INFORMATION You may participate at any time in this process prior to the final decision by the Hood River City
Council. Hearing dates, agendas, and staff reports will be available seven days prior to each hearing. We also publish notice at
least 20 days in advance of the first evidentiary hearing in The Hood River News.
If you cannot attend any hearing but wish to provide comments you may do so in writing at the street address listed above or by
email to planning@cityofhoodriver.com. Written comments submitted at least fifteen days prior to the hearing will be provided
to the Planning Commission in advance of the hearing.
Time for oral testimony at the hearing may be limited if large numbers of people wish to testify. Persons who wish to provide
extensive testimony are encouraged to submit their comments in writing at least 15 days in advance of a hearing.
For tips about testifying see “How to Testify at Land Use Hearings (May 2006)” at
https://www.oregon.gov/LCD/docs/publications/how_to_testify_at_land_use_hearings.pdf
If assistance is needed to participate in a meeting, please contact the City of Hood River Planning Department at (541) 387-5210.
Notification of at least 24 hours prior to the meeting will assist the City in providing reasonable accommodations.

DLCD FORM 1

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

FOR DLCD USE
File No.:
Received:

Local governments are required to send notice of a proposed change to a comprehensive plan or land use regulation
at least 35 days before the first evidentiary hearing. (See OAR 660-018-0020 for a post-acknowledgment plan
amendment and OAR 660-025-0080 for a periodic review task). The rules require that the notice include a
completed copy of this form.
Jurisdiction: City of Hood River
Local file no.: 2018-05-2018-07
Please check the type of change that best describes the proposal:
Urban growth boundary (UGB) amendment including more than 50 acres, by a city with a population greater
than 2,500 within the UGB
UGB amendment over 100 acres by a metropolitan service district
Urban reserve designation, or amendment including over 50 acres, by a city with a population greater than
2,500 within the UGB
Periodic review task – Task no.:
Any other change to a comp plan or land use regulation (e.g., a post-acknowledgement plan amendment)
Local contact person (name and title): Dustin Nilsen Director of Planning
Phone: 541-387-5217 E-mail: d.nilsen@cityofhoodriver.com
Street address: 211 Second Street City: Hood River Zip: 97031Briefly summarize the proposal in plain language. Please identify all chapters of the plan or code proposed for
amendment (maximum 500 characters):
• Hood River City Comprehensive Plan (File 2018-07) • Hood River Municipal Code Amendments to Title 17
Zoning: (File 2018-06) • Hood River Municipal Code Amendments to Title 16 Subdivision and Land Division (File
2018-05)
Date of first evidentiary hearing: 03/19/2018
Date of final hearing: None Scheduled and Depaending on Outcome of Process
This is a revision to a previously submitted notice. Date of previous submittal:
Check all that apply:
Comprehensive Plan text amendment(s)
Comprehensive Plan map amendment(s) –

Change from
Change from

to
to

New or amended land use regulation
Zoning map amendment(s) – Change from
to
Change from
to
An exception to a statewide planning goal is proposed – goal(s) subject to exception:
Acres affected by map amendment: Approx 500
Location of property, if applicable (site address and T, R, Sec., TL):
List affected state or federal agencies, local governments and special districts:
http://www.oregon.gov/LCD/Pages/forms.aspx
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Form updated November 1, 2013

NOTICE OF A PROPOSED CHANGE – SUBMITTAL INSTRUCTIONS
1. Except under certain circumstances,1 proposed
amendments must be submitted to DLCD’s Salem
office at least 35 days before the first evidentiary
hearing on the proposal. The 35 days begins the day of
the postmark if mailed, or, if submitted by means other
than US Postal Service, on the day DLCD receives the
proposal in its Salem office. DLCD will not confirm
receipt of a Notice of a Proposed Change unless
requested.
2. A Notice of a Proposed Change must be submitted
by a local government (city, county, or metropolitan
service district). DLCD will not accept a Notice of a
Proposed Change submitted by an individual or private
firm or organization.
3. Hard-copy submittal: When submitting a Notice
of a Proposed Change on paper, via the US Postal
Service or hand-delivery, print a completed copy of
this Form 1 on light green paper if available. Submit
one copy of the proposed change, including this form
and other required materials to:
Attention: Plan Amendment Specialist
Dept. of Land Conservation and Development
635 Capitol Street NE, Suite 150
Salem, OR 97301-2540
This form is available here:
http://www.oregon.gov/LCD/forms.shtml
4. Electronic submittals of up to 20MB may be sent
via e-mail. Address e-mails to plan.amendments@
state.or.us with the subject line “Notice of Proposed
Amendment.”
Submittals may also be uploaded to DLCD’s FTP site
at
http://www.oregon.gov/LCD/Pages/papa_submittal.asp
x.
E-mails with attachments that exceed 20MB will not be
received, and therefore FTP must be used for these
electronic submittals. The FTP site must be used for
all .zip files regardless of size. The maximum file size
for uploading via FTP is 150MB.
1

Include this Form 1 as the first pages of a combined
file or as a separate file.
5. File format: When submitting a Notice of a
Proposed Change via e-mail or FTP, or on a digital
disc, attach all materials in one of the following
formats: Adobe .pdf (preferred); Microsoft Office (for
example, Word .doc or docx or Excel .xls or xlsx); or
ESRI .mxd, .gdb, or .mpk. For other file formats,
please contact the plan amendment specialist at 503934-0017 or plan.amendments@state.or.us.
6. Text: Submittal of a Notice of a Proposed Change
for a comprehensive plan or land use regulation text
amendment must include the text of the amendment
and any other information necessary to advise DLCD
of the effect of the proposal. “Text” means the specific
language proposed to be amended, added to, or deleted
from the currently acknowledged plan or land use
regulation. A general description of the proposal is not
adequate. The notice may be deemed incomplete
without this documentation.
7. Staff report: Attach any staff report on the
proposed change or information that describes when
the staff report will be available and how a copy may
be obtained.
8. Local hearing notice: Attach the notice or a draft
of the notice required under ORS 197.763 regarding a
quasi-judicial land use hearing, if applicable.
9. Maps: Submittal of a proposed map amendment
must include a map of the affected area showing
existing and proposed plan and zone designations. A
paper map must be legible if printed on 8½” x 11”
paper. Include text regarding background, justification
for the change, and the application if there was one
accepted by the local government. A map by itself is
not a complete notice.

10. Goal exceptions: Submittal of proposed
amendments that involve a goal exception must include
the proposed language of the exception.

660-018-0022 provides:
(1) When a local government determines that no goals, commission rules, or land use statutes apply to a particular proposed change,
the notice of a proposed change is not required [a notice of adoption is still required, however]; and
(2) If a local government determines that emergency circumstances beyond the control of the local government require
expedited review such that the local government cannot submit the proposed change consistent with the 35-day deadline, the
local government may submit the proposed change to the department as soon as practicable. The submittal must include a
description of the emergency circumstances.
http://www.oregon.gov/LCD/Pages/forms.aspx
-2Form updated November 1, 2013

If you have any questions or would like assistance, please contact your DLCD regional representative or the
DLCD Salem office at 503-934-0017 or e-mail plan.amendments@state.or.us.
Notice checklist. Include all that apply:
Completed Form 1
The text of the amendment (e.g., plan or code text changes, exception findings, justification for change)
Any staff report on the proposed change or information that describes when the staff report will be available
and how a copy may be obtained
A map of the affected area showing existing and proposed plan and zone designations
A copy of the notice or a draft of the notice regarding a quasi-judicial land use hearing, if applicable
Any other information necessary to advise DLCD of the effect of the proposal

http://www.oregon.gov/LCD/Pages/forms.aspx
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79th OREGON LEGISLATIVE ASSEMBLY--2018 Regular Session

House Bill 4034
Introduced and printed pursuant to House Rule 12.00. Presession filed (at the request of House Interim Committee
on Rules)

SUMMARY
The following summary is not prepared by the sponsors of the measure and is not a part of the body thereof subject
to consideration by the Legislative Assembly. It is an editor’s brief statement of the essential features of the
measure as introduced.

Modifies requirement that city over 2,500 population or county over 15,000 population allow
development of accessory dwelling unit in area zoned for detached single-family dwelling. Makes
requirement applicable only if area is within urban growth boundary.
Takes effect July 1, 2018.
1

A BILL FOR AN ACT

2

Relating to areas within an urban growth boundary that are zoned for single-family dwellings;
amending ORS 197.312; and prescribing an effective date.

3
4

Be It Enacted by the People of the State of Oregon:

5

SECTION 1. ORS 197.312 is amended to read:

6

197.312. (1) A city or county may not by charter prohibit from all residential zones attached or

7

detached single-family housing, multifamily housing for both owner and renter occupancy or manu-

8

factured homes. A city or county may not by charter prohibit government assisted housing or impose

9

additional approval standards on government assisted housing that are not applied to similar but

10

unassisted housing.

11

(2)(a) A single-family dwelling for a farmworker and the farmworker’s immediate family is a

12

permitted use in any residential or commercial zone that allows single-family dwellings as a per-

13

mitted use.

14

(b) A city or county may not impose a zoning requirement on the establishment and maintenance

15

of a single-family dwelling for a farmworker and the farmworker’s immediate family in a residential

16

or commercial zone described in paragraph (a) of this subsection that is more restrictive than a

17

zoning requirement imposed on other single-family dwellings in the same zone.

18

(3)(a) Multifamily housing for farmworkers and farmworkers’ immediate families is a permitted

19

use in any residential or commercial zone that allows multifamily housing generally as a permitted

20

use.

21

(b) A city or county may not impose a zoning requirement on the establishment and maintenance

22

of multifamily housing for farmworkers and farmworkers’ immediate families in a residential or

23

commercial zone described in paragraph (a) of this subsection that is more restrictive than a zoning

24

requirement imposed on other multifamily housing in the same zone.

25

(4) A city or county may not prohibit a property owner or developer from maintaining a real

26

estate sales office in a subdivision or planned community containing more than 50 lots or dwelling

27

units for the sale of lots or dwelling units that remain available for sale to the public.

28

(5)(a) A city with a population greater than 2,500 or a county with a population greater than

29

15,000 shall allow in areas within the urban growth boundary that are zoned for detached

30

single-family dwellings the development of at least one accessory dwelling unit for each detached

NOTE: Matter in boldfaced type in an amended section is new; matter [italic and bracketed] is existing law to be omitted.
New sections are in boldfaced type.
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1

single-family dwelling, subject to reasonable local regulations relating to siting and design.

2

(b) As used in this subsection, “accessory dwelling unit” means an interior, attached or detached

3

residential structure that is used in connection with or that is accessory to a single-family dwelling.

4

SECTION 2. This 2018 Act takes effect on July 1, 2018.

5

[2]

78th OREGON LEGISLATIVE ASSEMBLY--2015 Regular Session

House Bill 3223
Sponsored by COMMITTEE ON RURAL COMMUNITIES, LAND USE, AND WATER

SUMMARY
The following summary is not prepared by the sponsors of the measure and is not a part of the body thereof subject
to consideration by the Legislative Assembly. It is an editor’s brief statement of the essential features of the
measure as introduced.

Modifies provisions authorizing expedited land divisions.
A BILL FOR AN ACT

1
2

Relating to expedited land divisions; amending ORS 197.360 and 197.365.

3

Be It Enacted by the People of the State of Oregon:

4

SECTION 1. ORS 197.360 is amended to read:

5

197.360. (1)(a) An expedited land division[:]

6

[(a) Is an action of] is a division of land under ORS 92.010 to 92.192, 92.205 to 92.245 or 92.830

7

to 92.845 by a local government that:
(A) Includes only land that is zoned for residential uses and is within an urban growth bound-

8
9
10
11

ary.
(B) Is solely for the purposes of residential use, including recreational or open space uses accessory to residential use.

12

(C) Does not provide for dwellings or accessory buildings to be located on land that is specif-

13

ically mapped and designated in the comprehensive plan and land use regulations for full or partial

14

protection of natural features under the statewide planning goals that protect:

15

(i) Open spaces, scenic and historic areas and natural resources;

16

(ii) The Willamette River Greenway;

17

(iii) Estuarine resources;

18

(iv) Coastal shorelands; and

19

(v) Beaches and dunes.

20

(D) Satisfies minimum street or other right-of-way connectivity standards established by ac-

21

knowledged land use regulations or, if such standards are not contained in the applicable regu-

22

lations, as required by statewide planning goals or rules.

23
24

(E) Creates enough lots or parcels to allow building residential units at 80 percent or more of
the maximum net density permitted by the zoning designation of the site.

25

(b) An expedited land division is a land division that:

26

(A) Will create three or fewer parcels under ORS 92.010; and

27

(B) Meets the criteria set forth for an action under paragraph (a)(A) to (D) of this subsection.

28

(2) An expedited land division as described in this section is not a land use decision or a limited

29

land use decision under ORS 197.015 or a permit under ORS 215.402 or 227.160.

30

(3) The provisions of ORS 197.360 to 197.380 apply to all elements of a local government com-

31

prehensive plan and land use regulations applicable to a land division, including any planned unit

32

development standards and any procedures designed to regulate:
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(a) The physical characteristics of permitted uses;

2

(b) The dimensions of the lots or parcels to be created; or

3

(c) Transportation, sewer, water, drainage and other facilities or services necessary for the

4

proposed development, including but not limited to right-of-way standards, facility dimensions and

5

on-site and off-site improvements.

6

(4) An application [to a local government] for an expedited land division submitted to a local

7

government shall describe the manner in which the proposed division complies with each of the

8

provisions of subsection (1) of this section.

9
10

SECTION 2. ORS 197.365 is amended to read:
197.365. [When requested by an applicant for an expedited land division, in lieu of] Unless the

11

applicant requests to use the procedure set forth in [its] a comprehensive plan and land use reg-

12

ulations, [the] a local government shall use the following [procedures] procedure for an expedited

13

land division [under], as described in ORS 197.360:

14

(1)(a) If the application for expedited land division is incomplete, the local government shall

15

notify the applicant of exactly what information is missing within 21 days of receipt of the applica-

16

tion and allow the applicant to submit the missing information. For purposes of computation of time

17

under this section, the application shall be deemed complete on the date the applicant submits the

18

requested information or refuses in writing to submit it.

19

(b) If the application was complete when first submitted or the applicant submits the requested

20

additional information within 180 days of the date the application was first submitted, approval or

21

denial of the application shall be based upon the standards and criteria that were applicable at the

22

time the application was first submitted.

23

(2) The local government shall provide written notice of the receipt of the completed application

24

for an expedited land division to any state agency, local government or special district responsible

25

for providing public facilities or services to the development and to owners of property within 100

26

feet of the entire contiguous site for which the application is made. The notification list shall be

27

compiled from the most recent property tax assessment roll. For purposes of appeal to the referee

28

under ORS 197.375, this requirement shall be deemed met when the local government can provide

29

an affidavit or other certification that such notice was given. Notice shall also be provided to any

30

neighborhood or community planning organization recognized by the governing body and whose

31

boundaries include the site.

32

(3) The notice required under subsection (2) of this section shall:

33

(a) State:

34

(A) The deadline for submitting written comments;

35
36
37
38

(B) That issues that may provide the basis for an appeal to the referee must be raised in writing
prior to the expiration of the comment period; and
(C) That issues must be raised with sufficient specificity to enable the local government to respond to the issue.

39

(b) Set forth, by commonly used citation, the applicable criteria for the decision.

40

(c) Set forth the street address or other easily understood geographical reference to the subject

41
42
43
44
45

property.
(d) State the place, date and time that comments are due.
(e) State a time and place where copies of all evidence submitted by the applicant will be
available for review.
(f) Include the name and telephone number of a local government contact person.
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1
2

(g) Briefly summarize the local decision-making process for the expedited land division decision
being made.

3

(4) After notice under subsections (2) and (3) of this section, the local government shall:

4

(a) Provide a 14-day period for submission of written comments prior to the decision.

5

(b) Make a decision to approve or deny the application within 63 days of receiving a completed

6

application, based on whether it satisfies the substantive requirements of the local government’s

7

land use regulations. An approval may include conditions to ensure that the application meets the

8

applicable land use regulations. For applications subject to this section, the local government:

9

(A) Shall not hold a hearing on the application; and

10

(B) Shall issue a written determination of compliance or noncompliance with applicable land use

11

regulations that includes a summary statement explaining the determination. The summary state-

12

ment may be in any form reasonably intended to communicate the local government’s basis for the

13

determination.

14

(c) Provide notice of the decision to the applicant and to those who received notice under sub-

15

section (2) of this section within 63 days of the date of a completed application. The notice of deci-

16

sion shall include:

17

(A) The summary statement described in paragraph (b)(B) of this subsection; and

18

(B) An explanation of appeal rights under ORS 197.375.

19
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CITY OF HOOD RIVER
PLANNING DEPARTMENT
211 2nd Street, Hood River, OR 97031 Phone: 541-387-5210

To: City of Hood River Planning Commission
From: Kevin Liburdy, Senior Planner
Date: March 12, 2018
Re: Hood River Comprehensive Plan and Code Amendments (File No. 2018-07)
INTRODUCTION
Preparation of the Westside Area Concept Plan is one of several actions expected to be taken in
response to the City’s 2015 Housing Needs Analysis and Housing Strategy. The Westside Area
Concept Plan Report reflects more than a year of public discussion. However, as explained in the
Report, refinements are recommended prior to adoption.
As discussed at Planning Commission work sessions on January 16 and February 20, 2018, a series
of Planning Commission hearings will be held prior to forwarding recommendations to the City
Council and County Board of Commissioners for adoption of the Concept Plan or components of it.
A “process roadmap” was prepared to help guide the public hearing process.
The existing vision for “the Westside” was established with adoption of the City’s comprehensive
plan nearly 40 years ago. The Concept Plan provides an opportunity to update that vision and to
address a variety of current issues including housing and public infrastructure needs, and livability.
COMPREHENSIVE PLAN BACKGROUND
Since 1973, Oregon has maintained a strong statewide program for land use planning. The
foundation of that program is a set of Statewide Planning Goals. The goals express the state's
policies on land use and related topics, such as citizen involvement, housing, and natural resources.
Oregon´s statewide goals are achieved through local comprehensive planning. State law requires
each city and county to adopt a comprehensive plan and the zoning and land-division ordinances
needed to put the plan into effect. Plans are reviewed for such consistency by the state´s Land
Conservation and Development Commission (LCDC). When LCDC officially approves a local
government´s plan, the plan is said to be “acknowledged,” and it then becomes the controlling
document for land use in the area covered by that plan.
Staff from the City of Hood River and Hood River County began working with the City- and County
Planning Commissions and citizen groups circa 1976 to prepare a local comprehensive plan
addressing applicable Statement Planning Goals. In 1979, after approximately three years of work,
the City Council and the Hood River Board of Commissioners were presented with the City-Westside
Comprehensive Plan. The document was intended to serve as the comprehensive plan for the City,
and as one of five unit plans that made up the County’s comprehensive plan.
In 1980 the City adopted the comprehensive plan as well as an Urban Growth Boundary (UGB),
urban growth management policies and procedures, and a land use plan map affecting property
located outside of the city limits but inside the UGB. However, the Department of Land

Conservation and Development determined that revisions were needed and it was not until 1984 that
the City’s comprehensive plan was acknowledged.
COMPREHENSIVE PLAN UPDATES AND HOUSING NEEDS
Since 1984, numerous amendments have been made to the City’s comprehensive plan including
updates to Goal 1 (Citizen Involvement), Goal 9 (Economy), Goal 10 (Housing), Goal 11 (Pubic
Facilities) and Goal 12 (Transportation). However, the zoning that is in place today on the west side
of Hood River largely reflects the land use map that was adopted in 1980. And, the Urban Growth
Boundary has not been amended since 1986.
Several efforts have been made in recent decades to address housing needs. In 1991 the city council
established a Housing Sub-Committee. A subsequent resolution included recommendations such as
conducting a housing inventory and needs analysis.
In 1995, pursuant to Goal 1 (Citizen Involvement), the City adopted a 20-year Community Vision as
a working document. Among other issues, that vision explains the community’s interest in “housing
affordable by all.” The document was considered a first step in an ongoing process to address a
variety of challenges, and it expected that the community could grow and still remain unique.
In 2005, in response to growth and development-related issues, the City initiated the Hood River
2020 Community Visioning Process to reexamine the community’s vision statement and identify
steps to implement the vision. Housing affordability again was found to be a significant concern, and
participants also were interested in promoting quality design. Based on recommendations in the
Hood River 2020 Final Report, the City adopted ordinances to allow Accessory Dwelling Units and
facilitate additional density for affordable housing through the Planned Unit Development process, as
well as to address maximum lot coverage.
Following incorporation of the community visioning documents into the comprehensive plan and
adoption of several related code amendments, the Great Recession changed the City’s focus from
housing-related concerns to employment, ultimately leading to preparation of an Economic
Opportunities Analysis and Goal 9 amendment in 2011.
By 2014 housing was again considered a priority and the City obtained a grant to prepare a Buildable
Lands Inventory and Housing Needs Analysis, as well as a Housing Strategy. One of the key issues
raised at that time was whether someone who works in Hood River can afford to live in Hood River.
2015 HOUSING NEEDS ANALYSIS AND HOUSING STRATEGY
Although the City’s 1991 Housing Sub-Committee recommended conducting a housing inventory
and needs analysis, it was not until 2014 that the City applied for a grant and moved forward with
this project. In summary, the City’s Buildable Lands Inventory and Housing Needs Analysis (20152035) found:
 Hood River’s policies generally met the State’s requirements for Goal 10 (Housing) except the
City needed clear and objective standards for development of townhouse projects.
 Expansion of the Urban Growth Boundary (UGB) in the future will be extremely difficult. The
UGB is surrounded by the Columbia River Gorge National Scenic Area and by high value
farmland.
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Based on population projections at the time the analysis was prepared, the UGB had just enough
land to meet the City’s 20-year needs for residential development. However, several factors are
expected to affect land supply including growth in the number of second homes and short-term
rentals. Also, about 65 acres of residentially zoned land in the UGB currently is in agricultural
use (i.e. orchards).
The City has a limited supply of land zoned for multifamily development.
The City has a deficit of affordable and attainable housing to meet current and future needs.
In 2015, nearly one-third of Hood River’s households were unable to afford their current housing
(i.e. cost burdened), with roughly 40% of renters unable to afford their housing costs.
One factor that was found to contribute to the reduced housing affordability is growth in demand
for second homes and short-term rental housing.

In association with the Housing Needs Analysis, a three-pronged Housing Strategy was prepared that
recommends: 1) efficient use of use of land within UGB - numerous actions are recommended such
as identifying land to rezone to allow moderate and higher-density housing for single-family and
multi-family development; 2) regulating and monitoring short-term rentals; 3) developing affordable
housing, including by partnering with the Mid-Columbia. Housing Authority.
Before addressing land use efficiencies, the City Council moved forward with a process to prepare
and adopt regulations for short-term rentals and also initiated efforts to partner with the MidColumbia Housing Authority to develop affordable housing.
WESTSIDE AREA CONCEPT PLAN
In June of 2015, the City and Hood River County were co-applicants for a grant through Oregon’s
Transportation and Growth Management (TGM) Program to fund preparation of a concept plan for
the west side of Hood River. The City’s Housing Needs Analysis had not yet been adopted but it
was far enough along to demonstrate that west side of Hood River contains the vast majority of
developable residential land in the UGB. And, the three-pronged Housing Strategy memo had been
drafted that included recommendations to increase the efficiency of use of land in the UGB.
Consistent with the purposes of the TGM program, the goal of the grant was to develop an integrated
land-use and transportation plan, facilitate development of workforce and affordable housing, refine
the City and County Transportation System Plans, and apply smart growth development strategies
including: 1) efficient use of land resources, 2) full utilization of urban services, 3) mixed use, 4)
transportation options and 5) detailed, human scaled design.
In August 2015 the City Council adopted the Housing Needs Analysis (HNA) and acknowledged the
Housing Strategy, and the findings and recommendations of the HNA and Housing Strategy were
relied upon as the Westside Area Concept Plan Report was prepared between August of 2016 and
December of 2017.
The Westside Area Concept Plan Report (December 29, 2017) addresses the following topics:
 Neighborhoods and Districts
 Streets and Transit
 Pedestrian and Bicycle Connections
 Parks and Open Space
 Land Use
 Implementation, specifically:
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Strategies to deliver of workforce and affordable housing
Transportation System Plan updates
Comprehensive plan policies and zoning code updates
Planning for parks and urban services including water, sanitary sewer and stormwater
Infrastructure funding

The Concept Plan Report is an interim step in preparing an adoption-ready Westside Area Concept
Plan. It is interim because the City and County will continue to discuss and shape the plan including
the Land Use Framework, for which three scenarios have been drafted. One of the key remaining
issues is to determine the appropriate acreage to devote to higher density zoning.
The Concept Plan Report includes a Technical Appendix featuring:
 Appendix A: a relatively brief summary of public comments received during the roughly 15
months the consulting team was working on the project.
 Appendix B: addresses infrastructure needs and funding.
 Appendix C: includes three memos explaining how the City’s Housing Needs Analysis and
Housing Strategies have been used in the Concept Plan.
 Appendix D: includes draft code amendments, some of which are intended to be specific to the
Westside area and some of which could be applied more broadly.
NEXT STEPS
As addressed in the agenda for the March 19, 2018 Planning Commission meeting, a hearing will be
opened to begin the process of reviewing the Westside Area Concept Plan Report and making
refinements. Staff will provide additional direction during the hearing.
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