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April 29, 2019 

To: Planning Commission  

From: Dustin Nilsen, Planning Director 

Re: Chapter 17.04.120 Maximum Lot Coverage Expanded Memo and Language 

 

Background: 

Hood River Municipal Code Section 17.04.120 restricts lot coverage for dwellings, certain 
accessory structures, as well as their associated parking pads and driveways. 

Garage locations and certain architectural features allow lot coverage increases and a footnote 
in Section 17.04.120(A.1.a.3) allows a reduction in calculated areas of parking pads and 
driveways constructed of permeable materials or paving stones.  

Language within the section 17.04.120 differs as to when the reduction will apply resulting in 
ambiguity. Staff has proposed language revisions (in strikes and underlined form below) to 
eliminate the internal language discrepancy. 

As a benchmark for the discussion, staff’s interpretation of the current code is summarized as 
follows: The use of grasscrete (or other non-trademarked cast-on-site cellular, reinforced, void 
structured concrete permeable paving solution) offers a 75% reduction in calculated paved area 
to all rear garages (detached or attached), the use of “permeable” paving and pavers offers a 
50% calculated area reduction but still only applies to rear garages (attached and detached), and 
only the use of a detached garaged located in the rear yard triggers the increase of impervious 
surface area percentage on site and outlined in the code table in HRMC 17.04.120.B.1.   

The matter was presented to Planning Commission on March 19th, 2018, September 17th, 2018, 
October 1st, 2018, and March 18th, 2019 where general language was requested prior to a 
recommendation to City Council.    

 

Staff Recommendation: 

Staff recommends amendments to the code 1). to address inconsistences in the language, 2). to 
address rear load garages that are both attached and detached; and 3). to address the use of 
permeable paving products. 

Staff recommends: 1. That the footnote associated with Section 17.04.120(A.1.a.3) be eliminated 
and its content be integrated into the code to allow reduced lot coverage calculations for driveways 
that provide access to garages in detached accessory structures located in the rear yard behind 
the principal structure (between the rear lot line and the rear of the principal structure);  2. Provide 
the same reduced calculation for an attached garage in the rear yard where vehicle access is 
loaded from the rear or side; 3. Include the word “detached” within the 17.04.120 Table to make 
clear that the increased coverage is restricted to this configuration; 4. To add that porches will be 
covered and at grade level of the front elevation; and 5. Include a note that construction details 
for the proposed permeable paving materials must be approved by the City Engineer.  
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Strikes and Underlines: 

17.04.120 Maximum Lot Coverage 

A. 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) square feet, 
or with two stories or more); and (3) parking pads and driveways1; 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. 

 

B. Coverage: Maximum lot coverage applies to any residential development 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 covered porch is attached to the front elevation at grade level 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 covered porch 43% 48% 58% 68% 

Maximum Lot Coverage with detached rear 
garage 

45% 50% 60% 70% 

Maximum Lot Coverage with detached rear 
garage and front covered porch 

 

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. 
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3:  Where a driveway or parking pad is constructed of permable paving materials the calculated 
area shall be reduced by 50 percent (e.g. only 100-square feet of a 200-square-foot driveway 
constructed of permeable pavers is included in the lot coverage calculation) under the following 
circumstances: 

a.) The porous paving materials must be installed consistent with specifications of the 
manufacturer or the City Engineering Department for purposes of stormwater infiltration; 
and the driveway provides vehicular access to either: 
(1) A detached garage located in a rear yard (i.e. between the main structure and the rear 

property line); or 
(2) A garage that is attached to the rear side of the main structure and the garage door 

does not face an adjacent street excluding alleys. 

 

Insert Garage Graphic (recommended)  

 

 

Alternates for all driveways regardless of garage configuration (Not staff recommendation in 
order to limit the proliferation of additional front yard garage and surface paving) 

4. The calculated square footage for parking pads and driveways that use paving stones or 
permeable paving materials shall be reduced by 50 percent (e.g., a 300 sq. ft. driveway surfaced 
in permeable material is included as 150 sq. ft. for purposes of determining lot coverage). 
Construction details for the proposed permeable paving materials must be approved by the City 
Engineer. 

 

5. 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. 

 

6. Multi-family dwellings are exempt from the lot coverage requirements but shall comply with 
HRMC 17.16 Site Plan Review Criteria and HRMC 17.17 Landscaping and Development 
Standards. 

 

7.  Planned Developments (PUDs) are exempt from the lot coverage requirement but shall comply 
with HRMC 17.07, Planned Developments. 
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Added Note for Planning Commission consideration:  Although there is a limited amount of 
structural and parking coverage that sites may develop under, the balance of the site remains 
unregulated to ensure living landscaping is installed.   Individual townhome development and 
single-family home lots have no living landscape requirements and therefore it is possible to be 
developed with up to 100% of non-living material.  Although, in staffs’ opinion, this is not the 
intended outcome or purpose of the regulations, it is a possible outcome based upon the 
regulations that are in place.   

The following is a possible (but not only) approach to mandating a certain amount of living 
landscape on each townhouse and single-family home lot.   It would be clear and objective and 
fit within the ministerial approval route of building permits.   

 C. Living Material Requirements. 

General Requirements.  Sites subject to maximum lot coverage requirements shall be 
landscaped.  Landscaped areas shall include at least 50 percent living landscape material. Living 
landscape material shall include irrigated and non-irrigated grasses, trees, shrubs, annual and 
perennial plants, and ornamental grasses. Zeroscaping shall be prohibited. 

(A) 

Definitions. 

1. Landscape area means all areas that are not covered by buildings, driveways, and parking 
pads counted toward lot coverage requirements. 

2. Non-living landscape material means non-landscaped organic and inorganic materials such as 
rock, cobbles, wood chips and shredded bark, artificial turf, natural and man-made pavers, 
crusher fines, and crushed granite. 

3. Zeroscaping means the practice of removing or avoiding the use of living landscape material 
such as lawn or plants and replacing them with non-living landscape materials. Zeroscaping is 
prohibited. 

(B). Coverage Requirements for Landscaped Areas. An area's coverage may be determined by 
totaling the value of each plant as found in Table below. An area is said to provide 50 percent 
coverage when the total of all coverage values equals or exceeds 50 percent of the area. E.g. a 
1,000 square foot area is said to have 50 percent coverage when the total of all coverage values 
of plants within the area is equal to or exceeds 500 square feet. 

>2-inch caliper ornamental tree >2 caliper shade trees 

100 sf  200 sf  

>4 ft. tall evergreen tree >6 ft. tall evergreen tree 

100 sf  200 sf  

Turf Coverage Actual 
sod or seeded area)   

1 Gallon Shrub or 
perennial 5 sf 

3 Gallon shrub or 
perennial 10 sf 

5-gallon Shrub  

25 square feet 
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