
BEFORE THE CITY COUNCIL 

FOR THE CITY OF HOOD RIVER, OREGON 

ORDINANCE NO. 2015 

An ordinance adopting Chapter 17.03.130, Waterfront Overlay Zone, to the Hood River 
Municipal Code; amending the Comprehensive Plan and Zoning Map to rezone 
specified properties in the overlay zone from General Commercial (C-2) to Light 

Industrial (LI); and amending Ordinance No. 1762 to remove restrictive use language. 

The Hood River City Council finds as follows: 

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

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

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

WHEREAS, the City Council voted on May 12, 2014 to address the changes to the 
Port property through a legislative process; and 

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

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

WHEREAS, the Department of Land Conservation and Development (DLCD) was 
notified on October 28, 2014 for a December 1, 2014 public hearing before the 
Planning Commission. Hearings were held before the Planning Commission on 
December 1, 2014 and December 8, 2014; and 
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WHEREAS, the Hood River County Planning Commission, after reviewing the 
PAC's recommendation and considering public testimony and staff reports, 
recommended that the Hood River City Council adopt the components of the 
Waterfront Refinement Plan subject to amendments; 

WHEREAS, the Hood River City Council held a duly noticed public hearing on the 
Planning Commission's recommendation at the Council's December 15, 2014 
meeting at which time the Council accepted written and oral testimony; and 

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

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

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

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

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

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

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

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

5. 3Nl0E25DB Tax Lots 500, 600, 700, 800 and 900 located south of Riverside Dr. 
and east ofN. 2nd St. (CS Nos. 97068 and 2014-007); 

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

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

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

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

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

AYES: LP 
NA YS: __ 0--=----
ABSTAIN:_0 __ 
ABSENT: ____ _ 

ATTEST: Approved as to form: 

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

1) All land north of Portway Avenue including The Hook and 3N10E25 Tax Lots 112, 
113, 114, 122 and a portion of 100;   

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

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

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

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

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

The boundary of the Waterfront Overlay Zone is shown on the City of Hood River Zoning Map 
and also is depicted in Figure 17.03.130-1, below. 
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Figure 17.03.130-1 Boundary of the Waterfront Overlay Zone 
 

 
 
B. Subareas 
The following subareas are established within the Waterfront Overlay Zone:   
 

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

 

 

3. Subarea 3 and Subarea 4. The boundaries of Subarea 3 (Industrial land north of 
Portway Avenue) and Subarea 4 are depicted in Figure 17.03.130-4. 

Figure 17.03.130-4 Boundary of the Waterfront Overlay Zone - Subarea 3 and Subarea 4 
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C. Applicability 
The provisions of this section shall apply to any land use application pursuant to Section 
17.09 that is for a parcel within the Waterfront Overlay Zone, as defined by Section 
17.03.130.A.  Any conflict between the standards of the Waterfront Overlay Zone and those 
contained within other chapters of the Zoning Ordinance shall be resolved in favor of this 
chapter. 
 
D. Uses.   
Except as modified below, uses allowed in the underlying zoning districts are allowed within 
the Waterfront Overlay Zone subject to applicable provisions in the Zoning Ordinance and in 
Title 16, Subdivision Ordinance.   
 

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

Waterfront Overlay Zone. 
 

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

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

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

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

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

i. Commercial retail uses, including the provision of goods and/or 
services for sale to the public, which are not accessory and essential 
to a permitted light industrial use provided (a) the size limitation in 
17.03.130.D.2.d, below, is met; and (b) over-night lodging facilities 
are prohibited. 

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

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

 
c. Restriction on Light Industrial Uses.  Within the area identified as Subarea 1 

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

 
3. Subarea 2 Uses.   

a. Additional Permitted Uses subject to Site Plan Review.  Within the area 
identified as Subarea 2 on Figure 17.03.130-3, the following additional uses 
are allowed subject to Site Plan Review: 

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

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

 
E. Development and Design Standards for Commercial and Industrial Development. 

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

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

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

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

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

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

staff or planning commission). 
 

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

 
3. Required Windows.   

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

 
Table 17.03.130-1 Required Windows for Certain Facades 

 
Location Ground Floor Wall  Total Wall Area 
Buildings in Subarea 1  50% of the length  40% of the total wall area 
Buildings in Subarea 2  40% of the length  30% of the total wall area 
All other buildings 20% of the length  15% of the total wall area 

 
b. For all other facades which are visible to the public from a street, plaza, or 

other publicly accessible open space at least 15% of the façade shall 
contain windows.   

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

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

 
4. Building Entries.  The primary entrance shall be highlighted with architectural 

features (e.g. windows, recesses, canopies, etc.) and shall have an awning or 
other protection from natural elements. 
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Figure 17.03.130-5 Design Standards for Industrial and Commercial Development 

 
5. Exterior Building Materials. Buildings shall be constructed using high quality and 

long-lasting exterior building materials. A “primary material” is the predominant 
building material(s) that covers a minimum of sixty (60) percent of the building’s 
exterior walls. An “accent material” is not the predominant building material. Any 
one accent material shall not cover more than forty (40) percent of the building’s 
exterior walls. Permitted materials are as follows: 

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

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

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

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

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

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

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

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

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

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

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

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

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

d. Bicycle parking as required by 17.20.040. 
 
F. Development and Design Standards for Subarea 1. 
In addition to the standards in 17.03.130.E, the following standards apply to Subarea 1 as 
identified on Figure 17.03.130-2. Any conflict between the standards of the 17.03.130.E and 
those contained within this subsection shall be resolved in favor of this subsection. 
 

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

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

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

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

 
3. Maximum Building Height. Twenty-four (24) feet as measured from the highest 

elevation of North First Street adjacent to the building.   
 
4. Public Access.  Public access to the waterfront and recreational areas from streets, 

pedestrian and bike paths, and public dedicated rights of way must be 
provided.  Each public access shall be a minimum of fifty (50) feet wide.  The 
distance between each access shall not exceed 360 feet and shall be designed to 
encourage public access to the waterfront and Waterfront Trail.   
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5. Esplanade.  A publicly accessible esplanade with a minimum width of 10 feet shall 

be provided adjacent to the top of the upper bank as shown on Figure 17.03.130-6.  
No buildings are permitted between the esplanade and the top of the upper bank. 

 
6. Open Space.  All undeveloped areas shall be improved with landscaping, open 

space amenities (including hardscape), or retained with native vegetation.   
 

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

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

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

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

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

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

  

Angelo Planning Group 9 December 22, 2014 



City of Hood River Waterfront Refinement Plan   City Council Final Draft, Clean Copy 
  

Figure 17.03.130-6 Subarea 1 Development Standards 
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G. Development Standards for Subarea 3 and Subarea 4. 
In addition to the standards in 17.03.130.E, the following standards apply to Subarea 3 and 
Subarea 4 as identified on Figure 17.03.130-4. 

 
1. Maximum Building Height on Subarea 3.  The maximum building height within the 

area designated as Subarea 3 on Figure 17.03.130-4 is twenty-eight (28) feet.   
 

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

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

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

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

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

 
H. Street Trees, Landscaping and Fencing. 
In addition to the standards of Chapter 17.17, the following street tree and landscaping 
standards shall apply to development within the Waterfront Overlay Zone.   
 

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

 
2. Parking areas shall be shaded on the interior and exterior by deciduous trees and 

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

 
3. Landscaping and open areas shall: 

a. Emphasize the use of native trees, shrubs, or other plants adapted for 
survival or growth in this area.  Shrubs and/or living groundcover shall be 
planted to assure fifty percent (50%) coverage within one (1) year and 
ninety percent (90%) coverage within five (5) years. 

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

development. 
d. The tree species selected shall be selected from a street tree list provided 

by the City, or as otherwise approved by the City. 
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4. Chain link fences shall include a top rail for security and maintenance and shall 

have a black, dark brown, or dark green powder coating and shall have a minimum 
of three (3) feet of landscaped screening along street frontages.  Concertina wire, 
razor wire, barbed wire and similar materials are prohibited. 

 
I. Exterior Lighting. Lighting facilities throughout the development should improve night-time 

public safety and security, promote energy efficiency, and avoid detrimental impacts to the 
environment or to public use and enjoyment of public and private property.  The following 
standards apply: 

 
1. Light fixtures shall be full-cutoff.  When installed, a full-cutoff fixture gives no 

emission of light above a horizontal plane.  
 

2. Pole-mounted lighting shall not exceed a height of 20 feet. 
 
3. Façade lighting shall be limited to illumination from building-mounted fixtures. Up-

lighting is not permitted.  When installed, up-lighting emits light above a horizontal 
plane. 

 
4. Pedestrian scale lighting is required for the public walkways, plazas, and 

courtyards.  Pedestrian-scaled lighting includes “classic street lights” which are 
specified in the City of Hood River Transportation System Plan, bollard lights and 
similarly scaled fixtures. 
 

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

 
J. Screening and Storage. 

1. All exterior storage, recycling, garbage cans, and garbage collection areas shall be 
screened from view from the Waterfront Trail, public plazas and open space, 
streets, sidewalks, and any adjacent properties.  Trash and recycling receptacles 
for pedestrian use are exempt. 
 

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

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

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

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

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

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

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

Figure 17.03.130-7 Existing and Future Waterfront Trail  
 

 
 
1. Public access shall be provided paralleling the waterfront and around the 

waterfront area via the Waterfront Trail as shown on Figure 17.03.130-7 and as 
provided in this section. 
 

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

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

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

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

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

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

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

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

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

L. Signs. 
All signs shall be in conformance with the sign regulations of Title 18. 
 
M. Adjustments to the Standards. 
The review authority may grant a variance to the standards in subsections 17.03.130.E 
through 17.03.130.K if the following approval criteria are met.  For each standard for which an 
adjustment to the standards is sought, the applicant shall demonstrate that at least one of the 
following circumstances is met: 
 

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

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

The variance shall be processed in accordance with the procedures, but not the approval 
criteria, in Chapter 17.18.   
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