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Planning Commission        Hood River City Hall 

Public Meeting        Council Chambers 

May 21, 2018         211 2nd Street 

          5:30 p.m. 

 

PRESENT: Vice Chair Arthur Babitz, Sue Powers, Tina Lassen, Megan Ramey (late arrival) 

ABSENT: Mark Frost and Bill Irving 

STAFF: Planning Director Dustin Nilsen, Senior Planner Kevin Liburdy, Associate Planner 
Jennifer Kaden, Administrative Assistant Bobbie Van Tassel 

 

I. CALL TO ORDER:  Vice Chair Arthur Babitz at 5:36pm 

Vice Chair Babitz explained there is no quorum at this time, and the Planning Commission 
will not be taking testimony or action until there is a quorum. 

 

II. PLANNING DIRECTOR’S UPDATE: 

Planning Director Dustin Nilsen stated that two new Planning Commissioners have been 
chosen to replace Casey Weeks and prior Chair, Nikki Rohan.  The June 4th Planning 
Commission meeting will involve the replat of a subdivision between Prospect Avenue and 
Montello Avenue. 

Associate Planner Jennifer Kaden added that a PUD modification and Variance application 
for Kid’s Plaza will also be heard on June 4th. 

Nilsen mentioned that the Planning Commission meeting on June 18th will include a 
Conditional Use and Change of Use Permit for Wildwood School, a private school located in 
the Commercial C-2 Zone.  The July 16th meeting will be a continuation of the Westside Area 
Concept Plan.  

 

III.  PUBLIC HEARINGS: 

Commissioner Megan Ramey arrived, resulting in a quorum of commissioners. 

Babitz asked if anyone had an objection to changing the Agenda order to begin with 
discussion of Legislative File Nos. 2018-05 and 2018-06. 

No objections. 
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A. File Nos.:  2018-05 and 2018-06 – Amendments to the Hood River Municipal Code 
continuation from the May 7, 2018, hearing (Accessory Dwelling Unit emphasis) 

Vice Chair Babitz opened the hearing. 

MOTION:   

Commissioner Sue Powers made a motion to continue the hearing on File Nos. 2018-05 
and 2018-06 to July 30, 2018, not earlier than 5:30 p.m. 

Commissioner Tina Lassen seconded the motion. 

Motion passed unanimously, 4-0. 

B. File No.:  2018-07 – Westside Area Concept Plan Report, Zoning, and Comprehensive 
Plan Amendments – continuation of hearing from March 19, 2018 
 
Vice Chair Arthur Babitz read the procedural script.  Babitz asked the planning 
commissioners if anyone has bias, conflict of interest, or ex-parte contact.  There were 
none. 
 
Babitz asked the audience if there were any challenges to the commissioners.  There 
were none. 
 
Babitz asked the commissioners if there were any challenges to other commissioners.  
There were none. 
 
STAFF REPORT: 

Planning Director Dustin Nilsen provided a brief background. 

Vice Chair Babitz explained to the audience that the planning commission will not be 
deliberating or making any decisions on the matter this evening, but will be taking 
testimony from the public and asking questions of staff. 

Sandy Bielen, 625 Rocky Road, Hood River, OR, asked if there will be additional 
opportunities for public input. 

Nilsen confirmed there will be multiple hearings and opportunities for testimony.  

Senior Planner Kevin Liburdy started a PowerPoint presentation and explained this 
hearing is a continuation from March 19 and the planning commission is refining the 
Westside Area Concept Plan before sending recommendations to the city council and 
amending the comprehensive plan, transportation system plan, capital facilities pans, 
zoning map, subdivision ordinance and zoning ordinance.  Amendments may be applied 
throughout the city.  
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Liburdy explained where the project is on the “process roadmap” and noted that tonight 
is the third hearing in the series.  Tonight’s discussion focuses on frameworks for 
neighborhoods and districts; streets and transit; and pedestrian and bicycle facilities.  

Liburdy explained that topography, livability and walkability shaped the framework for 
neighborhoods and districts, and he described the West Cascade District, Country Club 
Road District, Middle Terrace Neighborhood, Upper Terrace Neighborhood and West 
Neighborhood.  He explained neighborhood-scale design frameworks that are included 
in the Concept Plan Report for the three neighborhoods, as well as recommendations 
for block patterns and mixing housing types.   

Babitz noted that development is incremental and asked for clarification of how and 
when development occurs. 

Liburdy responded that in general property owners determine when development 
occurs.  The Comprehensive Plan, Development Code and Capital Facilities Plans then 
direct how development occurs.  Streets typically are constructed by developers in 
association with development of land, for example a new subdivision.  Over time, the 
City may participate in expanding roads as traffic volumes increase.  Parks often are 
developed through coordination with the Parks District.  The School District determines 
when schools need to be constructed based on demographic trends and enrollment. 

Liburdy discussed the neighborhood design frameworks that show how streets could be 
connected and how parks and other features can be woven into neighborhoods over 
time.  Code provisions are used to establish walkable neighborhoods. 

Babitz expressed concern with double-frontage lots. 

Nilsen responded that there is code language addressing this, and it can be updated. 

Liburdy added that the goal is to provide more walkable and livable neighborhoods. 

Susan Crowley, audience member, suggested providing standards for development for 
these frameworks. 

Liburdy explained that there is existing code in place and there are recommendations in 
the concept plan for code updates.  The concept plan also includes guidelines to 
improve compatibility between housing types, and suggests additional standards can be 
drafted.  He noted that concepts such as reducing block length to improve walkability 
have been discussed and are desirable, however, shorter blocks may result in more 
roads which increases the cost of development and may affect affordability.  During the 
concept plan process, participants expressed interest in improving compatibility 
between uses and they were interested in the design of housing types.   

Babitz asked Liburdy to elaborate on compatibility between uses.  

Liburdy responded that, for example, there is a proposed neighborhood commercial 
area where compatibility between commercial and neighboring residential uses may be 
a concern. 
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Crowley asked if the planning commission will get to code language. 

Planning Director Nilsen responded that code work starts with aspirations.  Some code 
will need to be sharpened to address aspirations, and new code will need to be 
developed. 

Liburdy asked the Commission and audience if there were additional questions on the 
neighborhoods and districts framework. 

Sandy Bielen, audience member, asked where to find the images that are used in the 
presentation. 

Liburdy responded that all images used so far are from the concept plan report, which is 
posted on the project website. 

Commissioner Ramey suggested looking at standards in Reston, Virginia regarding 
fronting homes on public parks, and asked whether developers could do something that 
is different from typical standards. 

Nilsen responded that he expects to discuss code standards to facilitate desired housing 
types and design at future hearings.  

Susan Crowley suggested developers are under pressure to maximize square footage. 

Nilsen responded that this process is about the vision of the community rather than the 
interests of developers. 

Vice Chair Babitz believes the reason there is little creativity in the housing market 
locally is because the existing development code is very limiting for developers. 

Nilsen added that the Housing Needs Analysis identifies the community’s needs.   

Liburdy introduced the Streets Framework which is intended to implement the vision for 
an interconnected community, and explained that amendments to the City’s 
Transportation System Plan will be needed to implement it.  A future minor arterial 
street between Wine Country Avenue and May Street will be a critical improvement to 
alleviate traffic including on Rand Road, 13th Street and Cascade Avenue.  Three 
alternatives were reviewed and “Alignment D” was recommended for numerous 
reasons.  The traffic analysis that was prepared in association with the concept plan 
validates the need for the projects that are listed in the City’s existing Transportation 
System Plan.  Only one new traffic control project is recommended:  a signal or mini 
roundabout at the intersection of 27th Street and May Street.  Traffic calming is 
recommended on 30th Street between May Street and Sherman Avenue.  Also, a median 
is suggested at the intersection of Mt. Adams and Wine Country Avenue to prevent left 
turns, but staff believes this will require additional analysis. 

An audience member asked if a crosswalk will be installed on Cascade Avenue. 

Liburdy confirmed that a crosswalk is expected at the intersection of Cascade Avenue 
and Mt. Adams Avenue with installation of a traffic signal or roundabout.  
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Liburdy described a proposed street cross section for “neighborhood connector” streets, 
as well as an update to the standard for “local streets.” 

Commissioner Ramey asked staff to explain the difference between local and 
neighborhood streets, and if there were examples. 

Liburdy responded that local refers to the narrowest classification of street, and the 
neighborhood connector is expected to be continuous through neighborhoods.  One of 
the difficulties in evaluating existing streets is that standards for construction of 
changed over time. 

Liburdy explained that the Street Framework also is designed to facilitate fixed-route 
transit in the future.  To achieve this, the area must have good major connections to 
other parts of the city, multi-modal connections in neighborhoods, and sufficient 
residential density.  Also, intersection improvements such as a roundabout at Rand Road 
and May Street should be designed to accommodate transit vehicles. 

Susan Crowley is concerned about bike ways and pedestrian paths, and that there 
should be specificity about where bike lanes should be located and how they are 
designed. 

Liburdy responded that the Pedestrian and Bicycle Framework is the next item on the 
agenda, and it would be helpful to provide recommendations for improvements to it.  
The proposed cross section for the Alignment D minor arterial is the first street cross 
section that includes a buffered bike lane. 

Audience member asked who takes care of planting strips. 

Liburdy responded that currently it is the responsibility of the adjacent property owners.  
In the future, planter strips could be designed more intentionally for stormwater 
purposes and perhaps maintenance could become a City responsibility.  

Ramey asked if semi-trucks will use Alignment D. 

Liburdy responded that there are no designated truck routes in the City’s Transportation 
System Plan.  Most trucks use the State highways.  But, in adverse weather conditions 
we might see trucks and school buses using a route like Alignment D due to its grade. 

Ramey asked about lane widths for “neighborhood connector” streets. 

Nilsen confirmed proposed lane widths as 10-feet with on-street parking. 

Ramey asked if Alignment D would be the walking and biking connection between these 
neighborhoods and the Historic Columbia River Highway trail. 

Liburdy responded that in addition to Alignment D, there likely will be other connections 
such as a northerly extension of 30th Street. 

Ramey asked why a buffered bike lane is proposed rather than a multi-use path along 
Alignment D. 



 

N:\Planning\Planning Commission\PC Minutes\PC Minutes 2018\PC Minutes 5-21-2018 DRAFT.docx 6 

Nilsen responded that comingling pedestrians with bicycles was a concern. 

Commissioner Powers asked if funding for Alignment D would be paid for by developers. 

Liburdy responded that a funding memorandum will be discussed at the next hearing.  
Assumptions were made about improvements that are likely to be constructed by 
developers and how the City would participate. 

Commissioner Lassen asked if there is a system in place today to allow a “local street” 
like 30th Street to be widened. 

Liburdy responded that 30th Street is constrained by neighborhoods that have been 
constructed adjacent to it.  It can be difficult to obtain additional right-of-way to widen a 
street after development occurs adjacent to it. 

Lassen emphasized the importance of planning for future growth so that the City is not 
prevented from widening streets, adding bike lanes and making needed improvements.  

Susan Crowley suggested small, piecemeal annexations make it harder to plan, and 
asked if they need to be approved.  

Vice Chair Babitz asked how to approach annexation policy if there are concerns about 
it. 

Nilsen responded that annexation policy is purview of City Council. 

Liburdy provided an overview of the Pedestrian and Bicycle Framework and explained 
that public feedback has been that these facilities are very important. 

Babitz asked if the paths will be operated by the City or by Parks and Rec. 

Liburdy responded that at this point probably the City, but the Parks District has done 
great work with the Indian Creek Trail and Westside Community Trail so it’s likely there 
will be additional discussions. 

Vice Chair Babitz asked if there would be restricted use of trails. 

Liburdy responded that there are some pedestrian-only paths where bikes will need to 
share the road with vehicles.  Many are shared.  

Liburdy noted that the plan recommends a new trail along Henderson Creek as well as a 
ridgeline trail between the west- and middle terrace neighborhoods.  

Vice Chair Babitz asked how right-of-way will be obtained. 

Liburdy explained that if trails, bike lanes and sidewalks are included in the 
Transportation System Plan, the next step is to determine whether they will be on a list 
of funded projects.  In the City’s existing TSP, many improvements currently are not 
eligible for funding with System Development Charges (SDCs).  The funding memo in the 
concept plan suggests the City should make desired projects eligible for SDC funding.  
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The City may be able to work with the Parks District to include off-street trails in the 
District’s Parks Master Plan, and then use Parks SDCs for construction. 

Nilsen noted the City, County and Port are working with the Parks District on an update 
of the District’s Parks Master Plan.  In addition to building and owning these 
improvements, there will be ongoing maintenance issues. 

Liburdy added that the alignments and surfaces are preliminary and may need some 
changes, and noted that a sidewalk should be added for the Westside Community Trial 
along Rocky Road. 

Vice Chair Babitz encouraged property owners to provide feedback because they are 
often in the best position to know where improvements can or should be made.  

Ramey asked what metrics were used to define walkability and bikeability. 

Liburdy responded that distance from the center of each proposed neighborhood was 
the metric used.  Neighborhoods are designed to have about a quarter-mile or 15-
minute walk from center to edge. 

Ramey asked about the Walkscore. 

Liburdy responded there was no discussion of trying to achieve a certain Walkscore. 

Ramey suggested a Walkscore addresses walkability and bikeability between residential 
and commercial areas. 

Liburdy stated that the key has been planning for a connected network, and for the 
facilities including sidewalks, bike lanes and trails. 

Babitz noted questions were raised about the ease of getting to schools, parks and 
commercial nodes. 

Ramey noted the People for Bikes organization recently ranked cities and produced a 
guidebook for five metrics of bikeability.  These are elements that should be built into 
the discussion.  Also, the Small Town Multimodal Guide book is a relevant resource 
addressing needs for all ages and abilities.  

Nilsen explained that this is an effort to review the broad elements of the concept plan 
report before getting into the details. 

Liburdy added that one of the challenges is to retrofit existing streets that do not have 
bike lanes. 

Commissioner Powers asked staff about Neighborhood Framework and if there is a 
likelihood of one getting developed sooner than another. 

Liburdy responded that timing often depends on property owner interest and proximity 
to existing infrastructure.  

Nilsen noted that there must be a willing seller before land is developed. 
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PUBLIC TESTIMONY 

Susan Crowley of 411 12th Street, Hood River, OR asked how ordinances could change to 
build protected bike lanes, and suggested staff should provide information in the 
planning commission’s meeting agenda detailing which subjects will be covered during 
each hearing. 

Kathryn Huhn of 2752 Montello, Hood River, OR noted the city’s updated population 
forecast and asked why the concept plan wasn’t modified based on the new projected 
growth rate.  She is concerned that the concept plan will accommodate more housing 
on the west side than is needed, and is concerned about potential traffic impacts. 

Liburdy explained that, in 2016, Portland State University revised assumptions about the 
city’s average annual population growth from 2.0 percent to 1.4 percent through the 
year 2035, and that PSU will continue to provide revised population projections around 
every three years. 

Nilsen stated that regardless of population forecast, there is a finite amount of land in 
the Urban Growth Boundary (UGB).  The City is surrounded by high value farmland and 
the Columbia River Gorge National Scenic Area.  It likely will take an act of Congress to 
allow expansion of the UGB into the National Scenic Area, and a slower growth rate 
allows the City more time to prepare.   

Babitz noted that Commissioner Frost also is interested in discussing the revised 
population forecast as well as other assumptions from the Housing Needs Analysis, and 
suggested Huhn contact Frost and try to help bring the issue to the planning commission 
for further discussion. 

Nilsen responded that these assumptions will be discussed further in association with 
the Land Use Framework.  

Huhn asked how we can assure housing will be affordable consistent with goals of the 
concept plan, especially with demand for second homes.  

Nilsen noted that supply and demand affect affordability, and that he isn’t saying the 
concept plan will guarantee affordability.  

Sandy Bielen of 625 Rocky Road, Hood River, OR, explained that, in a meeting with a 
developer about a potential subdivision on Rocky Road, the developer told her he 
thought these would be second homes and would have limited traffic impacts.  She 
asked how the city will ensure that builders don’t come here just to build second homes. 

Nilsen responded that the City has no existing method to limit who buys or sells 
property.  While a developer may claim that a property is likely to be purchased as 
second home, the City evaluates the impact of development including traffic as if it will 
be occupied as a primary residence.  Also, there are limitations on how second homes 
can be used such as regulations for short-term rentals, which may affect whether 
someone chooses to buy a second home here.  
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Babitz noted that the planning commission is aware of the issue and is not trying to 
make it more attractive to buy a second home.  The City’s short-term rental regulations 
no longer allow someone to subsidize a vacation home by using it as a short-term rental. 

Sandy Bielen is also concerned about construction from lot line to lot line, and is 
interested in design standards or other regulations to address scale. 

Babitz suggested focusing on code standards for lot coverage and maximum height.  

Zan Moore of 825 Carroll Road, Mosier, OR, participated in the public process that 
preceded these hearings and noted there were a lot of vociferous negative opinions but 
that was not uniform.  The plan is smart and is moving things in a good direction.  City 
land is limited and county land doesn’t share the same infrastructure.  This is the place 
to accommodate a growing population but we have to keep livability in mind and make 
it nice to be here.  A lot of people probably didn’t realize that doing nothing is worse.  
He is supportive of the plan overall but is concerned about the street network and 
making sure it is connected.  Moore also expressed concern with use of the transect 
concept and retention of lower density zoning near the southwest corner of the study 
area.  R-1 zoning gives up potential for many  housing types.  Meaningful connections 
can be made between people, land and housing.  We can find ways to align housing 
around shared spaces or values.  It is inspiring to think about the good that can come 
from having different types of units, and stronger connections between people and a 
better sense of place.  He supports the sample code in Appendix D including minimum 
and maximum density for land divisions, lot size standards, affordable housing 
incentives, flexibility for innovated housing types, cluster subdivisions, and cottage court 
housing.  Appendix C addresses the changing growth rate projection, and should be 
shared with those who question the issue.  It also notes that this is not only about the 
growth rate, it’s about current housing needs.  There has been a lot of concern 
expressed about townhomes – couldn’t zoning be changed to de-incentivize 
townhomes? 

Babitz responded that the City directs development by a combination of economics and 
code, and we want to talk about how to encourage a variety of housing types as stated 
in the goals of the concept plan. 

Zan Moore asked how this project moves forward.  You don’t want to rush the process 
but it would be helpful to have some idea of when things will be completed.  If the 
commission really wants to get into the details such as where to put the bike lanes, it 
will take a long time to get to suggested code. 

Babitz asked staff how much time they think the process will take. 

Liburdy anticipated it may take at least a year of discussion. 

Babitz noted that the planning commission does need to review the details before 
sending recommendations to the city council.  
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Nilsen briefly explained the transect concept of decreasing density as you move further 
from the center of a community.   

Zan Moore responded that there are drawbacks to the transect concept.  There are big 
differences in minimum lot size between R-1 and R-2.  And, while R-2 zoning does not 
guarantee someone will build a duplex, R-1 guarantees that they will not.  So, a 
standard-density lot size makes sense to allow people to build their single-family home 
if they want but create more of a city lot than a country setting. 

Nilsen noted that, similarly, R-3 zoning shouldn’t be used for only one home which 
eliminates an opportunity for a mix of housing. 

Zan Moore suggested application of a zoning designation other than R-1 to land on the 
south side of May Street, west of Rocky Road. 

Susan Crowley noted that the Beth Goodman memo in Appendix C acknowledged the 
change in population growth rate but then addressed the cost-burdened population 
rather than availability of land.  State law requires planning for 20 years of developable 
land under existing zoning.  The Housing Needs Analysis found, with certain caveats, 
that the city has an adequate supply of land.  The reduction in the growth rates suggests 
you should reevaluate your conclusions.  Affordability is a different conversation.  The 
Housing Needs Analysis found that the City is doing better than the County, State and 
Nation in regard to cost burdened households.  This is a highly desired real estate 
market and housing prices continue to increase.  Every second home that is purchased 
pulls a unit out of the market for people who live here.  How do you pull money out of 
those second home owners?  Can you tax them differently or increase their fees or 
SDCs?  They force the community to plan differently in ways that costs the community 
money, so you can constitutionally tie the assessment of additional fees and taxes to 
them and get around legal challenges because they cost us.  What have other 
communities done? 

Babitz asked if there was any further testimony.  There was none 

MOTION: 

Commissioner Lassen moved to continue the hearing on File 2018-07 to July 16, 2018 no 
earlier than 5:30pm in the City Council Chambers. 

Commissioner Ramey seconded the motion. 

DISCUSSION: 

Liburdy noted that the July 16th agenda will include discussion of the Open Space and 
Parks Framework, and infrastructure funding. 

Babitz confirmed public testimony will be taken at the July 16th hearing. 

Motion passed 4-0. 
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IV.  ADJOURN: 

 

 

_________________________________ _______________________ 

Arthur Babitz, Vice Chair   Date 

 

 

________________________________               _______________________ 

Dustin Nilsen, Planning Director           Date (Approved) 


