
 

City of Hood River           Hood River City Hall 
Planning Commission           City Council Chambers 
Public Hearing                                       211 Second St 
September 17, 2018                                      5:30 p.m. 
 

MINUTES 
 
I.   CALL TO ORDER: Chair Arthur Babitz called the meeting to order at 5:32 p.m. 
 
     PRESENT: Commissioners Arthur Babitz (Chair), Tim Counihan (Vice Chair), Mark Frost, Bill Irving, Sue  
     Powers, Tina Lassen, Megan Ramey 
 
     STAFF: Planning Director Dustin Nilsen, Associate Planner Jennifer Kaden, Senior Planner Kevin     
     Liburdy, Assistant Planner Annika Cardwell 
 
II. PLANNING DIRECTOR’S UPDATE: 
 
Planning Director Dustin Nilsen said the October 1st meeting will probably be canceled. Commissioners 
might  need to be available October 29th in case another meeting is needed. Recommends we continue 
today’s topic to October 15th. There will be a special meeting on October 10th with City Council to discuss 
the status of the Westside Plan. Council would like to hear feedback from Planning Commission’s 
experience so far. Staff will present a piece to Council that summarizes the work up to this point. Nilsen 
doesn’t expect Planning Commission to act on any business during the October 10th meeting.  
 
Chair Arthur Babitz asked audience member Mark Zanmiller (City Council) what the Council expects at 
October 10th meeting. Zanmiller responded that it’s a chance to see where the Planning Commission is 
at and what the timeline is. They want to test what is happening with discussion to ensure goals are the 
same all around.  
 
Commissioner Bill Irving asked if there is any headway on the building department and SDCs for utilities. 
Nilsen responded FCS group responded to the RFP about SDCs and staff will evaluate. Powers asked for 
timeline, and Nilsen stated it is current and should be done by January 2019. Irving thought 
transportation and some other things would be included. Nilsen stated a new TSP is needed first and not 
much change is expected for water and sewer in regards to Westside Plan. Liburdy responded that last 
SDC for transportation was done in 2012.  
 
Nilsen stated staff hasn’t heard yet about the building department issue.  Staff is waiting on a report 
from the consultant.  
 
 
 
III. PUBLIC HEARING: 
 

A. FILE NO.:  2018-05 and 2018-06 Amendments to the Hood River Municipal Code - continuation 
from the September 4th, 2018, hearing (Expedited Land Division, Exceptions to Minimum Lot 
Size, Site Plan Review Applicability, and Maximum Lot Coverage emphasis) 

 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, 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. 

  
 APPLICANT:  City of Hood River  

 
Babitz opened the public hearing and the read procedural script. He asked Commissioners for ex parte, 
conflicts of interest or bias in the matter. Babitz disclosed that he has been working with Key 
Development on a State Street project and will have a permit going in for roof top equipment. He was 
working on it six months ago, not currently, but plans to pass the discussion to Tim Counihan when the 
topic is discussed. There were no other disclosures and no challenges to Commissioners.  
 
 
STAFF REPORT: 
 
Nilsen said he would  start with Expedited Land Divisions, then nonconforming lots, lot coverage, and 
site plan applicability. Expedited land divisions is a  concept from Oregon legislature and cities are 
required to offer the option for qualified applicants such as residentially zoned property, areas with no 
natural resource protection, lots that meet 80% of max zoning density, and lots sold at less than 20% 
AMI. Change site plan approval criteria for subdivisions. Treat it as a land use case. Turn site plans into 
QJR. Would like two-lot partitions etc to be done ministerially. Should speed up smaller division 
processes. It must be done because of Oregon State statute.  
 
Frost askeds for scenarios that would not be eligible  for the expedited process. Nilsen answered, 
commercial zone is not eligible, and subdivision would go through site plan review.    
 
Irving asked if there is a max number of parcels. Nilsen responded no, but subdivisions would be subject 
to site plan review. Nilsen reiterated that it is a choice for the applicant to make. Nobody has to 
expedite. It’s supposed to be ministerial (black and white).  
 
Frost asked about unintended consequences of expediting small parcels and not leaving room for parks 
etc.  
 
Irving thought it could bes problematic in the residential zone.  
 



 

Nilsen continued s with General Exceptions to Lot Area Requirements for nonconforming lots. There 
arelots of record that were lawfully established, that don’t meet minimum requirements, and questions 
about rules for reviewing permitting and conditional uses. The intent is to figure out a use for these 
legally established lots.  
 
Babitz asked a question on top of page 6. Thought this was to avoid variance process. Nilsen answers 
not willfully created lawfully established lot could be a hardship. Babitz thought through Supreme Court 
a lawfully established lot is developable, even if it’s limited. Nilsen states this is an acknowledgement 
that lawfully created lots have some standing. 
 
Irving asked if we have a list ‘lots of record’ available somewhere. Nilsen states it’s defined in the code. 
Irving asks does that mean nothing is a lot of record before 1980. Babitz confirms. Nilsen – we still have 
lots of records, they just don’t meet definition. Commissioners requested that the language used in the 
definition match the language used in Chapter 17.04; “lawfully established unit of land” or “lot of 
record.”    
 
Nilsen continued with Maximum Lot Coverage. There is some discrepancy in language in the code, and it 
needs to be narrowed to one interpretation. Grasscrete, and side and rear loaded garage.  
 
Nilsen stated code is not clear on attached or detached garages.  
 
Babitz asked to clarify pervious, impervious and permeable. Nilsen said reducing to one or the other 
would be great. Nilsen another goal is to encourage garages in the back, rear loaded. Reduces runoff 
and improves aesthetics. 
 
Planner Jennifer Kaden stated impervious surfaces meet parking requirements of ‘hard-scape’. Ribbon 
driveways do not meet standards. Senior Planner Kevin Liburdy confirmedribbon driveways are 
challengingfor public works because of run off, filtration, and they do not reduce lot coverage, because 
they are typically filled in. 
 
Babitz clarified this is all assuming you’re accessing these garages from the front. Nilsen - correct. Alleys 
would require a bigger conversation in regards to TSP.  
 
 
PUBLIC TESTIMONY: 
 

1) Susan Crowley, 411 12th Street,  – Provided a hand out to Commissioners and Staff. Spoke to 
Nilsen in the past about minimized front garages. After looking at Google images, realized rear 
(front loaded) garages turn into a lot of paved ground, and you lose backyards. Thinks there 
must be a better way. Looked at Eugene Street, where rear load garages show extensive paving. 
Across the street has big backyards. Babitz stated that the ???  neighborhood has side garages. 
Crowley found better examples in Bend in Davis Lake Subdivision. Virtually no curb cuts, 
because they used shared alley way. Encouragement for houses to have modest footprint. Could 
be a mandate for Westside Plan. Lots of guest parking in bump-outs because of lack of curb cuts.  

 
Babitz asked if Crowley has seen it elsewhere to see how it holds up.  
 
Crowley also likes rear garages with alleys  and thinks it’s very doable in Westside.  



 

 
Nilsen noted that Stapleton in Denver, CO is alley loaded and done in 2000.  
 

2) Linda Maddox, 3018 Dana Lane - Complimented the Commissioners and Director. Said she likes 
old neighborhoods in Denver that are alley loaded.  Added that certainty and clarity are so 
important with nonconforming lots.  

 
Babitz asked if alleys in May Street neighborhood are successful. He received many complaints from 
neighbors in those areas. 
 
Irving said that most of those alleys are not improved. Lassen stated the US is filled with them, they 
definitely work. For the city are they public or private? 
 
Nilsen said it depends, if it’s through a TSP it’ll probably be City. Babitz would like to see examples of 
historically good alleys. 
 
Babitz closed public testimony  
 
 
The Planning Commission took a short minute break, 7:29 – 7:35pm. 
 
STAFF RECAP/DELIBERATIONS: 
 
Expedited Land Division – Babitz said he thinks it makes sense to require site plan review for 
subdivisions, but asked staff to review site plan criteria. Wants to make sure criteria make sense for sites 
other than commercial.  
 
Irving said he thinks the site plan criteria need review. He suggested a matrix with columns for each 
case. Would hate to put another thing through a process that is broken. Babitz summarized consensus  
agreement with adding what state requires, and  with site plan review for subdivisions, but would like to 
see what site plan process would look like for these decisions.  
 
Irving asked what triggers a Quasi-Judicial Review. Nilsen said it includes a subdivision. Commissioners 
agreed they would like to fix path, but not process for site plan review criteria before we pass expedited 
land division. The commissioners asked staff to report back with additional code changes.   
 
Liburdy said this could be helpful for something like Westside plan. If someone comes in and wants to 
do exactly what we’re looking for it’d be nice to streamline it. Babitz stated that the amount of PUDs 
already shows people would use expedited land use for better options. 
 
General Exceptions to Land Area – Would an applicant need variance for something more than SFD or 
duplex on a residential lot that is nonconforming?  Kaden said she has processed townhome partitions 
because townhome projects are permitted uses and city attorney has called them lawful. Permitted uses 
are permitted uses and people should be allowed to follow through.  
 
Babitz – do we all agree that we can to agree with City Attorney? Kaden – it comes down to density and 
how you calculate it.  
 



 

Babitz –all Commissioners are in agreement that in an established lot you can build SFD that meets all 
other requirements.  
 
Commissioners agreed that if a lot is nonconforming you can still put a townhouse on the lot assuming it 
meets all other standards (led by Irving) such as minimum of 2,100 square feet per unit in R-2. 
Commissioners also discussed whether a lot of records should have  a leg up on variance criteria.  
Commissioners asked for clarification of the language used in #4 on page 6: “The City may accept a legal 
lot of record determination as sufficient evidence of a hardship for purposes of approving a variance.”  
 
Irving asked do we strike or ask Nilsen to write language. Powers wants to strike it, Counihan would like 
to keep original language.  Irving wants Nilsen to clarify language to address criteria one. Ramey agrees 
with Counihan. Babitz, let’s ask staff to write some additional language to clarify the applicability to 
criteria #1. Four commissioners agreed. 
 
MOTION: 
 
Lassen moved to continue the public hearing on Files Nos. 2018-05 and 2018-06, Amendments to the 
Hood River Municipal Code, to 10/1/18 no earlier than 5:30 p.m..  Powers seconded the motion. Nilsen 
reiterated he will not have a packet prepped. The motion passed unanimously. 
 
IV.  ADJOURN 
 
Babitz adjourned the meeting at 8:57 p.m. 

 
 
                                              
Arthur Babitz, Chair                                               Date 
 
 
                                              
Dustin Nilsen, Planning Director                        Date (Approved) 
 
 


