
CITY OF HOOD RIVER 
PLANNING DEPARTMENT 

 

211 2nd Street, Hood River, OR 97031  Phone: 541-387-5210 

 
STAFF REPORT 

CONDITIONAL USE PERMIT 

 

 

February 24, 2020 

 

 

 

To: Klein & Associates c/o Jeff Dellis, Applicant 

From: Kevin Liburdy, Senior Planner 

Re: File No. 2019-43 – Amendments to Westcliff Lodge Master Plan and Courtyard West building 

 

I. BACKGROUND: 

 

A. REQUEST:  Changes to an existing Conditional Use Permit for the Westcliff Lodge motel to add 

up to 43 more rooms for a total of up to 165 rooms on the site (previously approved with up to 122 

rooms).  The additional rooms are to be accommodated by increasing building height to three stories 

and increasing off-street parking to 168 spaces.  The proposal includes changes to the phasing plan, 

and the second phase includes the 27-room Courtyard West motel building (previously approved 

with two stories, 18 rooms). (See attached Preliminary “Master Plan” Set, Attachment “A.1”; 

Courtyard West Plans, Attachment “A.2”; and project narrative, Attachment “A.4”.)  

 

B. APPLICANT:  Klein & Associates Architecture & Engineering, Inc. c/o Jeff Dellis 

 

C. OWNER: Vagabond Lodge, Inc. c/o Grant Polson 

 

D. PROPERTY LOCATION:  The subject property is located at 4040 and 4070 Westcliff Drive.  

Legal Description: 3N10E27C Tax Lot 100.  (See Attachment “B”, Location Map).  

 

E. PROPERTY SIZE:  Approximately 7.04 acres per County Survey 2014-003. 

 

F. SITE ZONING AND LAND USE:  The subject property is zoned General Commercial (C-2).  The 

property also is in the Interchange Area Management Plan (IAMP) Overlay Zone for I-84 Exit 62.  

The Westcliff Lodge and White Buffalo Wine Bar currently operate on the property. 

 

G. SURROUNDING ZONING AND LAND USES: 

North:  C-2.  Forest use and Union Pacific railroad. 

South:  Westcliff Drive and Interstate 84. 

East:  C-2; Columbia Gorge Hotel. 

West:  U-C-2 (Urban Growth Area); single-family dwelling, restaurant and commercial building. 

 

H. APPLICABLE CRITERIA: 

• HRMC 17.03.050 – General Commercial (C-2) Zone 

• HRMC 17.03.120 – Interchange Area Management Plan (IAMP) Overlay Zone 

• HRMC 17.04 – Supplementary Provisions 

• HRMC 17.06 – Conditional Use 

• HRMC 17.16.040 – Site Plan Review Criteria 

• HRMC 17.09.040 – Quasi-Judicial Actions 

• HRMC 17.16.040 – Site Plan Review Criteria 

Application submitted:  November 25, 2019 
Application deemed complete:  December 24, 2019 

120-day deadline:  April 22, 2020 
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• HRMC 17.17 – Landscaping and Development 

• HRMC 17.20 – Transportation Circulation and Access Management 

 

I. AGENCY COMMENTS:  Affected agencies were notified of this request. The following 

comments were submitted in response to the notice prior to the public hearing: 

1. Ice Fountain Water District:  See email dated 2/19/20 (Attachment “C”) 

2. City Engineering Department:  See comments dated 2/19/20 (Attachment “D”) 

3. Hood River Fire:  See email dated 2/19/20 (Attachment “E”)  

4. Oregon Department of Transportation:  See comments dated 2/18/20 (Attachment “F”) 

 

J. ADJACENT PROPERTY OWNERS COMMENTS:  Property owners within 250 feet of the 

subject site were notified of this request.  No comments were submitted prior to preparation of the 

staff report.  

 

K. HISTORY: 

1. Conditional Use Permit for Vagabond Lodge expansion approved May 2, 2013 (File 2013-03) 

2. Annexation of site approved by City Council May 13, 2013 (Ordinance No. 2008) 

3. Modification of Conditional Use Permit to add 65 motel units (net increase, with a total of 122 

rooms at build out) and a banquet facility, demolition of existing buildings including White 

Buffalo Wine Bar, with phased “master plan” and 18-room Courtyard West motel building 

approved June 5, 2018 (File No. 2017-38) 

4. Current application submitted November 25, 2019 

5. Application deemed complete December 24, 2019 

6. Agency referrals, notice of Planning Commission hearing mailed February 7, 2020 

7. Adjacent property owners, notice of Planning Commission hearing mailed February 7, 2020 

8. Planning Commission hearing scheduled March 2, 2020 

 

L. ATTACHMENTS: 

• Attachment “A.1” – Preliminary “Master Plan” Set (dated 6/28/2019) 

• Attachment “A.2” – Courtyard West building, parking, demo, erosion control (dated 6/28/2019) 

• Attachment “A.3” – Previously approved “master plan” and Courtyard West (File No. 2017-

38), including bubbled notes describing currently proposed changes 

• Attachment “A.4” – Written narrative (dated November 5, 2019) 

• Attachment “A.5” – Preliminary Stormwater Management Plan (revised July 2019) 

• Attachment “A.6” –Traffic Impact Analysis (dated June 14, 2019) 

• Attachment “B” – Location Map 

• Attachment “C” – Ice Fountain Water District comments (received February 19, 2020) 

• Attachment “D” – City Engineering Dept. comments (received February 19, 2020)  

• Attachment “E” – Hood River Fire comments (received February 19, 2020) 

• Attachment “F” – ODOT comments (dated February 18, 2020) 

 

II. FINDINGS OF FACT AND CONCLUSIONS OF LAW: 

 

1.  HRMC 17.03.050 - GENERAL COMMERCIAL (C-2) ZONE 

 

A. Permitted Uses. 

1.  Rooming and boarding houses 

2.  Home occupations 

3.  Bed and breakfast  

4.  Family day care  

5.  Residential care facility 
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6.  Group residential, if less than 15 persons 

7.  Transportation facilities pursuant to 17.20.050(A) 

8.  Accessory dwelling units 

 

FINDINGS:  No new outright permitted uses are proposed. 

 

B.  Permitted Uses Subject to Site Plan Review. 

1.  Commercial uses 

2.  Industrial uses incidental and essential to an on-site commercial use (Refer to the section 

below, “K”) 

3.  Change of use 

4.  Parking lots of four (4) or more spaces, new or expanded, and or the equivalent of paving 

equal to four (4) or more parking spaces 

5.  Multi-family dwellings subject to:  a) 11 units/net acre. 

6.  Group residential, if fifteen (15) or more persons 

7.  Transportation facilities pursuant to 17.20.050(B) 

8.   Professional Office and Office Uses. 

 

FINDINGS:  No new permitted uses subject to Site Plan Review are proposed. 

 

C.  Conditional Uses. 

1.  Residential uses, excluding multi-family, subject to the following:  a) shall be reviewed 

through the Planned Unit Development (PUD) process; b) PUD common open space 

criterion is not applicable; and c) shall achieve a minimum of 11 units/net acre. 

2.  Residential uses a minimum of 11 units/acre in conjunction with commercial uses on the 

same lot or parcel. 

3.  Hospitals, sanitariums, rest homes, nursing or convalescent home 

4.  Schools and day care facilities   

5  Public parks, playgrounds, and related facilities 

6.  Utility or pumping substations 

7.  Churches 

8.  Commercial Uses on parcels of more than 1.5 acres. 

9.  Public facilities and uses 

10.  Hostels 

 

FINDINGS:  The Westcliff Lodge site is greater than 1.5 acres.  As such, the proposed “Master 

Plan” and 27-unit Courtyard West motel building require modification of an existing conditional 

use permit as addressed below in HRMC 17.06. 

 

D. Site Development Requirements. 

1. Minimum Lot Area:  None.  

2. Minimum Frontage:   

a. Fifty (50) feet on a dedicated public street or  

b. Thirty (30) feet on a public dedicated cul-de-sac. 

 

FINDINGS:  The Westcliff Lodge property consists of a single parcel of approximately 7.04 acres 

with approximately 373 feet of frontage on Westcliff Drive.  As such, the site complies with 

minimum site development requirements. 

 

E.  Setback Requirements.  The minimum setback requirements shall be as follows: 

1. Front - not required. 
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2. Side and rear - not required except in the case where the structure is adjacent to a residential 

zone, in which case a three (3) foot setback is required for structures up to two (2) stories, 

and increased one (1) foot for each additional story above two (2) stories. 

 

FINDINGS:  The site is not located adjacent to a residential zone.  As such, the setback 

requirements of the C-2 Zone are not applicable.  The currently proposed Courtyard West motel 

building, and buildings in future phases of the master plan, will be required to comply with 

applicable Building Code standards including separation from property lines. 

 

F. Maximum Building Height.  

1.  Thirty-five (35) feet for residential use. 

2.  Forty-five (45) feet for commercial use or for mixed commercial and residential use. 

3.  No commercial structure shall exceed a height of forty-five (45) feet.  

 

FINDINGS:  Estimated building heights were noted in the previously-approved “master plan” 

(Attachment “A.3”, Sheet A-101) for all proposed buildings, including for the Courtyard West 

building which was approved with a height of approximately 30 feet.  Building height is 

measured from original grade. 

 

The current application narrative (Attachment “A.4”) explains that new structures proposed under 

the “master plan” will range from two to three stories in height.  And, the currently proposed 

Courtyard West motel building is 40-feet tall measured between the finish floor elevation of the 

ground floor (excluding basement level) and the peak of the roof (Attachment “A.2”, Sheet A-

201).  The finish floor elevation is estimated to be approximately one foot above grade, resulting 

in a building height of approximately 41-feet tall.  However, the applicant’s written narrative 

indicates that approximately three feet of structural fill material will be placed in areas near the 

Courtyard West motel building (Attachment “A.2”), potentially increasing the height of the 

building as measured from original grade. 

 

Conformance with the maximum height standard of 45 feet for commercial buildings will be 

verified prior to issuance of building permits for the Courtyard West motel building.  Similarly, 

building height will be reviewed in association with land use applications for buildings that are to 

be constructed in future phases. 

 

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.  

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.  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. 

 

FINDINGS:  As depicted on the Preliminary “Mater Plan” Set (Attachment “A.1”, Sheet 

C2.1) a paved parking area for 27 vehicles is proposed on the west side of the Courtyard 

West building and a total of 168 parking spaces (including accessible spaces) are proposed on 
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the overall site.  As addressed below in HRMC 17.06 a condition of approval is 

recommended that, prior to issuance of a building permit for any new building on the 

site, an updated phasing plan shall be submitted verifying the proposed timing of 

demolition and construction of all on- and off-site improvements for review and 

approval by the Planning Director and City Engineer.  This condition will ensure 

adequate parking is constructed in association with new motel buildings to meet these parking 

requirements. 

 

As described in the applicant’s written narrative (Attachment “A.4”), the motel operates an 

average of a 10% vacancy rate during peak summer hours, and guests and employees have 

limited overlap on site as most guests typically leave the site for daytime activities.  The 

applicant asserts that 168 parking spaces will meet the needs of employees and anticipated 

clientele in up to 165 rooms.  The proposed “master plan” does not rely on on-street parking 

to meet the needs of employees or anticipated clientele, and sufficiency of parking will be 

reviewed in association with subsequent land use applications for individual motel buildings. 

 

All parking areas will be hard-surfaced and meet the City’s dimensional standards, and will 

meet accessibility requirements as verified by the Building Official prior to occupancy.  Bike 

parking is addressed below in HRMC 17.20.040.  As conditioned, the proposal is consistent 

with these requirements. 

 

H. Lighting.  Artificial lighting shall be subdued and shall not shine, cause glare, or be 

unnecessarily bright on surrounding properties.  Both interior and exterior lighting shall take 

into consideration the viewshed and shall be dimmed as much as possible after closing without 

compromising safety and security.  Flood lights on poles higher than fifteen (15) feet shall not 

be permitted. 

 

FINDINGS:  A variety of exterior lighting is proposed including wall-mounted patio lights, 

wall-mounted walkway lights at motel unit entries, ground-mounted pedestals approximately 3-

feet- and 8-feet tall with low wattage lighting in the parking areas, and wall-mounted security 

lighting on the exterior of stairwells with shielding.  “Up-lighting” and a suspended light fixture 

are proposed beneath a porte-cochere on the office building in phase 2 of the “master plan.”  

“Up-lighting” also is proposed beneath balconies in the Courtyard West building (Attachment 

“A.2”, Sheets A-121 through A-123). 

 

In order to ensure compliance with these requirements conditions of approval are 

recommended that, prior to issuance of building permits, details of all exterior lighting 

including wattage and shielding shall be provided for review and approval by the 

Planning Director.  All exterior lighting on the site shall be subdued and shall not shine, 

cause glare, or be unnecessarily bright on surrounding properties.  Lighting shall take 

into consideration the viewshed.  Flood lights on poles higher than fifteen (15) feet shall 

not be permitted.  As conditioned, the proposal meets these requirements. 

 

I. Signs.  All signs shall be in conformance with the sign regulations in this title. 

 

FINDINGS:  There are existing signs on the site.  In order to ensure compliance with the city’s 

sign regulations, a condition of approval is recommended that sign permits shall be 

obtained from the City of Hood River prior to installation of any new signs on the site.  As 

conditioned, the proposal is consistent with these requirements. 
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J.  Landscaping. All landscaping shall be in conformance with the landscaping standards in this 

title.  

 

FINDINGS:  The landscaping standards of HRMC 17.17 require a minimum of 15 percent of 

the site to be landscaped.  The existing site is landscaped extensively with a mixture of native 

and decorative species.  As noted in the applicant’s written narrative for the conditional use 

permit (Attachment “A.4”), approximately 55 percent of the site is expected to remain 

landscaped.  As addressed below in HRMC 17.17, conditions of approval are recommended 

to ensure conformance with landscaping requirements.   

 

K.  Manufacturing.  Manufacture or assembly of goods is a permitted use, provided such 

manufacturing or assembly is within or contiguous to a permitted commercial use. The retail 

sales and the commercial character shall be the prominent use. The goods manufactured and/or 

assembled shall be sold on a retail basis out of the commercial use which is the storefront for 

such sale.  All uses shall meet the following standards:  

1.  Any use, or portion thereof, causing noise shall be performed in such a manner as not to 

create a nuisance or hazard on any adjacent property. 

2.  Any use, or portion thereof, causing vibration shall be performed in such a manner as not to 

create a nuisance or hazard on adjacent property. 

3.  Any operation producing intense heat or glare shall be performed in such a manner as not to 

create a nuisance or hazard on adjacent property. 

4.  There shall be no emission of odorous, toxic, noxious matter, or dust in such quantities as 

to be readily detectable at any point along or outside property lines so as to produce a 

public nuisance or hazard. 

5.  If the retail and industrial uses are housed in separate buildings on the site, the industrial 

building shall be equal to or less in size to the commercial building. 

6.  In the case of two or more separate buildings, the one closest to the public dedicated street 

must retain a retail storefront and a pedestrian-friendly character. New construction or 

major renovations shall achieve this standard through use of the following design elements:  

a.  Major renovations are considered any activity on the exterior of a building that exceeds 

ten percent (10%) of the structure’s cost or fair market value or $75,000, whichever is 

more, as determined by the building official. 

b.  The building entrance shall be oriented toward the primary street, whenever physically 

possible. 

c.  Off-street parking or driveways shall not be placed between the building and the 

primary street, whenever physically possible. 

d.  The retail storefront shall utilize regularly spaced and similarly shaped windows with 

window hoods or trim. 

e.  The retail storefront shall have large display windows on the ground floor and shall be 

framed by bulkheads, piers, and a storefront cornice. 

f.  For properties located within the Downtown Local Historic District, refer to the 

District’s Design Guidelines. 

 

FINDINGS:  No manufacturing is proposed. 

 

L.  Commercial buildings between 25,000 square feet and 50,000 square feet.  No new 

buildings shall exceed a combined contiguous length of three hundred (300) feet; nor shall any 

one building exceed a footprint of 50,000 square feet.  Any building or contiguous group of 

buildings which exceed these limitations and which were in existence prior to the effective date 

of this ordinance may expand up to ten percent (10%) in area or length beyond their original 

area or length.  Neither the gross square footage nor combined contiguous building length, as 
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set forth in this section, shall be changed by a variance.  The following standards shall apply to 

buildings or a group of buildings on one (1) site over 25,000 square feet in size:  

1.  Buildings shall have an entrance for pedestrians directly from the street to the building 

interior.  This entrance shall be designed to be attractive and functional and shall be open to 

the public during all business hours. Public sidewalks shall be provided adjacent to a public 

street along the entire street frontage.  

2.  Building facades greater than one hundred (100) feet in length shall have offsets, jogs, or 

other architectural distinctive changes. 

3.  Any wall which is within thirty (30) feet of the street, plaza, or other public open space 

shall contain at least twenty percent (20%) of the wall area facing the street in display areas, 

windows, or doorways.  Windows must allow views into working areas or lobbies, 

pedestrian entrances, or display areas.  Blank walls within thirty (30) feet of the street are 

prohibited.  Up to forty percent (40%) of the length of the building perimeter, with the 

exception of the side facing the street, is exempt from this standard if facing toward loading 

or service areas. 

4.  A building shall be setback not more than twenty (20) feet from a public sidewalk unless 

the area is used for pedestrian activities such as plazas or outside eating areas.  If more than 

one structure is proposed for a site, at least twenty-five percent (25%) of the aggregate 

building frontage shall be within twenty (20) feet of the sidewalk. 

5.  Developments shall divide large building masses into heights and sizes that relate to human 

scale by incorporating changes in building mass or direction, sheltering roofs, a distinct 

pattern of divisions on surfaces, windows, trees, and small scale lighting. 

6.  One street tree chosen from the street tree list shall be placed along the perimeter of the 

parcel fronting the street for each thirty (30) feet of frontage for that portion of the 

development facing the street. 

7.  Landscaping shall be designed so that fifty percent (50%) coverage occurs after one year 

from the date the certificate of occupancy is issued and ninety percent (90%) landscaping 

coverage occurs after five (5) years from the date the certificate of occupancy is issued. 

8.  Parking areas shall be shaded on the interior and exterior by deciduous trees, buffered from 

adjacent non-residential uses, and screened from residential uses. The appearance of a “sea 

of asphalt” shall be avoided. 

9.  A ratio of one (1) tree for each seven (7) parking spaces shall be required to create a canopy 

effect. The trees shall be an appropriate large, canopied shade tree and/or a conifer. 

10.  Landscaped areas shall be substantially evenly distributed throughout the parking area and 

parking perimeter. 

 

FINDINGS:  The currently proposed 27-unit Courtyard West motel building is approximately 

160-feet long and has a footprint of approximately 6,585-square feet.  None of the proposed 

buildings in the “master plan” will exceed 300-feet long or have a footprint between 25,000- 

and 50,000-square feet.  As such these requirements are not applicable.  

 

2. HRMC 17.03.120 – INTERCHANGE AREA MANAGEMENT PLAN (IAMP) 

 

The purpose of the IAMP Overlay Zone is the long-range preservation of operational efficiency 

and safety of the highway interchanges within the City of Hood River, which provides access 

from and to Interstate 84 for residents and businesses throughout the city. The interchanges are a 

vital transportation link for regional travel and freight movement and provide connectivity 

between the east and west side of the community and to employment and recreational 

opportunities at the waterfront. Preserving capacity and ensuring the safety of these interchanges 

and the local transportation systems in their vicinity is essential to visitors, residences, and 
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existing businesses as well as to the continued economic vitality along the Columbia River and to 

community growth and development in the vicinity of the interchanges. 

 

A.  Boundary:  The boundary of the IAMP Overlay Zone is shown on the City of Hood River 

Zoning Map and also is depicted in the respective IAMP documents. The zone’s boundary 

generally corresponds with a 1/2 –mile buffer area around the interstate highway 

interchanges.  The Overlay Zone is applied to two boundary areas - one centered at Exit 62 

and the other encompassing both Exit 63 and Exit 64.  

 

FINDINGS:  The subject property is located in the boundary of the IAMP Overlay Zone for 

Interstate 84 Exit 62 but is not located in Access Management Block. 

 

B. Applicability:  The provisions of this section shall apply to any Administrative, Quasi-

judicial, or Legislative land use application pursuant to Section 17.09 that is for a parcel 

wholly or partially within the IAMP Overlay Zone, as defined by Section 17.03.120.A.  Any 

conflict between the standards of the IAMP Overlay Zone and those contained within other 

chapters of the Zoning Ordinance shall be resolved in favor of this chapter and the applicable 

requirements in Chapter 17.20, Transportation Circulation and Access Management. 

 

FINDINGS:  The subject application is being processed through a Quasi-Judicial Review 

process.  One existing driveway will be removed and an existing driveway immediately west of 

the site will be widened to meet in order to serve as an emergency access lane.  As such there is 

no conflict between this chapter and other chapters of the zoning ordinance.  Access is also 

addressed below in HRMC 17.20. 

 

C. Permitted Land Uses:  Uses allowed in the underlying zoning district are allowed subject to 

other applicable provisions in the Zoning Ordinance and in Title 16, Subdivision Ordinance. 

 

FINDINGS:  Findings in this decision address consistency between the proposed expansion of an 

existing commercial use (motel) and applicable standards of the zoning ordinance.  Conditions of 

approval are recommended below in HRMC 17.06 (Conditional Use), 17.16 (Site Plan 

Review) and 17.20 (Transportation Circulation and Access Management) to ensure 

provision of adequate public facilities to serve the proposed use. 

 

D. Comprehensive Plan and Zoning Map and Text Amendments:  This Section applies to all 

Comprehensive Plan Map and Zoning Map amendments to parcels wholly or partially within 

the IAMP Overlay Zone and code amendments that affect development within the IAMP 

Overlay Zone. 

 

In addition to meeting the requirements of  Section 17.08.020, applications for 

Comprehensive Plan amendments, Zoning Map amendments, or development regulation 

amendments shall meet the requirements of the Transportation Planning Rule, Oregon 

Administrative Rule (OAR) 660-012-0060, including making a determination whether or not 

the proposed change will significantly affect an existing or planned transportation facility. 

 

FINDINGS:  The applicant does not propose a comprehensive plan, zoning map or text 

amendment. 

 

E. IAMP Review and Update:  The IAMP document must be reviewed and possibly updated in 

association with a proposed change to the Hood River Comprehensive Plan, Plan Map, or 
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implementing zoning ordinances that will have a “significant affect” on one or more I-84 

Interchanges pursuant to OAR 660-12-0060.  

a. An IAMP update is required when the findings and conclusions from an IAMP review 

demonstrate the need for an update to the plan in order to mitigate identified impacts to 

interchange facilities. The agency or person(s) proposing the change shall be responsible 

for reviewing and initiating an update to the applicable IAMP(s), consistent with the 

procedures outlined in the IAMP. 

b. An updated IAMP that results from a City-initiated review process pursuant to Section 

17.03.120.E,  shall be legislatively adopted, requiring a City Council public hearing, as 

an amendment to the City of Hood River Transportation System Plan and also will be 

adopted by the Oregon Transportation Commission as an update to the Oregon Highway 

Plan.   

 

FINDINGS:  Findings from an IAMP review have not demonstrated the need for an update of 

the IAMP Exit 62 document. 

 

3. HRMC 17.04 – SUPPLEMENTARY PROVISIONS 

 

17.04.050 Fences and Walls. 

 

A. Fences and walls not more than six (6) feet in height are permitted within or on all property 

lines and on corner lots or parcels when vision clearance requirements are met.  

B. Height is measured from original ground elevation in accordance with the City Engineering 

Standards. 

C. A fence that is six (6) feet or less as measured from original ground elevation in accordance 

with City Engineering Standards, is not considered a structure for purposes of setbacks 

established in this title. 

D. All retaining walls are considered structures from purposes of setbacks, and may not be located 

within the front, side or rear setback for a building except as provided in this title. 

 

FINDINGS:  Fencing is anticipated on the east side of the new maintenance yard and shed, west of 

the Courtyard West parking area (Attachment “A.1”, Sheet C4.1).  No details were provided.  As 

such a condition of approval is recommended that any new fencing shall meet the standards of 

HRMC 17.04.050. 

 

17.04.130 General Requirements for Parking Lots.  A parking lot, whether an accessory or 

principal use, intended for the parking of four (4) or more automobiles or trucks shall comply with 

the following stipulations: 

1. Areas used for standing or maneuvering of vehicles shall have hard surfaces maintained 

adequately for all-weather use and be so designed as to avoid flow of water across sidewalks. 

2. Access aisles shall be of sufficient width for all vehicular turning and maneuvering. 

3. Service drives to off-street parking areas shall be designed and constructed to facilitate the flow 

of traffic, provide maximum safety of traffic access, and provide the maximum safety of 

pedestrians and vehicular traffic on the site. 

4. Service drives for parking lots shall have a minimum vision clearance area formed by the 

intersection of the driveway center line, the street right-of-way line, and a straight line joining 

said lines through points fifteen (15) feet from their intersection.  Exceptions may be granted by 

the Building Official with the provision of safety devices.   

5. Landscaping shall be in conformance with the landscape standards in this title. Duplexes are 

excluded from this requirement. 
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FINDINGS:  As depicted in the Preliminary “Master Plan” Set (Attachment “A.1”, Sheet C4.1), 

new and expanded parking areas are anticipated in association with development of new motel 

buildings.  Paved parking areas on the south side of the Courtyard South and Riverview Suites 

buildings are proposed to be expanded to 28 and 32 spaces respectively.  A new paved parking 

area for 23 vehicles is proposed on the south side of the Riverview West building.  These parking 

areas will be reviewed in greater detail in future phases when each new motel building is 

reviewed through a subsequent land use review process. 

 

In association with the current review process, a new parking area is proposed on the west side of 

the new Courtyard West motel building including striping for 27 parking spaces, two of which are 

accessible.  Fencing and a maintenance yard will be constructed between the new parking area and 

the site’s western property line, and an access control gate on the south side of the parking area will 

be provided for emergency access. 

 

Access is proposed provided through each of these parking areas via a 26-foot-wide access aisle, 

and all proposed parking spaces meet the minimum dimensions specified in the Zoning 

Ordinance (9’ x 18’).   

 

A portion of the existing parking area on the east side of the White Buffalo Wine Bar and Bistro 

is surfaced with gravel.  As such, conditions of approval are recommended that all parking 

spaces shall be hard surfaced and a landscaped buffer shall be provided between the site’s 

eastern property line and the parking area that will serve the new Office and Laundry 

building.  Hard surfacing of parking areas and associated landscaping improvements shall 

be completed in association with each phase to meet the requirements of that phase.  As 

conditioned, the proposal is consistent with these requirements. 

 

4. HRMC 17.06 – CONDITIONAL USES 

 

17.06.010 Applicable Procedures.  The City shall process conditional use applications in 

accordance with Review Procedures (Chapter 17.09) and the following: 
1. Pre-application Conference:  Prior to submittal of a conditional use permit, application, the 

applicant or applicant’s representative shall attend a pre-application conference.   

2. Application:  An applicant may submit an application for a conditional use permit at any time 

after completion of a required pre-application conference. The applicant shall submit a 

complete application as specified in application and plan requirements section of this chapter. 

3. Quasi-Judicial Conditional Use:  Applications shall be processed as a Quasi-Judicial application 

as set forth in the Quasi-Judicial Actions provisions (Section 17.09.040). 

4. Changes:  Changes to an approved or pre-existing conditional use that does not increase the 

density or impact of the use may be approved by the Planning Director.  Changes that the 

Planning Director determines will increase the density or impact of the use shall be referred to 

the Planning Commission for a public hearing in accordance with the provisions of this chapter.  

Prior to review, a plan showing the desired changes must be submitted to the Planning 

Department.  

5. Change in Use:  As used in this chapter, change in use shall include, at a minimum, expansion 

of the use, expansion or alteration of the structure or developed area, change in the functional 

nature of the use, and/or change in the type of use.  

 

FINDINGS:  Pursuant to HRMC 17.03.050(C.8), the proposal is a conditional use because the site 

area exceeds 1.5 acres.  Existing uses on the site include the Westcliff Lodge motel and the White 

Buffalo Wine Bar and Bistro.  
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The applicant attended a pre-application conference on March 1, 2017.  The application is a change 

to an approved conditional use (File Nos. 2013-03 and 2017-38) and, because it will increase the 

impact of the use, it is being reviewed as a Quasi-Judicial Action pursuant to HRMC 17.06.010(4) 

and subject to the provisions of HRMC 17.09.040. 

 

The application includes review of modifications to a “master plan” for five-year build out of the 

project, as well as review of changes to the design of the Courtyard West building and associated 

parking.  Review of buildings in future phases will occur as Administrative Actions pursuant to 

HRMC 17.09.030, to ensure buildings are consistent with applicable design standards and other 

applicable requirements. 

 

The applicant’s previously-approved “master plan” was modified to depict the currently proposed 

phasing schedule (Attachment “A.3”, Sheet A-103).  However, this phasing schedule does not match 

phasing depicted on the currently proposed “master plan” (Attachment “A.1”, Sheet C2.1).  As such 

a condition of approval is recommended that, prior to issuance of a building permit for the 

Courtyard West or other motel building on the site, a revised phasing plan shall be 

submitted verifying the proposed timing of demolition and construction of all on- and off-

site improvements for review and approval by the Planning Director and City Engineer.  

The phasing plan may be modified by the City to ensure that adequate public facilities are 

provided prior to or in association with each phase. 

 

17.06.030 Approval Criteria.  A conditional use shall be granted if the Planning 

Commission finds that the proposed use conforms, or can be made to conform through conditions, 

with the following approval criteria.  For purposes of this chapter, the surrounding area includes all 

property within the applicable notice area for a use.  In addition, any property beyond the notice 

area may be included in the surrounding area if the hearing authority finds that it may be adversely 

impacted by the proposed use. 

1. Conditional Uses:  Conditional uses are subject to Site Plan Review Decision Criteria (Chapter 

17.16) in addition to the following: 

2. Impact:  The location, size, design, and operating characteristics of the proposed use shall be 

made reasonably compatible with, and have minimal adverse impact on, the lawful 

development of abutting properties and the surrounding area, with consideration given to: 

a. Any harmful effects on desirable neighborhood characteristics and livability. 

b. Bicycle and pedestrian circulation, access and safety.  

 

FINDINGS:  The Site Plan Review criteria are addressed below in HRMC 17.16. 

 

This “Impact” criterion requires reasonable compatibility between the proposed use and the 

lawful development of abutting properties and the surrounding area.  This criterion also requires 

that the proposed uses have a minimal adverse impact on the lawful development of abutting 

properties and of the surrounding area.   

 

“Reasonably compatible” means that the location, size, design and operating characteristics of the 

proposed use will function harmoniously.  

 

“Minimal adverse impact” does not require the absence of any adverse impact but does require 

that, to the extent that any adverse impact is identified, it is minimized.  Minimization may be 

achieved through the imposition of conditions of approval.  An “adverse impact” is an 

undesirable effect arising out of the location, size, design, and operating characteristics of the 

proposed use. 
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“Undesirable effects” are evaluated in light of the applicable provisions of the Comprehensive 

Plan and HRMC Section 17.09.100(B).  Thus, a proposal will have undesirable effects if it 

interferes with achieving applicable Goals or if positive findings cannot be made with respect to 

the factors in HRMC Section 17.09.100(B). 

 

“Lawful development” modifies both “abutting properties” and the “surrounding area,” and refers 

to existing uses that comply with the current Zoning Ordinance and development. 

 

At a minimum, the “surrounding area” is considered the notice area; in this case, the notice area 

includes all property within 250 hundred feet of the subject site.  Whether an extension of the 

surrounding area should be made is determined by examining the area of impact of the proposed 

use based on its location, size, design, and operating characteristics.  In some cases, the 

surrounding area may not extend beyond the notice area; in other cases, the surrounding area may 

encompass an entire neighborhood, or large portions of the City.  In all cases, the surrounding 

area is defined geographically.  With respect to this proposal, the surrounding area is the legal 

notice area of 250 feet around the property. 

 

The surrounding area consists of a restaurant, commercial building and a single-family dwelling to 

the west of the site, and the Columbia Gorge Hotel to the east of the site.  Property immediately 

north of the site is vacant and forested, and Interstate 84 is located south of the site.   

 

The motel use is consistent with existing operations and adjacent property uses.  The application 

narrative explains that future buildings will conform to zoning code regulated height limits, and will 

have similar detailing to one  another on the site for a holistic property feel (Attachment “A.4”). 

 

The previously-approved “master plan” included new two-story motel buildings (File No. 2017-38).  

The current proposal anticipates a mix of two and three-story buildings.  In association with the 

current application, the Courtyard West motel building is now proposed to be approximately 40-feet 

tall with a footprint of approximately 6,585-square feet.  A 42-foot-tall, 80-room hotel building with 

a 12, 274-square-foot footprint was approved immediately east of the site for the Columbia Gorge 

Hotel but has not yet been constructed (File No. 2017-48). 

 

The proposed Courtyard West building will be comparable to existing buildings on the site and in 

the surrounding area, and it will be screened from neighboring properties by other buildings and 

vegetation on the site.  The proposed parking area immediately west of the Courtyard West building 

is separated from the site’s western property line with a fence and maintenance building.  Exterior 

lighting will be of a pedestrian scale and shielded to avoid impacting neighboring properties.  As 

such, the location, size, design and operating characteristics of the proposal are expected to be 

reasonably compatible with, and have minimal adverse impact on, the lawful development of 

abutting properties and the surrounding area. 

 

The proposal is not expected to result in any harmful effects on desirable neighborhood 

characteristics or livability.  Bicycle and pedestrian safety are expected to improve over current 

conditions following removal of the White Buffalo Wine Bar, modification of vehicular circulation 

into and through the site, elimination of an existing driveway on Westcliff Drive, and construction 

of frontage improvements as specified below in HRMC 17.16.040 (Public Facilities, Transportation 

Infrastructure).  As conditioned, the proposal is consistent with this criterion. 

 

3. Nuisance:  The use shall not generate significant off-site nuisance conditions including, but not 

limited to, noise, glare, odor, or vibrations. 
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FINDINGS:  Nuisance conditions may be public nuisances or private nuisances.  A nuisance is 

any act or omission that is detrimental to the health safety or welfare of the public at large, in the 

case of a public nuisance, or of specified individuals, in the case of a private nuisance.  

“Significant” means noticeable to the affected person(s). The “off-site” area to be evaluated is the 

surrounding area as defined above.   

 

The proposal is not expected to result in nuisances because the site is already used as a motel that 

generates negligible amounts of noise, glare, odor or vibrations.  The application narrative 

explains that window glazing in new buildings will be not be highly reflective (Attachment 

“A.4”).  As such, the proposal is consistent with this criterion.  

 

4. Plan Consistency: The proposal shall be consistent with the Comprehensive Plan and the 

requirements of the Zoning Ordinance. 

 

FINDINGS:  The Comprehensive Plan generally does not contain approval standards.  Goals are 

defined by the Plan as “what is sought after;” policies are defined as “broad statements” that “provide 

direction;” and strategies set forth the “means for implementing the Plan.”  

 

Goal 11 of the Comprehensive Plan addresses public facilities and services.  Section 1.4.1 Policies 7 

and 8 state:  “Ensure that public facilities and services of adequate size are constructed to serve 

planned urban uses as urban growth occurs consistent with the zoning.  Ensure that location and 

extension of urban services is done in accordance with this Plan and the Public Facilities Master 

Plans.”  As addressed below in HRMC 17.16.040, conditions of approval are recommended to 

ensure provision of adequate public facilities to the site including off-site improvements to the 

sanitary sewer system.  In association with the initial “master plan” for phased redevelopment of the 

Westcliff Lodge (File No. 2017-38) the applicant agreed to pay a significant proportionate share 

(approximately one third share) of needed sanitary sewer facilities identified in the City’s Sanitary 

Sewer Capital Facilities Plan.  

 

The Comprehensive Plan specifically states that the land use standards which are contained in the 

Zoning Ordinance are the standards for development.  In those cases where a provision is written 

in mandatory approval language, the language of the provision itself will be interpreted according 

to its intent and applied as an approval standard.  Consistency with the requirements of the 

Zoning Ordinance is achieved if affirmative findings can be made with respect to the applicable 

provisions of Titles 16 and 17 of the Hood River Municipal Code.  

 

The application narrative explains that a goal of Westcliff Lodge is to maintain a natural property 

feel and thus provide a generous amount of open space in a commercially-zoned property, which 

aligns with the Comprehensive Plan’s goal of natural resource and open space preservation.  

Additional motel rooms within the natural-feeling site will both stimulate the Hood River 

economy by bringing more consumers to the area, and provide them with a setting to enjoy Hood 

River’s natural amenities. Future improvements under the “master plan” will conform to the 

City’s zoning code regulations (Attachment “A.4”). 

 

This application is a conditional use and approval is subject to the consistency with the 

Comprehensive Plan as well as the review criteria detailed in this decision. Conditions of 

approval are recommended where necessary to ensure compliance with applicable standards and 

criteria.  As conditioned, the proposal is consistent with this criterion. 
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5. Scale:  The site must be physically capable of accommodating the proposed use, including any 

needed landscaping, parking, and other requirements.  The building size, shape, and/or location 

may be changed if needed to assure the physical capability of the site. 

 

FINDINGS:  This criterion requires that the use physically fit on the site as well as requiring the 

site to be able to accommodate the use in terms of the natural characteristics of the site.  All of the 

characteristics of the proposed use are considered, including any modifications resulting from 

conditions of approval.  In addition, all of the requirements of Titles 16 and 17 must be 

considered. 

 

The application narrative explains that existing lot coverage on the seven-acre site is roughly 

30%.  Execution of the “master plan” will bring the lot coverage to roughly 45% (number 

adjusted to account for widened access road and increased parking).  There is ample site area to 

realize the “master plan” and maintain a relatively large amount of open area on the site. Parking 

is provided on site for the motel occupants and employees. Once built out, the property will have 

168 parking spaces, 16 of which will be accessible (Attachment “A.4”). 

 

As depicted in the Preliminary “Master Plan” Set (Attachment “A.1”), the proposed Courtyard 

West building and associated 27-space parking area, as well as buildings and parking areas in 

future phases, fit on the site in conformance with applicable setback standards.  A landscaped 

buffer will be provided around the perimeter of the site and the site greatly exceeds minimum 

landscaping area requirements.  Access through the site has been designed to accommodate 

guests of the motel and emergency service providers.  As addressed above in HRMC 17.03.050, 

proposed parking is adequate to serve the use.  As such, the site is physically capable of 

supporting the use in the proposed configuration and the proposal is consistent with this criterion. 

 

6. Transportation:  Adequate transportation facilities are available to serve the conditional use in 

terms of the function, capacity, and level of service identified in the Transportation System Plan 

(TSP). 

 

FINDINGS:   The subject site has approximately 373 feet of frontage along Westcliff Drive 

which is designated as a Local Street in the City of Hood River’s TSP.  The site’s frontage was 

improved to meet City standards in association with a previous motel expansion (File No. 2013-

03).  And, in association with the previously-approved “master plan” (File No. 2017-38), the 

applicant received approval to widen a driveway located immediately west of the site in the first 

phase in order to provide an additional means of emergency access, and to remove an existing 

driveway providing access from Westcliff Drive.  The City Engineering Department submitted 

comments addressing frontage improvements and the following conditions of approval, in bold 

type, were adopted: 

• The driveway approach along the western property line must be improved to a 

minimum of 20 feet wide in the first phase of expansion. 

• All driveways shall meet the requirements of Chapter 13.28 of the Hood River 

Municipal Code. 

 

The portion of the site’s frontage near the White Buffalo Wine Bar does not include street trees.  

The White Buffalo Wine Bar will be removed from the site and replaced with an Office/Laundry 

building, likely in phase 3 of the project.  As depicted on the Master Utility Plan (Attachment 

“A.1”, Sheet C4.6) two landscaped areas with stormwater facilities are proposed between the 

Office/Laundry building and the Westcliff Drive right-of-way.  As such a condition of approval 

is recommended that street trees shall be installed in conformance with City standards 
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between the new Office/Laundry building and Westcliff Drive in association with 

construction of the new Office/Laundry building. 

 

The City of Hood River’s Transportation System Plan requires a minimum Level-of-Service “D” 

at intersections, and ODOT’s volume-to-capacity requirements also must be met on ODOT 

facilities.  An updated Traffic Impact Study was submitted with the subject application 

(Attachment “A.6”).  The proposed use will generate traffic impacting Westcliff Drive directly 

and other streets and intersections in the vicinity of the development site.   

 

The subject property is located in the vicinity of the Interstate 84 Exit 62 Interchange.  ODOT has 

permitting authority in the vicinity of Exit 62 and an interest in ensuring that this proposed land 

use is compatible with its safe and efficient operation.  In association with the previously-

approved “master plan” (File No. 2017-38) and current application, ODOT recommended that the 

City collect proportionate shares of projects identified in the City’s Transportation System Plan 

from the applicant (Attachment “F”). 

 

The applicant submitted a revised Traffic Impact Study prepared by H. Lee & Associates, PLLC, 

dated November June 14, 2019 (Attachment “A.6”).  The City Engineer reviewed the study and 

recommends revisions (Attachment “D”) as described below. 

 

Previous traffic analyses have determined that the level-of-service at several intersections along 

Cascade Avenue (I-84 west bound off-ramp, Mt. Adams Ave., Rand Rd., and 20th St.) do not 

meet City standards, and that traffic control at these intersections will resolve the problem.  An 

intersection that does not operate at an acceptable level of service is not an adequate public 

facility.  

 

The cost of signalizing the Rand and Cascade intersection originally was estimated to be 

$280,000.  This estimate was later revised to include realignment of the intersection based on 

ODOT requirements, increasing the cost to at least $1,750,000.  Traffic impacts by the proposed 

development will not be roughly proportional to the cost of signalizing and realigning the Rand 

and Cascade intersection, or other intersections along Cascade Ave.  As such, the city should not 

impose a condition requiring the applicant to construct all of these off-site signalization 

improvements.  Hood River Municipal Code Chapter 3.20 permits a finding of adequate public 

facilities if approval is conditioned upon the applicant contributing a proportionate share of any 

improvements required to achieve adequate public facilities.  As such, requiring the applicant to 

contribute to the cost of signalizing affected intersections is reasonably related to the proposal 

based on the traffic impacts of the new use. 

 

The applicant’s revised TIA includes a trip generation estimate and trip distribution analysis, and 

proportionate share estimates for impacts to the Cascade/Mt. Adams ($3,696), Cascade/Rand 

($6,480) and Cascade/20th ($1,936) intersections.  The TIA also states that installation of a traffic 

signal at Cascade Ave./I-84 westbound ramps will sufficiently mitigate a failing level of service, 

and Table 12b indicates the percentage of proportionate share contributions that are required 

based on impacts of expanding the Westcliff Lodge.  Each of these proportionate share estimates 

assumes a total of 180 rooms will be developed on the site, however, the applicant is proposing a 

total of up to 165 rooms on the site under the “master plan.”   

 

The applicant’s TIA does not identify when signalization of the Cascade Ave./I-84 westbound 

ramp intersection must be completed to ensure traffic safety.  City and ODOT staff recognize that 

timing of signalization is affected by other in-process development that has been approved but 

may not be constructed (e.g. Columbia Gorge Hotel, File No. 2017-48).  As such a condition of 
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approval is recommended that the applicant’s Traffic Impact Analysis shall be updated to 

identify a threshold at which signalization of the Cascade Ave./I-84 westbound ramp 

intersection must be completed (e.g. based on a revised phasing plan, prior to construction 

of Phase 5 of the “master plan”).  At the time of the identified threshold, payment of 

proportionate shares of the signalization project will no longer be sufficient to allow 

subsequent phases of the “master plan” to be constructed.  However, in association with a 

subsequent land use review process for a future phase, the applicant’s traffic engineer may 

submit evidence to justify revision of the identified threshold if in-process development on 

other sites (e.g. Columbia Gorge Hotel) is not constructed and the land use approval 

entitlement for that in-process development expires.  

 

The City Engineering Department submitted comments addressing a variety of issues including 

the applicant’s TIA and street frontage improvements (Attachment “D”), and the following 

conditions of approval are recommended: 

• The Traffic Impact Analysis must be updated to address comments provided to the 

traffic engineer by the City Engineering Department via email on June 14, 2019, 

including accurately reflecting the total number of proposed units in the “master plan” 

(i.e. 165); 

• The proportionate share for trips generated through the Cascade Ave./I-84 Exit 62 

on/off ramps, Cascade Ave./Mt Adams intersection, Cascade Ave./Rand Rd. 

intersection, and Cascade Ave./20th St. intersection shall be paid at time of building 

permit issuance for each phase based on the increase in hotel units. 

• The applicant shall verify all existing sidewalks adjacent to the site meet maximum 

cross slope of 2%, and replace substandard sections per Public Works direction. 

Sidewalk and/or curb & gutter damaged during construction of subsequent phases of 

the project shall be replaced per Public Works direction. 

 

As conditioned, adequate transportation facilities will be provided to serve the conditional use in 

terms of the function, capacity and level of service identified in the TSP. 

 

7. Landscaping: Landscaping shall be in conformance with the landscape regulations of this title. 

 

FINDINGS:  A minimum of 15% of the site must be landscaped for a conditional use in a 

commercial zone.  The existing site is landscaped extensively with a mixture of native and 

decorative species.  As noted in the written narrative (Attachment “A.4”), approximately 55 percent 

of the site will remain landscaped following build out of the “master plan.”  As addressed below in 

HRMC 17.17, conditions of approval are recommended to ensure conformance with 

landscaping requirements.  As conditioned, the proposal is consistent with this criterion. 

 

8. Performance Bonds:  When needed to ensure performance of special conditions, bonds or 

other acceptable securities shall be required. 

 

FINDINGS:  This provision allows the City to require security for the performance of any 

condition needed or imposed to insure compliance with the Zoning Ordinance of Comprehensive 

Plan.  The applicant does not propose using performance bond or other security at this time 

however these options are available if necessary. 

 

9. Burden of Proof: The applicant shall bear the burden of showing how the proposed use does 

conform or can be made to conform through conditions. 
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FINDINGS:  Staff worked with the applicant to ensure applicable code standards were 

addressed.  The application materials demonstrate compliance with most applicable standards and 

criteria, however, conditions of approval recommended where necessary.   

 

If the applicant does not agree with recommended conditions of approval to provide adequate 

public facilities including payment of proportionate shares of off-site sanitary sewer- and 

transportation infrastructure improvements, it is incumbent upon the applicant to demonstrate 

how the proposed use does conform or can be made to conform through conditions. 

 

10. Final Plans:  If the conditional use is approved, detailed final plans shall be submitted which 

indicate conformance to the conditions.  The final plans shall be subject to approval by the City.  

 

FINDINGS:  As addressed throughout this report, conditions of approval are recommended to 

ensure compliance with all applicable standards.  Final plans will be subject to approval by the 

Planning Director and City Engineer prior to issuance of building permits.   

 

17.06.035 Appeals.  Final decisions on conditional use permits may be appealed in 

accordance with the Appeal Procedures (Section 17.09.070) of this ordinance. 

 

FINDINGS:  A notice of decision will be mailed to the applicant and affected parties detailing 

appeal procedures. 

 

17.06.040 Time Limits on a Permit for a Conditional Use.  The conditional use permit is 

valid for a period of two (2) years from the written notice of the final decision, or the decision on an 

appeal, whichever is later.   

 

A single one (1) year extension may be granted by the director prior to the expiration date if the 

applicant can demonstrate that circumstances or conditions, not known or foreseeable at the time of 

original application, warrant an extension of the permit.  The extension request must be received by 

the department no later than thirty (30) days prior to the expiration of the permit. 

 

FINDINGS:  The applicant proposes a “master plan” that will be built out in phases.  In association 

with File No. 2017-38, the planning commission determined that the “master plan” must completed 

within five years of issuance of the first building permit for a new motel building (i.e. Courtyard 

West motel building).  And, prior to development of future phases, Administrative Review 

processes should be sufficient in order to ensure that the Riverview West, Office/Laundry, 

Courtyard South, Riverview Suites, and Riverview “Central” buildings and associated 

improvements comply with applicable design standards and other requirements. 

 

In order to ensure compliance with these time limitations, conditions of approval are 

recommended that the conditional use permit is valid for a period of two (2) years from the 

written notice of the final decision, or the decision on an appeal, whichever is later.  The 

owner shall apply for a building permit for the Courtyard West building within that period.  

A single one (1) year extension may be granted by the director prior to the expiration date if 

the owner can demonstrate that circumstances or conditions, not known or foreseeable at the 

time of original application, warrant an extension of the permit.  The extension request must 

be received by the department no later than thirty (30) days prior to the expiration of the 

permit.  All permits for new buildings and other improvements in all phases shall be obtained 

within five years of the date of issuance of the building permit for the Courtyard West 

building. 
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17.06.050 Limitation on Reapplication.  No conditional use application shall be considered 

by the Planning Commission within a six (6) month period immediately following a previous denial 

of such request.  An application may be denied without prejudice and a waiver of the six (6) month 

restriction granted.  If conditions have changed to an extent that further consideration of an 

application is warranted, the hearing body, on its own motion, may consider new evidence and 

waive the six (6) month restriction.  

 

FINDINGS:  If this conditional use application were to be denied, the limitations on reapplication 

would be applied. 

 

17.06.060 Revocation of a Conditional Use Permit 

A. Any conditional use permit shall be subject to denial or revocation by the Planning Commission 

if the application includes or included any false information, or if the conditions of approval 

have not been complied with or are not being maintained. 

B. In order to consider revocation of a conditional use permit, the Planning Commission shall hold 

a public hearing as prescribed under Review Procedures (Chapter 17.09) of this title in order for 

the holder of a conditional use permit to show cause why the permit should not be revoked. 

C. If the Planning Commission finds that the conditions of approval have not been complied with 

or are not being maintained, a reasonable time shall be given for making corrections.  If 

corrections are not made, revocation of the conditional use permit shall become effective ten 

(10) days after the time specified. 

D. Reapplication for a conditional use which has been revoked cannot be made within one (1) year 

after the date of the Planning Commission's action, except that the Planning Commission may 

allow a new application to be considered if new evidence or a change in circumstances warrants 

it.  

E. Abandonment of the use for over twenty-four (24) consecutive months shall void the 

conditional use.   A single one (1) year extension may be granted by the director prior to the 

expiration date if the applicant can demonstrate that circumstances or conditions, not known or 

foreseeable at the time of original application, warrant an extension of the permit.  The 

extension request must be received by the department no later than thirty (30) days prior to the 

expiration of the permit.  If part of the conditional use is still being utilized, an additional 

conditional use will need to be obtained in order for expansion of the use.  

 

FINDINGS:  An approved conditional use permit may be revoked in accordance with these 

provisions. 

 

5. HRMC 17.16 – SITE PLAN REVIEW 

 

17.16.040 Site Plan Review Decision Criteria 

 

1. Natural Features: Significant natural features shall be protected to the maximum extent 

feasible.  Where existing natural or topographic features are present, they shall be used to 

enhance the development; the use of small streams in the landscaping design, rather than culvert 

and fill.  Existing trees and large woody plants shall be left standing except where necessary for 

building placement, sun exposure, safety or other valid purpose.  Vegetative buffers should be 

left along major street or highways, or to separate adjacent uses.  The use should have minimal 

adverse impacts on the land and water quality.  Possible impacts to consider may include; 

pollution, soil contamination, siltation, and habitat degradation or loss.  

 

FINDINGS:  The site features a mix of native trees and shrubs and decorative species as well as 

numerous rock outcroppings as depicted on the Existing Conditions survey (Sheet C3.1) and 
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Existing Trees survey (Sheet C3.3) that are included with the Preliminary “Master Plan” Set 

(Attachment “A.1”).   

 

Numerous trees are expected to be removed in order to construct the new motel buildings, 

parking areas and access aisles but, as evidenced by existing landscaping on the site, the owners 

have done an admirable job of preserving vegetation.  The written narrative (Attachment “A.4”) 

notes that the owner “…has great respect for the natural landscaping and goes to great length to 

preserve it.  The proposed structures will not change these policies and will minimize clearing of 

trees.”   

 

In association with phases 1-2, trees will be removed to facilitate construction of the new 

maintenance yard, Courtyard West building and its associated parking lot, and in association 

with widening the central driveway and installation of utilities to serve future motel buildings.  

As such, the proposal is generally consistent with this criterion. 

 

2. Air Quality: The use shall have minimal or no adverse impact on air quality.  Possible impacts 

to consider include smoke, heat, odors, dust, and pollution. 

 
FINDINGS:  The proposed motel expansion will not generate smoke or dust after construction 

is complete.  Although the new asphalt parking lots and buildings will generate heat, and 

automobile traffic will generate pollution, these impacts are not expected to be greater than what 

is typically generated in association with commercial development.  As such, the proposal is not 

expected to have an adverse impact on air quality and the proposal is consistent with this 

criterion. 

 

3. Grading:  Any grading, contouring on-site surface drainage, and/or construction of on-site 

surface water storage facilities shall take place so that there is no adverse effect on neighboring 

properties, public rights-of-way, or the public storm drainage system.  Graded areas shall be 

replanted as soon as possible after construction to prevent erosion.  A construction erosion 

control plan shall be required. 

 

FINDINGS:  As explained in the written narrative the proposed “master plan” now includes 

3-story buildings.  As such the previously-approved looped access road must be widened to 

26’ for emergency vehicle access per Oregon Fire Code requirements.  However, the 

fundamental nature of site grading has not changed from the previously-approved plan, 

because re-grading existing paved areas is kept to a minimum and new pavement and 

building areas are elevated slightly over the existing rock to avoid costly excavation work 

(Attachment “A.4”). 

 

There are two basalt rock outcroppings in the area of the Courtyard West building and 

parking lot.  The grading in this area is designed to minimize excavation of basalt rock and 

direct runoff toward the infiltration swale along the west side of the proposed parking lot. 

This creates the need to add up to 3 feet of structural fill in areas to bring them near the 

elevation of the exposed rock outcroppings.  Due to the fill, the majority of the utility 

trenches will be in the fill rather than in the rock; thereby reducing both impact and cost.   

 

In order to minimize erosion and adverse impact to the neighboring properties, conditions of 

approval are recommended that any graded areas shall be replanted as soon as possible 

after construction to prevent erosion.  A construction erosion control plan shall be 

provided in conformance with the city’s engineering standards.  As conditioned, the 

proposal complies with this criterion. 
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4. Public Facilities: Adequate capacity of public facilities for water, sanitary sewers, storm 

drainage, fire protection, streets, and sidewalks shall be provided to the subject parcel.  

Development of on-site and off-site public facilities necessary to serve the proposed use shall be 

consistent with the Comprehensive Plan and any adopted public facilities plan(s).  Underground 

utilities shall be required.  Connection to Oregon Department of Transportation (ODOT) 

stormwater facilities will require a permit from ODOT District 2C.  On-site detention or 

treatment of stormwater may be required by ODOT.   

 

FINDINGS:  This provision addresses public facilities in two ways.  All public facilities 

must be developed consistently with the City’s adopted capital facilities plan.  There must be 

adequate capacity of water, sanitary sewer, storm drainage, fire protection, streets and 

sidewalks at and serving the subject property.  To determine adequacy, the level of these 

public facilities must be evaluated in light of the proposed use.  Consideration is given to 

whether there is adequate existing service and if the proposed use will burden the existing 

service to the extent warranting an increase in capacity.  “Capacity” refers to both the 

capability of the system to handle the proposed use and the level of service at which the 

facility currently operates and will operate after the proposed use is established.   

 

Conditions of approval requiring the applicant to increase the level of service or capacity may 

be imposed if necessary to make an affirmative finding with respect to these criteria.  

Alternatively, the decision-maker may require the applicant to contribute a proportionate sum 

to the improvement under HRMC Chapter 3.20. 

 

Other types of on-site and off-site public facilities also must be included if necessary to serve 

the proposed use.  “Public facilities” as used in this context has the meaning given to the term 

in HRMC 17.01.060 and includes that which is necessary for the public, health, safety, and 

welfare.  The factors in HRMC Section 17.09.100 are helpful in evaluating what public 

facilities are necessary to serve the proposed use. 

 

Public and private utilities currently serve the site.  Findings regarding adequacy of public 

facilities are as follows: 

 

Water 

 

The Ice Fountain Water District (IFWD) currently provides water to the site and will continue 

to do so until City water is available.  The applicant now proposes to loop an 8-inch water 

main from its current dead-end through the site back to Westcliff Drive via the emergency 

access road (Attachment “A.1”, Sheet C4.6). 

 

In association with the previously-approved “master plan” (File No. 2017-38) the City 

Engineering Department confirmed water is available from the Ice Fountain Water District in 

Westcliff Drive.  The utility plan provided in that application contained a minimal level of 

detail on the wet utilities and conditions of approval were adopted to maintain a 

minimum of two feet separation between water infrastructure and all other utilities in 

the ROW.  Water meters must be located in a sidewalk and not in a driveway approach.  

There appeared to be a water meter just west of the western-most driveway; the fate of 

that service was to be described in the engineered plans.  Public Works requires 

separate taps for domestic water service, fire service and irrigation service. 
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In association with the currently proposed “master plan” and Courtyard West building, the 

Ice Fountain Water District confirmed that water is available to serve up to 43 more rooms 

(up to a total of 165 rooms), however, conditions of approval are recommended that all 

water infrastructure needed to meet the demands of the additional rooms will be at the 

owner's expense.  Further, the applicant's engineer must verify water pipe size and 

flows to accommodate the current request consistent with City standards (Attachment 

“C”). 

 

Sanitary Sewer 

 

Currently, sewage from the three southernmost buildings on the site flows via gravity directly 

to the existing main in Westcliff Drive. The other four existing motel buildings and the White 

Buffalo Wine Bar send their sewage to a holding tank located in the parking lot of the 

Courtyard East building, which is then discharged to the City sewer system based on a 

timeclock.  This system was approved in 2013 in association with development of the 

Courtyard East building.  

 

In association with the previously-approved “master plan” (File No. 2017-38), the City 

Engineering Department submitted the following comments in regard to sewer facilities and 

the following conditions of approval, in bold type, were adopted: 

 

• Existing sewer facilities are not adequate to serve the proposal.  Piecemeal private 

improvements (off-peak discharge via on-site storage) in lieu of improvements to the 

public sewer system is no longer an acceptable approach.  One major off-site 

improvement to the sewer system will be required and is described in the attached 

document (portion of Attachment “D”).  The required improvement involves the 

construction of a segment of force-main in Country Club Drive that will allow the City to 

divert flows from the Westcliff pump station away from the Country Club pump station.  

The City will participate in additional discussions regarding cost sharing opportunities 

and other possible means of reimbursement. 

• In order to accommodate additional sanitary sewer effluent, the owner will be 

required to participate in the construction of a segment of force-main located in 

Country Club Road that will allow the City to divert flows from the Westcliff Pump 

Station away from the Country Club Pump Station.  The cost sharing arrangement 

will be determined by the City Engineering/Public Works Department. 

• The utility plan provided in this application contains a minimal level of detail on the wet 

utilities.  The plans submitted for the engineering plan review must include a higher 

level of detail pertaining to the sewage system, connections to the conveyance 

system, etc.  Maintain a minimum of two feet separation between sewer 

infrastructure and all other utilities in the ROW.  A sewer cleanout must be located 

in a sidewalk and not in a driveway approach. 

 

In association with the currently-proposed “master plan” and Courtyard West building the 

City Engineering Department submitted the following comments in regard to sewer facilities 

and conditions of approval, in bold type, are recommended (Attachment “D”): 

 

• The Sanitary Sewer SDC based on the second 4” water service will be collected at 

time of building permit issuance during Phase 2 (Courtyard West building). 

• The Sanitary Sewer Master Plan identifies the Westcliff Pump Station is at/near the end 

of its useful life. The applicant shall share in cost for the replacement/upgrades of 



19-43 CUP AMD Klein & Assoc Westcliff Lodge staff report  22 

the Westcliff Pump Station, to be paid at time of building permit issuance for each 

subsequent phase based on the increase in hotel units. 

• The applicant shall share in cost for upsizing the Westcliff Dr. pump station force 

main crossing I-84, to be paid at time of building permit issuance for each 

subsequent phase based on the increase in hotel units. 

• The applicant shall share in cost for upsizing the Westcliff Dr. pump station force 

main located in Country Club Rd., to be paid at time of building permit issuance for 

each subsequent phase based on the increase in hotel units. Previous negotiations 

between the City and the applicant determined the applicant would be responsible for 1/3 

of the total project cost. 

 

Storm Sewer 

 

In association with the previously-approved “master plan” (File No. 2017-38), the City 

Engineering Department required the following conditions of approval: 

 

• The preliminary stormwater management plan requires the following clarifications and 

corrections: 

a. “Pre-development Conditions” are defined in the Engineering Standards as “Lewis 

and Clark”, i.e., prior to any development whatsoever.  The draft plan appears to be 

including existing impervious surfaces in the “pre-development conditions”. 

b. A safety factor (“design factor”) of 4:1 (25%) is required regarding infiltration rates.  

The draft plan uses 2:1 (50%). 

c. The draft plan appears to utilize the entire swale depth, i.e. zero freeboard.  A 

minimum of 1” freeboard is required. 

d. The report should include a table that summarizes Pre- and Post- development runoff 

and indicate the total runoff from the site.  Since the catchment sizes are changing 

between pre- and post- development, it’s important to report a side-by-side 

comparison for the sums. 

e. Since the outflow from the swales is less than the inflow, it’s difficult to confirm that 

the swales are sized appropriately without a stage-storage graph.  Provide a stage-

storage graph for each swale that indicates the water level in the swale throughout a 

25-year storm event. 

 

In association with the currently-proposed application, the applicant submitted a revised 

Preliminary Stormwater Management Plan addressing these issues (Attachment “A.5”). 

 

Transportation Infrastructure 

 

As addressed above in HRMC 17.06, an updated Traffic Impact Study was submitted with 

the subject application (Attachment “A.6”).  It is anticipated, based on other traffic studies for 

projects in the vicinity, that the proposal will impact several intersections that currently do 

not meet the City’s Level of Service standards or ODOT’s volume-to-capacity requirements.  

As such conditions of approval are recommended and the applicant will be required to 

contribute proportionate shares of the cost of improvements needed at off-site intersections 

that are determined to operate below the City’s Level of Service standards or ODOT’s 

Volume to Capacity standards.   

 

Improvements to the site’s frontage on Westcliff Drive consistent with City standards, and 

payment of Transportation System Development Charges (SDCs), also will be required.  In 

association with the previously-approved “master plan” (File No. 2017-38), the City 
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Engineering Department required the following conditions of approval to ensure adequate 

public facilities are available to serve the proposed use: 

 

• The site plan shall be amended to include all dimensions required in 17.20.30. (A): 

Specifically distances from other driveways and adjacent intersection, driveway widths, 

etc.  As required by HRMC 17.20.030(A), the applicant shall submit a site plan including 

specified features and dimensions including existing and proposed driveway locations, 

widths as well as distances to existing driveways and intersections, etc. 

• The TIA states the project adds 68 hotel units and an office building, while the 

application is for a new of 65 new hotel rooms and banquette facility.  The application 

and TIA should match.  The applicant shall ensure consistency between the number of 

proposed motel units in the master plan and the number of motel units in the Traffic 

Impact Analysis. 

• The site plans shows that the approach near the middle of the property’s frontage shall be 

removed.  The concrete approach in this area need to be removed, the asphalt needs to be 

cut back in this area and a new curb and gutter poured along with the new sidewalk. Then 

the area needs to have the pavement replaced.  Check with Rick Peargin/Public Works 

for City’s right-of-way construction details.  The applicant shall be responsible for 

improvements to the site’s Westcliff Drive frontage including removal of an existing 

concrete driveway approach and replacement of asphalt, gutter, curb and sidewalk 

consistent with City standards.  The timing of the improvements shall be verified in the 

applicant’s final phasing plan. 

• The City shall check all existing driveway approaches to confirm that they meet ADA 

barrier-free requirements.  If a driveway approach is found to not be in compliance with 

ADA barrier-free requirements, then the applicant shall replace the approach consistent 

with City of Hood River standards. The design of the approach wings shall be detailed 

with grades and elevations by a professional engineer registered in the State of Oregon. 

The approach shall meet ADA barrier free requirements.  Maximum approach width is 36 

feet per HRMC 13.28.  This includes the approach wings or transitions. Variances can 

only be granted by the City Council. 

• The applicant proposes to use private property, not owned by the applicant (known as 

3N10E27C Tax Lot 400), for emergency ingress and egress of western portion of the 

project.  An access easement across a portion of the property known as 3N10E27C Tax 

Lot 400 shall be created and filed with the county to allow for legal ingress and or egress 

to the applicant’s property.  The City’s approval of this application does not constitute a 

legal right for the applicant to access the private property west of the project. 

• The functional classification of Westcliff Drive is a local street.  Per HRMC 13.28 and 

HR TSP Table 8, the minimum spacing between neighboring approaches is 22 feet.  

Please confirm that 22 feet will exist between the east approach and the Columbia Gorge 

Hotel’s western approach. 

• The applicant shall share in a proportionate share of cost of the Cascade and westbound 

I84 Exit 62 Ramps signalization, Rand Road and Cascade Ave Signalization Project, and 

the Mt Adams Avenue and Cascade Avenue signalization costs.  As required by HRMC 

17.06.030(6), a condition of approval is recommended that the applicant shall contribute 

proportionate shares of the cost of improvements needed at off-site intersections that are 

determined to operate below the City’s Level-of-Service standards or ODOT’s Volume-

to-Capacity standards. 

• Shared bike lane markings conforming to the latest edition of the Manual on Uniform 

Traffic Control Devices (MUTCD) shall be provided on Westcliff adjacent to the site per 

the City’s TSP, Figure 4 –Bicycle System Plan, and IAMP I84 Exit 62 Plan, Figure 4 – 

Bicycle Network Improvements.  
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• Per HRMC 17.20.060 (G.2), a TIA shall be submitted meeting the requirement of the 

City Engineer.  The applicant’s traffic engineer shall re-submit the TIA addressing the 

following comments [see HRMC 17.20.060 below] before approval of the TIA can be 

issued. The conditions required within the approved TIA will be incorporated with 

conditions of this site plan approval. 

 

As conditioned, the project meets requirements for adequate transportation facilities. 

 

General 

 

In association with the currently-proposed “master plan” and Courtyard West building the 

City Engineering Department submitted comments and the following conditions of approval, 

in bold type, are recommended (Attachment “D”): 

 

• The Public Works & Engineering Department will conduct a detailed engineering 

plan review for each individual phase of the proposed Master Plan. 

• All existing overhead utilities running parallel to tax lot 100 & 400 on Westcliff 

Drive shall be placed underground within the dedicated ROW during Phase 2. 

 

In association with the previously-approved “master plan” (File No. 2017-38), the City 

Engineering Department submitted comments and the following conditions of approval, in 

bold type, were adopted: 

 

• These comments cover planning requirements for adequate public facilities and do not 

include engineering specifications or other more specific requirements of the City. Other 

engineering and code specifications may be applicable at the time of engineered plan 

review or building permit application. 

• The Oregon Department of Environmental Quality requires a National Pollutant 

Discharge Elimination System (NPDES) 1200 – C permit for all projects that 

disturb one acre or more. Contact the Bend regional DEQ office at 541-388-6146 

for permit application forms and more information. 

• All utilities shall be placed underground including power, phone, cable television 

and other telecommunications lines (HRMC 17.16.040, Public Facilities and 

HRMC 12.05.010(E)). 

• A representative of the design engineer, referred to as the Resident Engineer, shall 

be on site nearly every day throughout the construction of public/ROW 

improvements in order to perform the duties of the Resident Engineer as described 

in the Engineering Standards. 

• The utility plan provided is very vague and provides only minimal opportunity for 

informative comment at this stage. Further review of engineered plans may result in 

changes to the site plan that may trigger amendments to comments/conditions issued by 

the planning department. No exceptions to City standards will be granted on this basis. 

• Demolition of existing structures on the site will require a City of Hood River 

Demolition Permit.  Contact the Building Department (541-387-5202) for an 

application and additional information. 

• Design and construction of public facilities must meet the requirements of the City 

of Hood River Engineering Standards. A copy of the Engineering Standards is 

available at the City Public Works office or on line at www.ci.hood-river.or.us. 

• Prior to any site work a Construction Site Permit is required. 

• A pre–submittal meeting is recommended prior to the engineered design of any public 

facilities. 

http://www.ci.hood-river.or.us/
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• All fees, bonds, and insurance must be provided as per the City of Hood River 

Engineering Standards. 

 

Police and Fire 

 

The City of Hood River Police and Fire Departments currently provide service the site.  The 

Fire Chief reviewed the currently proposed “master plan” and Courtyard West building and 

provided comments (Attachment “E”).  A condition of approval is recommended that, 

prior to issuance of building permits for new motel buildings and prior to occupancy, 

the owner shall demonstrate compliance with the requirements of the City Fire Chief.   

 

As conditioned, the proposal is consistent with this criterion.  

 

5. Traffic and Circulation: The following traffic standards shall be applicable to all proposals.  

1. Traffic Impact Analysis:  The applicant will be required to provide a Traffic Impact 

Analysis prepared by an Oregon licensed traffic engineer or a Transportation Assessment 

Letter pursuant to Section 17.20.060. 

 

FINDINGS:  Traffic generated by development on the subject site will affect the public 

transportation system.   

 

The applicant’s written narrative explains that there are currently three driveway access points 

from Westcliff Drive to the site.  Under the proposed “master plan” the westernmost driveway, 

which currently operates two-way, will be removed in favor of the new westernmost portion of 

the looped access road.  Access control gates will prohibit use of this connection to Westcliff 

Drive by the general public, but allow emergency access in times of need. The central driveway 

will remain and become the primary entry/exit for the site. The easternmost driveway will 

remain and become access to parking and guest check-in.  And, the original Traffic Impact 

Analysis has been revised (Attachment “A.4”). 

 

The applicant’s Traffic Impact Analysis (Attachment “A.6”) is addressed above in the criteria for 

conditional uses, HRMC 17.06, as well as criteria for Public Facilities above in HRMC 

17.16.040, and as specified below in HRMC 17.20.060.  Conditions of approval are 

recommended to ensure consistency with City standards.  As conditioned, the proposal is 

consistent with these requirements.  

 

6. Storage:  All outdoor storage areas and garbage collection areas shall be screened through the 

use of vegetative materials or appropriate fencing. 

 

FINDINGS:  The existing trash/recycling area is located northeast of the White Buffalo Wine 

Bar, and the area is screened with a six-foot-tall chain link fence with screening slats 

(Attachment “A.3”, Sheet A-101).  Trash and recycling will remain in this location with a new 

fenced enclosure following replacement of the wine bar with the Office/Laundry building in a 

future phase.   

 

The existing maintenance shop area is located west of the proposed Courtyard West motel 

building.  A new maintenance shop will be constructed west of the proposed Courtyard West 

motel building, and it will be screened with fencing on its east side (Attachment “A.1”, Sheet 

C5.2).   No details of fencing were provided.  As such a condition of approval is 

recommended that all outdoor storage areas shall be screened through the use of 

vegetative materials or appropriate fencing, and any new fencing shall meet the standards 
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of HRMC 17.04.050.  No other outdoor storage is proposed.  As conditioned, the proposal is 

consistent with this criterion.  

 

7. Equipment Storage: Design attention shall be given to the placement or storage of mechanical 

equipment so as to be screened from view and that an adequate sound buffer will be provided to 

meet at a minimum the requirements of the noise ordinance. 

 

FINDINGS:  “Screened” does not mean that the equipment must be blocked from view.  

“Screened” means that it must be shielded from view and visually unobtrusive. “Design 

attention” means that the method by which the equipment is shielded from view and rendered 

visually unobtrusive must use a variety of detail, form and siting.  Design attention must be 

given to placement of the equipment or its storage, whichever is used to screen the equipment 

from view. 

 

As explained in the applicant’s written narrative, no major HVAC equipment will be associated 

with the motel buildings.  Each sleeping room in the new motel buildings will be provided with 

an individual wall-mounted HVAC unit, with controls based upon the comfort desired for the 

room. The new office and laundry building will have equipment located behind the building in a 

screened location (Attachment “A.4”).  As such, the proposal is consistent with this criterion. 

 

8. Compatibility:  The height, bulk, and scale of buildings shall be compatible with the site and 

buildings in the surrounding area. Use of materials should promote harmony with surrounding 

structures and sites. 

 

FINDINGS:  For site plan review purposes, the “surrounding area” is determined by 

examining the area of impact of the proposed use based on its location, size, design and 

operating characteristics.  In some cases, the surrounding area may not extend beyond the 

notice area, in other cases; the surrounding area may encompass an entire neighborhood or 

large portions of the City.  In all cases, the surrounding area is defined geographically.  

 

For this proposal the surrounding area includes the Columbia Gorge Hotel to the east of the 

site and a commercial building to the west of the site.  These buildings range from two- to 

three-stories tall and feature a variety of materials including stucco and tile roofing material 

at the Columbia Gorge Hotel, and both horizontal and vertical siding with metal roofing at 

the former Fruit Tree building to the west of the site.  A new 42-foot-tall hotel building with a 

12,274-square-foot footprint was approved on the site of the Columbia Gorge Hotel in 2018 

but has not yet been constructed. 

 

There are several existing buildings on the subject property ranging in height from one to 

three stories.  As explained in the applicant’s written narrative (Attachment “A.4”), a mix of 

two- and three-story buildings are proposed in the “master plan”.  They are all expected to be 

clad in painted composite siding with stone veneer and exposed wood beams and 

connections.  Many of the existing trees that will be retained around the site are mature and 

taller than the proposed buildings.  The Riverview West/expansion motel building, Riverview 

Suites/banquet motel building, Courtyard South motel building and Office/Laundry building 

will be reviewed through a subsequent Administrative Review process to ensure conformance 

with Site Plan Review criteria. 

 

As depicted in the preliminary plans for the Courtyard West building (Attachment “A.2”), it 

features a building footprint of less than 6,585-square feet and a pitched roof measuring 

approximately 41-feet tall at the peak.  Proposed exterior building materials include a mix of 
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fiber-cement siding and cedar shingles, as well as a composition shingle roof.  The building 

features covered porches/balconies and extensive windows on the east side, facing a 

landscaped courtyard.  As such the proposed Courtyard West motel building is compatible 

with the height, bulk and scale of buildings in the surrounding area, and is consistent with this 

criterion. 

 

9. Design:  Variety of detail, form and siting should be used to provide visual interest.  A single 

uninterrupted length of facade shall not exceed 100 feet.  Buildings shall utilize at least three of 

the following architectural elements to provide architectural variety: massing, offsets, materials, 

windows, canopies, pitched or terraced roof forms, or other architectural elements. 

 

FINDINGS:  As explained in the applicant’s written narrative, exterior materials used on the 

2014 Courtyard East building (File No. 2013-030) include exposed wood beams and 

connectors, stone veneer, and painted composite siding, and these elements serve as a model 

for exterior materials on buildings under the currently proposed “master plan” for a holistic 

property feel (Attachment “A.4”). 

 

The proposed Courtyard West motel building is approximately 160-feet long and includes a 

gabled roof.  Rooflines overhang balconies, and columns placed at varying intervals add 

visual interest on both sides of the building.  A plexiglass windscreen with wooden mullions 

is proposed on the west side of the building adjacent to an elevator.  As such the design of the 

Courtyard West building is consistent with this criterion based on materials, windows, roof 

form and other architectural elements. 

 

10. Orientation:  Buildings shall have their orientation toward the street rather than the parking 

area, whenever physically possible. 

 

FINDINGS:  As depicted in the Preliminary “Master Plan” Set (Attachment “A.1”, C2.1), 

the Office/Laundry building that will be constructed in a later phase will be oriented toward 

Westcliff Drive.  The building is proposed in this location to improve internal vehicular 

circulation after guests have checked in.  The applicant’s written narrative explains 

challenges in orientating buildings to the street due to size of the parcel, distance between 

some buildings and Westcliff Drive, and an interest in preserving the central courtyard.  

(Attachment “A.4”). 

 

The Courtyard South building that will be constructed a later phase is a replacement of the 

original motel structure and the applicant proposes to keep the same orientation.  The parking 

lot for the Courtyard South motel building is on the road side of the building in order to allow 

motel units to have a direct connection to the natural courtyard setting to the north.  Other 

new buildings are either replacement buildings in similar locations, or deep enough within the 

site to make orientation towards the street impractical. 

 

The currently proposed Courtyard West motel building is oriented toward the internal 

driveway that provides access to all motel units, as well as to the central courtyard.  A private 

sidewalk on the west side of the building will allow pedestrians a direct connection to the 

existing Courtyard South motel building and future Office/Laundry building, and there is an 

existing sidewalk along the site’s Westcliff Drive frontage.  As such the proposal is generally 

consistent with this criterion. 

 

11. Parking:  Parking areas shall be located behind building or on one or both sides, whenever 

physically possible. 
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FINDINGS:  As depicted in the Preliminary “Master Plan” Set (Attachment “A.1”, C2.1), the 

Office/Laundry building that will be constructed in a later phase is proposed to be placed 

approximately 40 feet from the Westcliff Drive right-of-way and, although there is a 

driveway between the building and the street, parking is located beside the building.   

 

The applicant’s written narrative explains that placing parking lots on the north side of buildings 

in every case is not practical.  The improved portions of the site are consistently broken up by 

trees and landscaping, and proposed parking areas are logically placed adjacent to the buildings 

they serve (Attachment “A.4”). 

 

Given the size of the parcel, orientation of the Courtyard West motel building closer to the street 

is not physically possible.  Any different orientation for the Courtyard West project would 

require removal of a substantial number of mature trees.  All proposed parking areas are to be 

located behind or beside the new Office/Laundry building that will be constructed in a future 

phase.  Bicycles will be allowed to be stored inside guest rooms.  As such the proposal generally 

is consistent with this criterion. 

 

6. HRMC 17.17 – LANDSCAPING AND DEVELOPMENT STANDARDS 

 

17.17.010 Scope 

 

A. Landscaping standards apply to all new multifamily, commercial, industrial uses, change of use, 

parking lots of four (4) spaces or more, public facilities and conditional uses. 

B. For sites that do not conform to these requirements, an equal percentage of the site must be made 

to comply with these standards as the percentage of building or parking lot expands, e.g. if the 

building or parking lot area is to expand by twenty-five percent (25%), then twenty-five percent 

(25%) of the site must be brought up to the standards required by this ordinance.  

 

FINDINGS:  The proposal is a conditional use.  As such these standards apply. 

 

17.17.020 Procedure 

 

A. A preliminary or conceptual landscaping plan shall be submitted to the planning Director at the 

time of application.  The Planning Director shall review all landscaping plans for compliance 

with the provisions of this ordinance and notify the property owner of deficiencies in a submitted 

plan. 

B. A building permit shall not be issued until a final landscaping plan has been approved by the 

Planning Director. 

C. The required landscaping shall be in place prior to issuance of a certificate of occupancy. 

D. A property owner shall be responsible for the establishment and maintenance of landscaping.  

All required landscaped areas shall be maintained according to the approved landscaping plan.   

 

FINDINGS:  A preliminary landscaping plan was not submitted.  In order to ensure conformance 

with these requirements, conditions of approval are recommended that, prior to issuance of a 

building permit for a new or replacement motel building, a landscaping plan shall be 

submitted and approved.  Landscaping associated with any specific phase shall be installed or 

guaranteed prior to occupancy of the new building(s) in that phase.  The owner shall be 

responsible for the establishment and maintenance of all landscaping in accordance with the 

approved landscaping plan.  As conditioned, the proposal complies with these standards. 
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17.17.030 Contents of Landscaping Plan.  A landscaping plan submitted to the Planning 

Director as required by this ordinance shall identify the placement and type of plant materials to 

provide an effective means for evaluating whether the chosen plant materials will: 

1. Survive in the climate and soils of the proposed site; and 

2. Satisfy the functional objectives of landscaping as detailed in this ordinance, including erosion 

control, screening, and shade, within a reasonable time.   

 

FINDINGS:  No detailed information about proposed plant or tree species was provided.  A 

condition of approval is included to require the final landscaping plan shall identify the 

number, location, size and species of plant materials, as well as the method of irrigation.   

 

17.17.040 General Landscaping Standards.  The following landscaping standards shall 

apply:  

1. The property owner shall be responsible for any future damage to a street, curb, or sidewalk 

caused by landscaping. 

2. Landscaping shall be selected and located to deter sound, filter air contaminants, curtail erosion, 

contribute to living privacy, reduce the visual impacts of large buildings and paved areas, screen, 

and emphasize or separate outdoor spaces of different uses or character. 

3. Landscaping in parking areas shall be planted in combination along the perimeter and in the 

interior of the lot and shall be designed to guide traffic movement and lessen the visual 

dominance of the lot. 

4. Plants that minimize upkeep and maintenance shall be selected.   

5. Plants shall complement or supplement surrounding natural vegetation and fit the climate. 

6. Plants chosen shall be in scale with building development. 

7. Minimum landscaping as a percent of gross site area shall be as follows: 

 

ZONE/USE PERCENT 

Conditional Uses other than Residential 15% 

 

8. Deciduous trees shall have straight trunks, be fully branched, have a minimum caliper of one and 

one-half (1½) inches and be adequately staked for planting. 

9. Evergreen trees shall be a minimum of three (3) feet in height, fully branched and adequately 

staked for planting. 

10. Shrubs shall be a minimum eighteen (18) inches in height and spaced not more than four (4) feet 

apart for planting. 

11. Ground cover, defined as living material and not including bark chips or other mulch, shall be 

planted on a maximum eighteen (18) inches on center between plants and rows. 

12. Watering systems shall be installed to assure landscaping success.  If plantings fail to survive, it 

is the responsibility of the property owner to replace them. 

13. Trees shall not be planted closer than twenty-five (25) feet from the curb line of intersections of 

streets or alleys, and not closer than ten (10) feet from private driveways (measured at the back 

edge of the sidewalk), fire hydrants, or utility poles. 

14. Street trees shall not be planted closer than twenty (20) feet to light standards.  Except for public 

safety, no new light standard location should be positioned closer than ten (10) feet to any 

existing street tree, and preferably, such locations will be at least twenty (20) feet distant. 

15. Trees shall not be planted closer than two and one-half (2½) feet from the face of the curb except 

at intersections, where it should be five (5) feet from the curb in a curb return area. 

16. Where there are overhead power lines, tree species that will not interfere with those lines shall be 

chosen. 

17. Trees shall not be planted within two (2) feet of any permanent hard surface paving or walkway.  

Sidewalk cuts in concrete for trees shall be at least four (4) feet by four (4) feet; however, larger 
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cuts are encouraged because they allow additional air and water into the root system and add to 

the health of the tree.  Space between the tree and such hard surface may be covered by 

permeable non-permanent hard surfaces such as grates, bricks on sand, paver blocks, 

cobblestones, or ground cover. 

18. Trees, as they grow, shall be pruned to their natural form to provide at least eight (8) feet of 

clearance above sidewalks and twelve (12) feet above street roadway surfaces. 

19. Existing trees may be used as street trees if there will be no damage from the development which 

will kill or weaken the tree.  Sidewalks of variable width and elevation may be utilized to save 

existing street trees, subject to approval by the City Engineer. 

20. Vision clearance hazards shall be avoided.  Refer to Diagram “A” – Vision Clearance, Section 

17.09.040.  

21. City or State right-of-way(s) cannot be used to satisfy the required landscaping requirement. 

22. Landscaping in the Central Business district and the Heights Business District can include street 

amenities such as park benches and planter boxes. 

 

FINDINGS:  The applicant’s written narrative indicates that approximately 55% of the site will be 

landscaped, primarily with existing vegetation, following build out of the “master plan.“  No details 

were provided in regard to the size or species of proposed vegetation, or method of irrigation outside 

of the central courtyard and lawn along Westcliff Drive where irrigation already is provided.  A 

portion of the existing parking area on the east side of the White Buffalo Wine Bar and Bistro is 

surfaced with gravel.  As such, conditions of approval are recommended that a landscaped 

buffer shall be provided between the site’s eastern property line and the parking area that 

will serve the new Office and Laundry building.  As addressed above conditions of approval 

are included to require a final landscaping plan verifying species, quantities and sizes of plant 

materials, as well as the method of irrigation, to be submitted demonstrating conformance with 

the standards of HRMC 17.17.030 and 17.17.040 for review and approval by the Planning 

Director.  As conditioned, the proposal complies with these standards. 

 

17.17.050 City Entrances Landscaping and Development Standards.  The following 

standards will be required for new commercial, multi-family, industrial uses, including change of 

use, and parking lots of four (4) spaces or more on properties within the designated entrances to the 

City of Hood River. 

 

FINDINGS:  The subject site is not located in a designated city entrance.  As such, these standards 

are not applicable.   

 

17.17.060 Violation.  Failure to comply with the standards subsequent to issuance of the 

building permit for new construction shall constitute a violation of these regulations and be subject to 

the penalty and abatement proceedings in the Severability – Penalties chapter (Chapter 17.10). 

 

FINDINGS:  Failure to comply with the standards subsequent to issuance of the building permit for 

new construction constitutes a violation of these regulations and be subject to the penalty and 

abatement proceedings in the Severability – Penalties chapter (Chapter 17.10).   

 

7. HRMC17.20 – TRANSPORTATION CIRCULATION & ACCESS MANAGEMENT 

 

17.20.010 Applicability.  This chapter implements the City’s adopted Transportation System 

Plan and the requirements of the Transportation Planning Rule (OAR 660-12).  The standards of 

this chapter are applicable to all proposed improvements to the public transportation system and to 

all development on the public transportation system.  
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FINDINGS:  The proposal includes modifications to the site’s frontage on Westcliff Drive.  The 

public transportation system will be affected by proposal and, as such, the standards of this chapter 

are applicable. 

 

17.20.020 Definitions.  This section incorporated into Section 17.01.060 – Definitions.  

 

FINDINGS:  Interpretations of text in this section shall be consistent with the definitions in 

HRMC 17.01.060. 

 

17.20.030 Access Management Standards.  This section shall apply to all development on 

arterials and collectors within the City and UGA and to all properties that abut these roadways as 

part of site plan review process (Chapter 17.16).  Within the Interchange Area Management Plan 

Overlay Zone’s “Access Management Blocks,” this section also applies to local streets and roads 

and abutting properties. 

 

A. Site Plan Review Procedures.  All site plans are required to be submitted for review pursuant 

to the provisions of this title and shall show: 

a. Location of existing and proposed access point(s) on both sides of the road where 

applicable; 

b. Distances to neighboring constructed access points, median openings (where applicable), 

traffic signals (where applicable), intersections, and other transportation features on both 

sides of the property; 

c. Number and direction of lanes to be constructed on the driveway plus striping plans; 

d. All planned transportation features (such as sidewalks, bikeways, auxiliary lanes, signals, 

etc.); 

e. Parking and internal circulation plans including walkways and bikeways; and 

f. A detailed description of any requested variance and the reason the variance is requested. 

 

FINDINGS:  The subject property is located in the Interchange Area Management Plan Overlay 

for I-84 Exit 62, but is not located in an access management block.  The Preliminary “Master 

Plan” Set (Attachment “A.1”, Sheets C3.1 and C4.1) depicts the location of existing and proposed 

vehicular access points on Westcliff Drive.  The plan is drawn to scale, allowing distances 

between access points to be calculated.  Internal circulation within the site and proposed parking 

areas is defined by striping parking spaces.  A variance is not requested.  

 

B. Criteria.  All site plans shall comply with the following access criteria: 

1. All proposed roads shall follow the natural topography and preserve natural features of the 

site as much as possible.  Alignments shall be planned to minimize grading. 

2. Access shall be properly placed in relation to sight distance, driveway spacing, and other 

related considerations, including opportunities for joint and cross access. 

3. The road system shall provide adequate access to buildings for residents, visitors, 

deliveries, emergency vehicles, and garbage collection. 

4. An internal pedestrian system of sidewalks or paths shall provide connections to parking 

areas; entrances to the development; and open space, recreational, and other community 

facilities associated with the development.  Streets shall have sidewalks on both sides.  

Pedestrian linkages shall also be provided to the peripheral street system. 

5. The access shall be consistent with the access management standards adopted in the 

Transportation System Plan. 

6. Any application that involves access to the State Highway System shall be reviewed by the 

Oregon Department of Transportation for conformance with state access management 

standards. 
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FINDINGS:  A new 26-foot-wide service driveway will provide access through the site to a new 

parking area on the west side of the proposed Courtyard West motel building.  A pedestrian 

walkway will be provided between the new parking area and the motel unit entrances.  An access 

control gate will be located on the south side of this new parking area that will allow emergency 

service providers an additional means of access to the site from Westcliff Drive.  As addressed 

above in HRMC 17.06 (Conditional Uses, Transportation), 17.16.040 (Public Facilities, 

Transportation Infrastructure and Traffic and Circulation), conditions of approval are 

recommended to provide adequate transportation facilities.  As conditioned, the application is 

generally consistent with these requirements. 

 

C. Standards. 

1. Access Spacing:  Driveway accesses shall be separated from other driveways and street 

intersections in accordance with the standards and procedures of Chapter 13.28. 

 

FINDINGS:  No new driveways are proposed, and an existing driveway will be closed in 

association with a future phase of the “master plan.”  As addressed above in HRMC 17.16.040, 

conditions of approval were recommended in association with a previous application to 

ensure the site’s frontage is improved to meet current standards including meeting the 

width and separation requirements of HRMC 13.28. 

 

2. Joint and Cross Access: 

a. Adjacent commercial or office properties classified as major traffic generators (e.g. 

shopping plazas, office parks), shall provide a cross access drive and pedestrian access 

to allow circulation between sites. 

b. A system of joint use driveways and cross access easements shall be established 

wherever feasible and shall incorporate the following: 

(1) A continuous service drive or cross access corridor extending the entire length of 

each block served to provide for driveway separation consistent with the access 

management classification system and standards. 

(2) A design speed of ten (10) mph and a maximum width of twenty (20) feet to 

accommodate two-way travel aisles designated to accommodate automobiles, 

service vehicles, and loading vehicles; 

(3) Stub-outs and other design features to make it visually obvious that the abutting 

properties may be tied in to provide cross-access via a service drive; and 

(4) A unified access and circulation system plan for coordinated or shared parking 

areas is encouraged. 

c. Shared parking areas shall be permitted a reduction in required parking spaces if peak 

demands do not occur at the same time periods. 

d. Pursuant to this section, property owners shall 

(1) Record an easement allowing cross access to and from other properties served by 

the joint use driveways and cross access or service drive; 

(2) Record an agreement that remaining access rights along the roadway will be 

dedicated to the City and pre-existing driveways will be closed and eliminated after 

construction of the joint-use driveway;  

(3) Record a joint maintenance agreement defining maintenance responsibilities of 

property owners. 

e. The City may reduce required separation distance of access points where they prove 

impractical, provided all of the following requirements are met:  

(1) Joint access driveways and cross access easements are provided in accordance with 

this section. 
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(2) The site plan incorporates a unified access and circulation system in accordance 

with this section. 

(3) The property owner enters into a written agreement with the city, which shall be 

recorded with respect to the subject property, agreeing that pre-existing 

connections on the site will be closed and eliminated after construction of each side 

of the joint use driveway; and 

(4) The City Engineer may modify or waive the requirements of this section where the 

characteristics or layout of abutting properties would make a development of a 

unified or shared access and circulation system impractical. 
 

FINDINGS:  The proposed “master plan” includes improvements to a driveway located 

immediately west of the site on the property known as 3N10E27C Tax Lot 400.  In 

association with the first phase of the project, the driveway approach and driveway on Tax 

Lot 400 are to be widened to a minimum width of 20 feet in order to provide an additional 

means of emergency vehicle access to the subject property.  According to the Fire Chief, 

when buildings are more than 30-feet or three stories in height, at least two separate means of 

access shall be provided (Attachment “E”).  

 

According to records of the Hood River County Assessor’s Office, the subject property and 

Tax Lot 400 are owned by separate parties.  A condition of approval is recommended that, 

prior to issuance of a building permit for a new or replacement motel building, an 

easement shall be provided that allows emergency vehicle access to the subject property 

across the property known as 3N10E27C Tax Lot 400.  

 

According to the Preliminary Plan Set (Attachment “A.1”, Sheet A-101) a 20-foot-wide paved 

driveway will be constructed between the existing Riverview motel building and the proposed 

Courtyard West motel building.  And, the access aisle in the new parking area west of the 

Courtyard West building is 24-feet wide, accommodating two-way vehicular access consistent 

with these standards.   

 

3. Driveway Design:  Driveways shall be designed pursuant to the requirements of Chapter 

13.28.  

 

FINDINGS:  Pursuant to HRMC 13.28.020, a permit is required to install service driveways.  

Pursuant to HRMC 13.28.030, the number of permissible driveways is restricted based on the 

amount of frontage on a public street and zoning.  Westcliff Drive is designated as a Local 

Street.  As such, a minimum of 22 feet of separation is required between each access point 

pursuant to HRMC 13.28.040(A).  Further, all service driveways must be constructed of 

concrete meeting city specifications from the curbline to the back edge of the existing or 

proposed sidewalk pursuant to HRMC 13.28.050.   

 

As addressed above in HRMC 17.16.040 (Public Facilities, Transportation Infrastructure), in 

order to ensure consistency with HRMC 13.28, a condition of approval previously were 

recommended that the applicant shall submit a site plan verifying the width of existing 

and proposed driveways, and distances to other driveways and intersections.  

Redevelopment of adjacent properties including the Columbia Gorge Hotel requires those 

sites to meet the same separation requirements from existing driveways on the subject 

property.  

 

4. Requirements for Phased Development Plans: 
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a. In the interest of promoting unified access and circulation systems, development sites 

under the same ownership or consolidated for the purposes of development and 

comprised of more than one (1) building site shall be reviewed as single properties in 

relation to the access standards of this ordinance.  The number of access points 

permitted shall be the minimum number necessary to provide reasonable access to 

these properties, not the maximum available for that frontage.  All necessary 

easements, agreements, and stipulations shall be met.  This shall also apply to phased 

development plans.  The owner and all lessees within the affected area are responsible 

for compliance with the requirements of this ordinance and both may be cited for any 

violation. 

b. All access must be internalized using the shared circulation system of the principal 

development or retail center.  Driveways shall be designed to avoid queuing across 

surrounding parking and driving aisles. 

 

FINDINGS:  The proposal includes phased development and the overall building site has 

been reviewed for consistency with access standards and these requirements.   

 

5. Nonconforming Access Features:  Legal access connections in place as of November 

2001 that do not conform with the standards herein are considered nonconforming features 

and shall be brought into compliance with applicable standards pursuant to the 

requirements of 13.28. 

 

FINDINGS:  There are no nonconforming access features on the subject property. 

 

6. Reverse Frontage:  Lots that front on more than one (1) street shall be required to locate 

motor vehicle accesses on the street with the lower functional classification. 

 

FINDINGS:  The subject site has frontage on only one public street. 

 

D. Access within Interchange Area Management Plan (IAMP) Overlay Zone. 

In addition to the standards and requirements of the Transportation Circulation and Access 

Management section of this ordinance (Section 16.12 and Section 17.20), parcels wholly or 

partially within an adopted IAMP Overlay Zone are subject to the Access Management Plan 

in the applicable IAMP (Exit 62 or Exit 63/64).  The following applies to land use and 

development applications for parcels within an adopted IAMP Overlay Zone that are subject 

to Chapter 17.16 Site Plan Review or Title 16 Subdivisions and, that are shown as part of an 

“Access Management Block” subject to the recommendations of the Access Management 

Plan (see Figure 9, Access Management Blocks, in the Exit 62 IAMP and Figures 10 and 11, 

Access Management Blocks, in the Exit 63 and 64 IAMP). 

 

FINDINGS:  The subject property is located in the boundary of an IAMP Overlay Zone for 

Interstate 84, but is not located in an access management block.  

 

17.20.040 Bicycle Parking.  All uses that are subject to Site Design Review shall provide bicycle 

parking, in conformance with the standards in Table 17.20-40-A, and subsections A-H, below. 

 

A. Minimum Required Bicycle Parking Spaces.  Uses shall provide long- and short-term bicycle 

parking spaces, as designated in Table 17.20.40-A. Where two options are provided (e.g., 2 

spaces, or 1 per 8 bedrooms), the option resulting in more bicycle parking shall be used. 

 

Table 17.20.40-A Minimum Requirements for Bicycle Parking Spaces 
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Use Categories Specific 

Uses 

Long-term Spaces 

(Covered or 

Enclosed) 

Short-term Spaces 

(Near Building 

Entry) 

Commercial 

Categories 

   

 Lodging 2, or 1 per rentable 

room 

2, or 1 per 20 rentable 

rooms 

 
B. Exemptions. Section 17.20.040 does not apply to single-family and two-family housing 

(attached, detached, or manufactured housing) or home occupations.  

C. Location and Design. Bicycle parking should be no farther from the main building entrance 

than the distance to the closest vehicle space, or 50 feet, whichever is less. Long-term (i.e., 

sheltered) bicycle parking should be incorporated whenever possible into building design. 

Short-term bicycle parking, when allowed within a public right-of-way, should be 

coordinated with the design of street furniture, as applicable. Racks shall allow frames and 

wheels to be locked. Shared facilities will be allowed. 

D. Visibility and Security. Bicycle parking for customers and visitors of a use shall be visible 

from street sidewalks or building entrances, so that it provides sufficient security from theft 

and damage. 

E. Options for Storage. Long-term bicycle parking requirements for multiple family uses and 

employee parking can be met by providing a bicycle storage room, bicycle lockers, racks, or 

other secure storage space inside or outside of the building, including beneath roof overhangs 

and awnings. 

F. Lighting. For security, bicycle parking shall be at least as well lit as vehicle parking. 

G. Reserved Areas. Areas set aside for bicycle parking shall be clearly marked and reserved for 

bicycle parking only.  

H. Hazards. Bicycle parking shall not impede or create a hazard to pedestrians. Parking areas 

shall be located so as to not conflict with vision clearance areas (see Diagram “A” – 

17.04.090). 

 

FINDINGS:  The proposed use requires a minimum of one long-term bicycle space per rentable 

room and one short term bicycle space per 20 rentable rooms.  The proposed hotel includes a total 

of 165 motel units at build out.  As such, covered or enclosed long-term bicycle storage for 165 

bicycles and storage for nine short-term bicycle spaces should be provided to meet the current 

standard.  No information about bicycle parking is included in the project application materials.   

 

Long-term bicycle parking can be met by providing a bicycle storage room, bicycle lockers, 

racks, or other secure storage space inside or outside of the motel buildings, including inside 

rooms and beneath balconies and roof overhangs.  In order to demonstrate conformance with 

these requirements, a condition of approval is recommended that, prior to occupancy of the 

Office/Laundry building, the applicant shall demonstrate conformance with bicycle parking 

requirements of HRMC 17.20.040 by providing a rack for at least nine bicycles near the 

office entrance for short-term use.  Further, in association with construction of each new 

motel building, a bicycle storage room or other secure space inside or outside of hotel 

buildings shall be provided to accommodate one bicycle per room prior to occupancy.  As 

conditioned, the proposal is consistent with these requirements. 

 

17.20.050 Standards for Transportation Improvements 

 

A. Permitted Uses.  Except where otherwise specifically regulated by this ordinance, the 

following improvements are permitted outright: 
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1. Normal operation, maintenance, repair, and preservation activities of existing transportation 

facilities. 

2. Installation of culverts, pathways, medians, fencing, guardrails, lighting, and similar types 

of improvements within the existing right-of-way. 

3. Projects specifically identified in the Transportation System Plan as not requiring further 

land use regulation. 

4. Landscaping as part of a transportation facility. 

5. Emergency measures necessary for the safety and protection of property 

6. Acquisition of right-of-way for public roads, highways, and other transportation 

improvements designated in the Transportation System Plan except for those that are 

located in exclusive farm use or forest zones. 

7. Construction of a street or road as part of an approved subdivision or land partition 

approved consistent with the applicable land division ordinance. 

 

FINDINGS:  The proposed use exceeds the scope of these permitted improvements.  As such, 

the standards of HRMC 17.20 are applicable to the proposal. 

 

B. Uses Subject to Site Plan Review. 

1. Construction, reconstruction, or widening of highways, roads, bridges or other 

transportation projects that are  

a. Not improvements designated in the Transportation System Plan; or  

b. Not designed and constructed as part of a subdivision or planned development subject 

to site plan and/or conditional use review. 

2. An application for site plan review is subject to review under Site Plan Review (Chapter 

17.16); however, the decision criteria do not apply.  In order to be approved, the site plan 

permit shall comply with the Transportation System Plan and applicable standards of this 

title, and shall address the criteria below.  For State projects that require an Environmental 

Impact Statement (EIS) or EA (Environmental Assessment), the draft EIS or EA shall be 

reviewed and used as the basis for findings to comply with the following criteria: 

a. The project is designed to be compatible with existing land use and social patterns, 

including noise generation, safety, and zoning. 

b. The project is designed to minimize avoidable environmental impacts to identified 

wetlands, wildlife habitat, air and water quality, cultural resources, and scenic qualities. 

c. The project preserves or improves the safety and function of the facility through access 

management, traffic calming, or other design features. 

d. Project includes provision for bicycle and pedestrian circulation as consistent with the 

Comprehensive Plan and other requirements of this ordinance. 

3. Street and interchange improvements (defined as parking removal, access modifications in 

IAMP blocks, new lanes, new streets, signalization modifications).  The site plan review 

shall include findings and solutions addressing safety, mobility, and the effect of traffic 

beyond the immediate vicinity, pedestrian system, bike system, parking and economic 

enterprise will be protected and/or enhanced by the proposed.  “The following facility(ies) 

shall be considered in the study area for all traffic analysis unless modified by the City 

Engineer:  All access points and intersections signalized and un-signalized adjacent to the 

proposed site, if the proposed site fronts an arterial collector street the analysis shall 

address all intersection and driveways along the site frontage and within the access facing 

distances extending out from the boundary from the site frontage roads through and 

adjacent to the site.  All intersections that receive site generated trips that comprise at 

least 10% or more of the total intersection volume.  All intersections needed for signal 

progression analysis.  In addition to these requirements the City Engineer may determine 
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any additional intersections or roadway links that may be adversely affected as the result 

of the proposed development.” 

 

FINDINGS:  The proposed use includes review of the Site Plan Review criteria, as addressed 

above in this report.  As such, the criteria of HRMC 17.20.050 (B.2) do not apply. 

 

17.20.060  Traffic Impact Analysis 

 

A. Purpose. The purpose of this section of the code is to implement Section 660-012-0045(2)(e) 

of the State Transportation Planning Rule that requires the city to adopt a process to apply 

conditions to development proposals in order to protect and minimize adverse impacts to 

transportation facilities. This section establishes the standards for when a proposal must be 

reviewed for potential traffic impacts; when a Traffic Impact Analysis (TIA) must be 

submitted with an application in order to determine whether conditions are needed to 

minimize impacts to and protect transportation facilities; what must be in a TIA; and who is 

qualified to prepare the analysis.  

B. Typical Average Daily Trips and Peak Hour Trips. The latest edition of the Trip Generation 

manual, published by the Institute of Transportation Engineers (ITE) shall be used as 

standards by which to gauge average daily and peak hour (weekday and/or weekend) vehicle 

trips, unless a specific trip generation study that is approved by the City Engineer indicates an 

alternative trip generation rate is appropriate.  A trip generation study may be used to 

determine trip generation for a specific land use which is not well represented in the ITE Trip 

Generation Manual and for which a similar facility is available to count.  

C. Applicability and Consultation. A Traffic Impact Analysis shall be required to be submitted 

to the city with a land use application when (1) a change in zoning or plan amendment is 

proposed or (2) a proposed development shall cause one or more of the following effects, 

which can be determined by field counts, site observation, traffic impact analysis, field 

measurements, crash history, Institute of Transportation Engineers Trip Generation; and 

information and studies provided by the local reviewing jurisdiction and/or ODOT:  

a. The proposed action is estimated to generate 250 Average Daily Trips (ADT) or more, or 

25 or more weekday AM or PM peak hour trips (or as required by the City Engineer);   

b. An increase in use of adjacent streets by vehicles exceeding the 20,000 pound gross 

vehicle weights by 10 vehicles or more per day 

c. The location of the access driveway does not meet minimum intersection sight distance 

requirements, or is located where vehicles entering or leaving the property are restricted, 

or such vehicles queue or hesitate, creating a safety hazard; or  

d. The location of the access driveway does not meet the access spacing standard of the 

roadway on which the driveway is located; or  

e. A change in internal traffic patterns that may cause safety problems, such as back up onto 

public streets or traffic crashes in the approach area.  

 
The applicant shall consult with the City Engineer or his/her designee at the time of a pre-

application conference (see Section 17.09.120 Pre-Application Conferences) about whether a 

TIA is required and, if required, the details of what must be included in the TIA. 

 

E. Traffic Impact Analysis Requirements.  

1. Preparation. A Traffic Impact Analysis shall be prepared by an Oregon Registered 

Professional Engineer who is qualified to perform traffic engineering analysis and will be 

paid for by the applicant. 

2. Transportation Planning Rule Compliance. See Chapter 17.08.050 Transportation 

Planning Rule Compliance.   
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3. Pre-application Conference. The applicant will meet with the City Engineer prior to 

submitting an application that requires a Traffic Impact Analysis. The City has the 

discretion to determine the required elements of the TIA and the level of analysis 

expected.  

 

F. Study Area. The following facilities shall be included in the study area for all Traffic Impact 

Analyses (unless modified by the City Engineer): 

1. All site-access points and intersections (signalized and unsignalized) adjacent to the 

proposed site. If the proposed site fronts an arterial or collector street, the analysis shall 

address all intersections and driveways along the site frontage and within the access 

spacing distances extending out from the boundary of the site frontage. 

2. Roads through and adjacent to the site. 

3. All intersections that receive site-generated trips that comprise at least 10% or more of 

the total intersection volume. 

4. All intersections needed for signal progression analysis. 

5. In addition to these requirements, the City Engineer may determine any additional 

intersections or roadway links that may be adversely affected as a result of the proposed 

development. 

6. Those identified in the IAMP Overlay Zone (see Subsection I). 

 

G. When a Traffic Impact Analysis (TIA) is required, the TIA shall address the following 

minimum requirements: 

1. The TIA was prepared by an Oregon Registered Professional Engineer; and 

2. If the proposed development shall cause one or more of the effects in Section 

17.20.060(C), above, or other traffic hazard or negative impact to a transportation 

facility, the TIA shall include mitigation measures that are attributable and are 

proportional to those impacts, meet the City’s adopted Level-of-Service standards, and 

are satisfactory to the City Engineer and ODOT, when applicable; and 

3. The proposed site design and traffic and circulation design and facilities, for all 

transportation modes, including any mitigation measures, are designed to: 

a. Minimize the negative impacts on all applicable transportation facilities; and  

b. Accommodate and encourage non-motor vehicular modes of transportation to the 

extent practicable; and  

c. Make the most efficient use of land and public facilities as practicable; and  

d. Provide the most direct, safe and convenient routes practicable between on-site 

destinations, and between on-site and off-site destinations; and  

e. Otherwise comply with applicable requirements of the Hood River Municipal Code.  

4. If the proposed development will increase through traffic volumes on a residential local 

street by 20 or more vehicles during the weekday p.m. peak hour or 200 or more vehicles 

per day, the impacts on neighborhood livability shall be assessed and mitigation for 

negative impacts shall be identified. A negative impact to neighborhood livability will 

occur where: 

a. residential local street volumes increase above 1,200 average daily trips; or 

b. the existing 85th percentile speed on residential local streets exceed 28 miles per hour. 

 

H. Conditions of Approval. The city may deny, approve, or approve a development proposal 

with appropriate conditions needed to meet transportation operations and safety standards and 

provide the necessary right-of-way and improvements to develop the future planned 

transportation system.  Factors that should be evaluated as part of land division and site 

development reviews, and which may result in conditions of approval, include: 
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1. Crossover or reciprocal easement agreements for all adjoining parcels to facilitate future 

access between parcels. 

2. Access for new developments that have proposed access points that do not meet the 

designated access spacing policy and/or have the ability to align with opposing access 

driveways. 

3. Right-of-way dedications for planned roadway improvements. 

4. Street improvements along site frontages that do not have improvements to current 

standards in place at the time of development.  

5. Construction or proportionate contribution toward roadway improvements necessary to 

address site generated traffic impacts, i.e. construction or modification of turns lanes or 

traffic signals. 

 

I. Traffic analysis within an IAMP Overlay Zone.  All development applications located 

within an IAMP Overlay Zone that are subject to the provisions of Chapter 17.16 (Site Plan 

Review) or Chapter 16.08 (Land Divisions) may be required to prepare a Traffic Impact 

Analysis.  City of Hood River Transportation System Plan policies call for the City, in 

coordination with Hood River County and ODOT, to monitor and evaluate vehicle trip 

generation impacts at Hood River interchanges and on street systems in interchange areas 

from development. This requirement will not preclude Oregon Department of Transportation, 

City of Hood River, or Hood River County from requiring analysis of IAMP study 

intersections under other conditions.  Development approved under this article shall be 

subject to the following additional requirements. 

1. The Traffic Impact Analysis must include an account of weekday p.m. peak hour site 

generated trips through IAMP study intersections.  Intersections impacted by 25 or more 

weekday p.m. peak hour site generated trips, or weekend peak hour site generated trips, 

shall be analyzed for level of service and volume to capacity ratio during day of opening 

conditions. 

2. The City shall provide written notification to ODOT and Hood River County when an 

application concerning property in the IAMP Overlay Zone and subject to Site Plan 

Review or Title 16 is received.  This notice shall include an invitation to ODOT and the 

County to participate in the City’s pre-application conference with the applicant, pursuant 

to Section 17.09.120. 

3. The City shall not deem the land use application complete unless it includes a Traffic 

Impact Analysis prepared in accordance with the applicable requirements of Section 

17.20.060. 

4. Pursuant to Section 17.09.030.F, ODOT shall have 14 calendar days from the date a 

completion notice is mailed to provide written comments to the City. If ODOT does not 

provide written comments during this 14-day period, the City staff report may be issued 

without consideration of ODOT comments. 

5. Monitoring Responsibilities.  The details of monitoring responsibilities will be outlined in 

the adopted IAMP. 

 

FINDINGS:  The subject property is located in an Interchange Area Management Overlay for I-84 

Exit 62.  A revised Traffic Impact Study was submitted with the subject application (Attachment 

“A.6”), however, the study does not address some of the City Engineer’s scoping requirements.   

 

After reviewing the previous traffic study submitted in association with File No. 2017-38, the 

City Engineer recommended the following conditions of approval in bold type: 

 

1) It is assumed that the office building is solely in support of the business function of the hotel.  

The application lists a banquette hall.  If the banquet hall will attract additional trips to the 
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site, this building also needs to be included in the trip generation and the impact on 

adjacent and IAMP study intersections.  In addition, the site plan application indicates 65 

net hotel units.  Please confirm the correct number. 

2) No sight distance analysis was presented in the TIA.  Please include safe stopping distance, 

sight distance analysis, right turn warrant analysis for all the subject properties 

approaches. 

3) Per 17.20.60(F.5). the TIA will address impacts to traffic at all study intersections identified in 

the IAMP 62 Overlay Zone.  Please include the number of trips the project will generate at 

the Cascade Avenue and Mt Adams Avenue intersection and at the Cascade Avenue and 

Rand Road intersection.  If the project results in 25 new trips or more through those 

intersections, a LOS and volume/capacity analysis will be required at those intersections. 

4) It does not appear that any in-process trips were added to the analysis. Please include the 

recently approved 80 unit Columbia Gorge Hotel Expansion in your analysis. 

5) In Figure 5 on page 10 of the TIA, the figure indicates that 348 trips went through the 

intersection of Cascade Avenue and the westbound ramp of I84 Exit 62 ramp.  It would appear 

that there was a typographic error.  The trips, I believe, should be 0 going WBT the intersection 

and 348 WBL.  This is confirmed in Appendix A –Existing Traffic Counts with the raw traffic 

counts for the Cascade Avenue/I84 westbound ramp, PM Peak Hour Turning Movement 

Volumes, under the WBL column.  This error was transferred to the LOS and V/C calculations 

presented in Appendix B – EXISTING WEEKDAY LEVELS OF SERVICE AND V/C RATIO.  

The analysis for Cascade Avenue and the I84 Exit 62 westbound ramp erroneously places 

the traffic counts in the WBT column instead of the WBL column.  These errors should be 

corrected and the TIA re-submitted. 

6) The findings in the TIA report are inconsistent with other recent TIA’s that have analyzed the 

Cascade and westbound I84 Ramp.  A study performed for the re-zoning of Morrison Park by 

DKS & Associates showed the intersection’s V/C ratio to be 1.10, well over the Oregon 

Highway Plan of 0.85. Another study recently completed for the Columbia River Hotel 

Expansion, by Ferguson & Associates, shows the westbound ramp approach at a LOS of “F” 

and a V-C ratio of 1.20.  Maybe the inconsistency of the Applicant’s TIA with other studies is 

due to the left turn count error.  Please revise the TIA and re-analyze the Cascade and 

westbound I84 Ramp intersection.   If the intersection has met signal warrants, as the City 

believes, then the Applicant shall describe how the Applicant proposes to preserve or 

improve the safety and function of the facility.  This most likely will be by mitigating the 

project’s effect on the impacted intersection by paying a proportionate share of the estimated 

cost of the signalization.  The TIA shall include mitigation measures in its 

recommendations. 

7) Other Intersections within the I84 Exit 62 IAMP overlay zone that TIA’s have shown to have 

LOSs below “D” or V/C ratios above 0.90 are Mt Adams Avenue and Cascade Avenue and 

Rand Road and Cascade Avenue.  The Applicant shall also pay a proportionate share based 

on the number of new trips the project contributes to these intersections.  The TIA shall 

present these proportionate share calculations. 

 

After reviewing the revised traffic study submitted with the current application (Attachment 

“A.6”), the City Engineer recommended the following conditions of approval pursuant to HRMC 

17.20.060(H) in bold type (Attachment “D”): 

 

1. The Traffic Impact Analysis (TIA) completed by H. Lee & Associates dated 6/14/19 must 

be updated per Engineering comments provided 8/16/19.  Additionally, the TIA must be 

updated to accurately reflect the total number of proposed units. 

2. The proportionate share per trip generated through the Cascade Ave. and I-84 Exit 62 

on/off ramps, Cascade Ave. and Mt Adams, and Cascade Ave. & Rand Rd. will be paid at 
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time of building permit issuance for each subsequent phase based on the increase in hotel 

units. 

3. The Applicant shall be required to verify all existing sidewalks meet maximum cross slope 

of 2%. Replace substandard sections per Public Works direction. Sidewalk and/or curb & 

gutter damaged during construction of subsequent phases of the project shall be replaced 

per Public Works direction. 

 

In association with the current application, ODOT submitted comments recommending the 

applicant contribute a proportionate share toward the cost of projects identified in the 

Transportation System Plan for the I-84 Exit 62 Interchange Area (Attachment “F”).  And, as 

addressed above in HRMC 17.06, ODOT staff also support requiring the applicant’s Traffic Impact 

Analysis to be updated to identify a threshold at which signalization of the Cascade Ave./I-84 

westbound ramp intersection must be completed. 

 

III CONCLUSION: The proposed modification of an existing conditional use permit for the Westcliff 

Lodge to add up to 43 more rooms for a total of up to 165 rooms on the site at full build out (previously 

approved with up to 122 rooms) is permitted in the C-2 zone subject to compliance with the criteria for 

Conditional Uses and Site Plan Review as well as other applicable standards of the City of Hood River 

Municipal Code.  Existing motel buildings, other residential buildings and the White Buffalo Wine Bar 

are proposed to be demolished and replaced with new buildings. 

 

Construction and demolition is proposed to be phased over a five-year period.  The current application 

includes review of modifications to a “master plan” for five-year build out of the project, as well as 

review of the Courtyard West building and associated parking and improvements.  Review of buildings 

in future phases (Riverview West, Office/Laundry, Courtyard South, Riverview Suites, and Riverview 

“Central”) and associated improvements are expected to occur as Administrative Actions pursuant to 

HRMC 17.09.030, to ensure buildings are consistent with applicable design standards and other 

applicable requirements.   

 

The Traffic Impact Analysis (TIA) submitted with the original “master plan” application (File No. 2017-

38) was updated.  The revised TIA (Attachment “A.6”) identifies a failing volume-to-capacity ratio at the 

I-84 Exit 62 westbound off ramp’s intersection with Cascade Avenue in 2022 with the proposed motel 

expansion.  As explained in HRMC 17.03.120 (Interchange Area Management Plan Overlay Zone), 

freeway interchanges are a vital transportation link for regional travel and freight movement and provide 

connectivity between the east and west side of the community and to employment and recreational 

opportunities at the waterfront.  Preserving capacity and ensuring the safety of these interchanges and the 

local transportation systems in their vicinity is essential to visitors, residences, and existing businesses as 

well as to the continued economic vitality along the Columbia River and to community growth and 

development in the vicinity of the interchanges. 

 

Pursuant to HRMC 17.09.040(F.5), the applicant has the burden of proof to demonstrate how the 

application complies with the applicable criteria or can be made to comply through application of 

conditions of approval.  Existing sanitary sewer and transportation facilities are not adequate to meet the 

demands of the proposed motel expansion and, thus, off-site sewer and transportation improvements are 

necessary to ensure adequate public facilities can serve the proposed use.   

 

Conditions of approval are recommended including completion of improvements along the site’s 

Westcliff Drive frontage, payment of proportionate shares for construction of off-site intersection 

improvements where found to be necessary (subject to revisions to the applicant’s TIA as addressed in 

the City Engineer’s comments), as well as payment of a proportionate share of public sanitary sewer 

facilities consistent with the requirements of the City Engineer.  Further, it is recommended that the 
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applicant’s TIA identify a threshold at which at which signalization of the Cascade Ave./I-84 westbound 

ramp intersection must be completed.  These conditions are necessary to ensure compliance with all 

applicable standards and criteria including provision of adequate public facilities to serve the proposed 

conditional use. 

 

IV. RECOMMENDATION:  Staff recommends approval of the subject application subject to the 

conditions of approval drafted below. 

 

V. DRAFT CONDITIONS OF APPROVAL:  Based on the foregoing findings and except as 

conditioned below, this application is approved in general conformance with the applicant’s proposal, 

the preliminary site plan and related plans and all representations and statements made by the 

applicant or any authorized representatives.  This approval is granted subject to the requirements that 

the applicant, owner or subsequent developer (the “developer”) shall comply with all applicable code 

provisions, laws and standards and the following conditions.  These conditions shall be interpreted 

and implemented consistently with the foregoing findings: 

 

Planning Department 

 

1. Approval is for modification of an existing Conditional Use Permit to allow expansion of the 

Westcliff Lodge motel featuring a phased “master plan” with up to 165 total of rooms and 168 

parking spaces on the site at build out, a banquet facility, maintenance building, overlook viewing 

platform, utilities and associated site improvements consistent with the preliminary plans 

(Attachment “A.1”).  Approval includes the phase with the three-story, 27-room Courtyard West 

motel building and an associated parking area (Attachment “A.2”), and conformance with the 

maximum height standard of 45 feet will be verified prior to issuance of building permits for the 

Courtyard West motel building. 

 

2. The owner shall obtain a building permit for the phase with the Courtyard West building within two 

(2) years from the written notice of the final decision, or the decision on an appeal, whichever is 

later.  A single one (1) year extension may be granted by the Planning Director prior to the expiration 

date if the owner can demonstrate that circumstances or conditions, not known or foreseeable at the 

time of original application, warrant an extension of the permit.  The extension request and fee must 

be received by the department no later than thirty (30) days prior to the expiration of the permit. 

 

3. Prior to development of phases after the Courtyard West building, a land use application(s) shall be 

submitted pursuant to HRMC 17.06.010(4) in order to ensure that the Riverview West, 

Office/Laundry, Courtyard South, Riverview Suites, and Riverview “Central” buildings and 

associated improvements including off-street parking areas are consistent with the “master plan” and 

comply with applicable design standards and other requirements.  Proposed buildings, parking areas 

and other improvements that are consistent with the approved “master plan” are expected to be 

reviewed by the Planning Director as Administrative Actions.  However, deviation from the 

approved “master plan” in a manner that will increase the density or impact of the use may require 

review as Quasi-Judicial Actions.  Conformance with the maximum height standard will be reviewed 

in association with future land use applications, and verified prior to issuance of building permits. 

 

4. All improvements shall be consistent with the “master plan” described in this decision (Attachment 

“A.1”), and all permits for new buildings and other improvements in all phases shall be obtained 

within five years of the date of issuance of the building permit for the Courtyard West building. 

 

5. Prior to issuance of a building permit for the Courtyard West or other motel building on the site, a 

revised phasing plan shall be submitted verifying the proposed timing of demolition and 
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construction of all on- and off-site improvements for review and approval by the Planning Director 

and City Engineer.  The phasing plan may be modified by the City to ensure that adequate public 

facilities are provided prior to or in association with each phase.  

 

6. Prior to issuance of building permits, details of all exterior lighting including wattage and shielding 

shall be provided for review and approval by the Planning Director.  All exterior lighting on the 

site shall be subdued and shall not shine, cause glare, or be unnecessarily bright on surrounding 

properties.  Lighting shall take into consideration the viewshed.  Flood lights on poles higher than 

fifteen (15) feet shall not be permitted.  

 

7. Prior to issuance of a building permit for any new or replacement motel building, a landscaping plan 

shall be submitted for review and approval by the Planning Director.  The landscaping plan shall 

identify the number, location, size and species of plant materials, as well as the method of irrigation, 

demonstrating conformance with the standards of HRMC 17.17.030 and 17.17.040.  A landscaped 

buffer shall be provided between the site’s eastern property line and the parking area that will serve 

the new Office and Laundry building.  Invasive species shall be removed. 

 

8. All parking spaces shall be hard surfaced.  Hard surfacing of parking areas and associated 

landscaping improvements shall be completed in association with each phase to meet the 

requirements of that phase.   

 

9. The trash and recycling area shall be screened on all sides through use of vegetative materials or 

appropriate fencing. 

 

10. All outdoor storage areas shall be screened through the use of vegetative materials or appropriate 

fencing, and any new fencing shall meet the standards of HRMC 17.04.050. 

 

11. Prior to occupancy of the Office/Laundry building (future phase of the “master plan”), the applicant 

shall demonstrate conformance with bicycle parking requirements of HRMC 17.20.040 by providing 

a rack for at least nine bicycles near the office entrance for short-term use.   

 

12. Prior to occupancy of any new motel building, a bicycle storage room or other secure space inside or 

outside of hotel buildings shall be provided to accommodate one bicycle per room.  

 

13. Landscaping associated with any specific phase shall be installed or guaranteed prior to occupancy of 

the new building(s) in that phase. 

 

14. The owner shall be responsible for the establishment and maintenance of all landscaping in 

accordance with the approved landscaping plan. 

 

Public Works and Engineering Department 

 

15. The Public Works & Engineering Department will conduct a detailed engineering plan review for 

each individual phase of the “master plan”. 

 

16. All existing overhead utilities running parallel to tax lot 100 & 400 on Westcliff Drive shall be 

placed underground within the dedicated right-of-way during Phase 2. 

 

17. Demolition of existing structures on the site will require a City of Hood River Demolition Permit.  

Contact the Building Department (541-387-5202) for an application and additional information. 
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18. The Oregon Department of Environmental Quality requires a National Pollutant Discharge 

Elimination System (NPDES) 1200 – C permit for all projects that disturb one acre or more. Contact 

the Bend regional DEQ office at 541-388-6146 for permit application forms and more information. 

 

19. Prior to any site work a Construction Site Permit is required.  A pre–submittal meeting is 

recommended prior to the engineered design of any public facilities. 

 

20. Maintain a minimum of two feet separation between water infrastructure and all other utilities in the 

right-of-way.  Water meters must be located in a sidewalk and not in a driveway approach.  There 

appears to be a water meter just west of the western-most driveway; the fate of that service should be 

described in the engineered plans. 

 

21. Public Works requires separate taps for domestic water service, fire service and irrigation service. 

 

22. All water infrastructure needed to meet the demands of the additional rooms will be at the owner's 

expense.  The applicant's engineer must verify water pipe size and flows to accommodate the current 

request consistent with City standards. 

 

23. In order to accommodate additional sanitary sewer effluent, the owner shall share in the cost of 

construction of a segment of the Westcliff Drive pump station force-main that is located in Country 

Club Road.  The cost sharing arrangement will be determined by the City Engineering/Public Works 

Department.  Costs shall be paid at time of building permit issuance for each phase based on the 

increase in hotel units 

 

24. The Sanitary Sewer Master Plan identifies the Westcliff Pump Station is at/near the end of its useful 

life.  The applicant shall share in cost for the replacement/upgrades of the Westcliff Pump Station, 

The cost sharing arrangement will be determined by the City Engineering/Public Works Department. 

Costs shall be paid at time of building permit issuance for each phase based on the increase in hotel 

units. 

 

25. The applicant shall share in cost for upsizing the Westcliff Dr. pump station force main crossing I-84. 

The cost sharing arrangement will be determined by the City Engineering/Public Works Department.  

Costs shall be paid at time of building permit issuance for each phase based on the increase in hotel 

units. 

 

26. The Sanitary Sewer SDC based on the second 4” water service will be collected at time of building 

permit issuance for the Courtyard West building (Phase 2). 

 

27. The plans submitted for the engineering plan review must include a sufficient level of detail 

pertaining to the sewage system, connections to the conveyance system, etc. Maintain a minimum of 

two feet separation between sewer infrastructure and all other utilities in the right-of-way.  A sewer 

cleanout must be located in a sidewalk and not in a driveway approach. 

 

28. The stormwater management plan shall comply with City standards and direction of the City 

Engineer. 

 

29. Prior to issuance of a building permit, the applicant shall submit a site plan including specified 

features and dimensions including existing and proposed driveway locations, widths as well as 

distances to existing driveways and intersections, etc. per HRMC 17.20.030(A).  All driveways on 

the site shall meet the requirements of Chapter 13.28 of the Hood River Municipal Code. 
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30. The applicant shall be responsible for improvements to the site’s Westcliff Drive frontage 

including removal of an existing concrete driveway approach and replacement of asphalt, gutter, 

curb and sidewalk consistent with City standards.  The timing of the improvements shall be 

verified in the applicant’s final phasing plan. 

 

31. In association with construction of the Courtyard West building, the driveway approach along the 

western property line must be improved to a minimum of 20 feet wide. 

 

32. In association with construction of the new Office/Laundry building, street trees shall be installed in 

conformance with City standards between the new Office/Laundry building and Westcliff Drive. 

 

33. All driveway approaches shall meet ADA barrier-free requirements.  If a driveway approach is 

found to not be in compliance with ADA barrier-free requirements, then the applicant shall 

replace the approach consistent with City of Hood River standards.  The design of the approach 

wings shall be detailed with grades and elevations by a professional engineer registered in the 

State of Oregon. The approach shall meet ADA barrier free requirements.  

 

34. Shared bike lane markings conforming to the latest edition of the Manual on Uniform Traffic 

Control Devices (MUTCD) shall be provided on Westcliff adjacent to the site per the City’s TSP, 

Figure 4 –Bicycle System Plan, and IAMP I84 Exit 62 Plan, Figure 4 – Bicycle Network 

Improvements. 

 

35. Prior to issuance of a building permit for a new or replacement motel building, an access 

easement across a portion of the property known as 3N10E27C Tax Lot 400 shall be created and 

filed with the county to allow for legal ingress and or egress to the applicant’s property.  

 

36. The applicant’s Traffic Impact Analysis shall meet the requirements of the City Engineer (HRMC 

17.20.060.G.2).  The applicant’s traffic engineer shall resubmit the traffic study to address the 

City Engineer’s comments specified below.  Mitigation will be incorporated with conditions of 

this site plan approval. 

a. The Traffic Impact Analysis must be updated to address comments provided to the traffic 

engineer by the City Engineering Department via email on June 14, 2019, including accurately 

reflecting the total number of proposed units in the “master plan” (i.e. 165); 

b. The Traffic Impact Analysis shall be updated to identify a threshold at which signalization of the 

Cascade Ave./I-84 westbound ramp intersection must be completed (e.g. based on a revised 

phasing plan, prior to construction of Phase 5 of the “master plan”).  At the time of the identified 

threshold, payment of proportionate shares of the signalization project will no longer be 

sufficient to allow subsequent phases of the “master plan” to be constructed.  In association with 

a subsequent land use review process for a future phase, the applicant’s traffic engineer may 

submit evidence to justify revision of the identified threshold if in-process development on other 

sites (e.g. Columbia Gorge Hotel) is not constructed and the land use approval entitlement for 

that in-process development expires. 

c. The proportionate share for trips generated through the Cascade Ave./I-84 Exit 62 on/off ramps, 

Cascade Ave./Mt Adams intersection, and Cascade Ave./Rand Rd. intersection shall be paid at 

time of building permit issuance for each phase based on the increase in hotel units. 

d. The applicant shall verify all existing sidewalks adjacent to the site meet maximum cross slope 

of 2%, and replace substandard sections per Public Works direction. Sidewalk and/or curb & 

gutter damaged during construction of subsequent phases of the project shall be replaced per 

Public Works direction. 

 



19-43 CUP AMD Klein & Assoc Westcliff Lodge staff report  46 

37. A representative of the design engineer, referred to as the Resident Engineer, shall be on site nearly 

every day throughout the construction of public/ROW improvements in order to perform the duties 

of the Resident Engineer as described in the Engineering Standards. 

 

38. Any graded areas shall be replanted as soon as possible after construction to prevent erosion.  A 

construction erosion control plan shall be provided in conformance with the city’s engineering 

standards.  

 

39. All utilities shall be placed underground including power, phone, cable television and other 

telecommunications lines (HRMC 17.16.040, Public Facilities and HRMC 12.05.010(E)). 

 

40. Design and construction of public facilities must meet the requirements of the City of Hood River 

Engineering Standards. A copy of the Engineering Standards is available at the City Public 

Works office or on line at www.ci.hood-river.or.us. 

 

41. All fees, bonds, and insurance must be provided as per the City of Hood River Engineering 

Standards. 

 

42. System Development Charges (SDCs) are due prior to issuance of a building permit. 

 

43. All City sanitary and/or storm sewer pipes and appurtenances located outside of a dedicated 

public right of way must be located within a recorded easement on a form provided by the City. 

All easements must meet the requirements of the City Engineering Standards. 

 

City Fire Department 

 

44. Prior to issuance of a building permit, evidence shall be submitted that there is an easement allowing 

emergency vehicle access to the subject property across the property known as 3N10E27C Tax Lot 

400, or that the Fire Chief does not require this means of access. 

 

45. Prior to issuance of building permits for new motel buildings and prior to occupancy, the owner 

shall demonstrate compliance with the requirements of the City Fire Chief. 

 

General 

 

46. Sign permits shall be obtained from the City of Hood River prior to installation of any new signs on 

the site. 

 

47. The applicant/property owner is responsible for knowledge of existing easements and property lines.  

This approval does not condone nor require interference with existing easements, covenants, deeds or 

restrictions of record which affect this or adjacent properties. 

 

48. Failure to comply with these conditions will nullify this permit. 

http://www.ci.hood-river.or.us/
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From: Ice Fountain Water District <ifwater@hrecn.net>  
Sent: Wednesday, February 19, 2020 8:30 AM 
To: Kevin Liburdy <K.Liburdy@cityofhoodriver.gov> 
Subject: FW: Westcliff Lodge Conditional Use Permit Modification (Planning Dept. File No. 2019-43) - 
3N10E27C Tax Lot 100 

Good morning Kevin.  Water would be available to serve the addition of 43 more rooms as requested by 
the owner.  Any and all infrastructure needed to meet the demands of the additional rooms added 
would be at the owner's expense.  With construction on the water infrastructure beginning shortly for 
the current approved additions, if they haven't already, the applicant's engineers may want to verify 
pipe size and flows to accommodate this additional request.  Thank you and please don't hesitate to call 
with any further questions. 

Mark Beam 
District Manager 
Ice Fountain Water District 
541-386-4299
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City Engineering Department Plan Review 
Westcliff Lodge Modifications to Master Plan CUP 

1

February 19, 2020 

Applicant: Klein & Associates Owner: Grant Polson 

Location: 4070 Westcliff Dr.  Map & tax Lot: 03N10E27C00100&400 

Re: City Engineering Department Comments 

In response to the Request for Comments from the Planning Department, based on the proposed 

Westcliff Lodge CUP Master Plan Modifications dated 6/28/19, Public Works and Engineering 

have the following items to address: 

1. General: The Public Works & Engineering Department will conduct a detailed

engineering plan review for each individual phase of the proposed Master Plan.

2. General: All existing overhead utilities running parallel to tax lot 100 & 400 on

Westcliff Drive shall be placed underground within the dedicated ROW during Phase 2.

3. Transportation: The Traffic Impact Analysis (TIA) completed by H. Lee & Associates

dated 6/14/19 must be updated per Engineering comments provided 8/16/19.

Additionally, the TIA must be updated to accurately reflect the total number of proposed

units.

4. Transportation: The proportionate share per trip generated through the Cascade Ave.

and I-84 Exit 62 on/off ramps, Cascade Ave. and Mt Adams, and Cascade Ave. & Rand

Rd. will be paid at time of building permit issuance for each subsequent phase based on

the increase in hotel units.

5. Frontage Improvements: The Applicant shall be required to verify all existing

sidewalks meet maximum cross slope of 2%. Replace substandard sections per Public

Works direction. Sidewalk and/or curb & gutter damaged during construction of

subsequent phases of the project shall be replaced per Public Works direction.

6. Sanitary Sewer: The SDC fee based on the second 4” water service will be collected at

time of building permit issuance during Phase 2.

7. Sanitary Sewer: The Sanitary Sewer Master Plan identifies the Westcliff Pump Station

is at/near the end of its useful life. The applicant shall share in cost for the

replacement/upgrades of the Westcliff Pump Station. To be paid at time of building

permit issuance for each subsequent phase based on the increase in hotel units.

8. Sanitary Sewer: The applicant shall share in cost for upsizing the Westcliff Dr. pump

station force main crossing I-84. To be paid at time of building permit issuance for each

subsequent phase based on the increase in hotel units.
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9. Sanitary Sewer: The applicant shall share in cost for upsizing the Westcliff Dr. pump 

station force main located in Country Club Rd. To be paid at time of building permit 

issuance for each subsequent phase based on the increase in hotel units. Previous 

negotiations between the City and the applicant determined the applicant would be 

responsible for 1/3 of the total cost of the project. 

 

Thank you, 

 

Devry Bell 
Engineering Department 

City of Hood River 

Riston Andrews 
Engineering Department 

City of Hood River 

 



From: Leonard Damian <L.Damian@cityofhoodriver.gov> 
Sent: Wednesday, February 19, 2020 3:37 PM 
To: Kevin Liburdy <K.Liburdy@cityofhoodriver.gov> 
Subject: WestCliff Lodge Comments 

Kevin 

In regards to the updated Master Site Plan document shared (File 2019-43), in addition to the comments 
below, due to Ice Fountain providing fire protection (water) in this area they must obtain fire flow 
calculations for this proposed project.  The below comments apply to this Master Plan: 

GENERAL REQUIREMENTS: 
1. OPEN BURNING:  Open burning is prohibited in the City of Hood River.  Combustible waste
material, trash and rubbish shall not be burned.  Accumulations of such material shall be
removed from the site as often as necessary to minimize the hazards.  (OFC 307)

FIRE APPARATUS ACCESS: 
2. FIRE APPARATUS ACCESS ROAD DISTANCE FROM BUILDINGS AND FACILITIES:  Access roads
shall be within 150 feet of all portions of the exterior wall of the first story of the building as
measured by an approved route around the exterior of the building or facility.  An approved
turnaround is required if the remaining distance to an approved intersecting roadway, as
measured along the fire apparatus access road, is greater than 150 feet. (OFC 503.1.1)

3. DEAD END ROADS AND TURNAROUNDS:  Dead end fire apparatus access roads in excess of
150 feet in length shall be provided with an approved turnaround.  (OFC 503.2.5 & D103.1)

4. ADDITIONAL ACCESS ROADS – COMMERCIAL/INDUSTRIAL HEIGHT:  Buildings exceeding 30
feet in height or three stories in height shall have at least two separate means of fire apparatus
access. (D104.1)

5. AERIAL FIRE APPARATUS ROADS:  Buildings with a vertical distance between the grade plane
and the highest roof surface that exceeds 30 feet in height shall be provided with a fire
apparatus access road constructed for use by aerial apparatus with an unobstructed driving
surface width of not less than 26 feet. For the purposes of this section, the highest roof surface
shall be determined by measurement to the eave of a pitched roof, the intersection of the roof
to the exterior wall, or the top of the parapet walls, whichever is greater. Any portion of the
building may be used for this measurement, provided that it is accessible to firefighters and is
capable of supporting ground ladder placement. (OFC D105.1, D105.2)

6. AERIAL APPARATUS OPERATIONS:  At least one of the required aerial access routes shall be
located within a minimum of 15 feet and a maximum of 30 feet from the building, and shall be
positioned parallel to one entire side of the building. The side of the building on which the aerial
access road is positioned shall be approved by the Fire Marshal. Overhead utility and power
lines shall not be located over the aerial access road or between the aerial access road and the
building. (D105.3, D105.4)
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7. FIRE APPARATUS ACCESS ROAD WIDTH AND VERTICAL CLEARANCE:  Fire apparatus access 
roads shall have an unobstructed driving surface width of not less than 20 feet (26 feet adjacent 
to fire hydrants (OFC D103.1)) and an unobstructed vertical clearance of not less than 13 feet 6 
inches. (OFC 503.2.1 & D103.1)   
  
8. NO PARKING SIGNS:  Where fire apparatus roadways are not of sufficient width to 
accommodate parked vehicles and 20 feet of unobstructed driving surface, “No Parking” signs 
shall be installed on one or both sides of the roadway and in turnarounds as needed. Signs shall 
read “NO PARKING - FIRE LANE” and shall be installed with a clear space above grade level of 7 
feet.  Signs shall be 12 inches wide by 18 inches high and shall have red letters on a white 
reflective background. (OFC D103.6)  
  
9. NO PARKING:  Parking on emergency access roads shall be as follows (OFC D103.6.1-2): 1. 20-
26 feet road width – no parking on either side of roadway 2. 26-32 feet road width – parking is 
allowed on one side 3. Greater than 32 feet road width – parking is not restricted Note: For 
specific widths and parking allowances, contact the local municipality.   10. PAINTED 
CURBS:  Where required, fire apparatus access roadway curbs shall be painted red (or as 
approved) and marked “NO PARKING FIRE LANE” at 25-foot intervals.  Lettering shall have a 
stroke of not less than one inch wide by six inches high.  Lettering shall be white on a red 
background (or as approved).  (OFC 503.3)  
  
11. FIRE APPARATUS ACCESS ROADS WITH FIRE HYDRANTS:  Where a fire hydrant is located on a 
fire apparatus access road, the minimum road width shall be 26 feet and shall extend 20 feet 
before and after the point of the hydrant. (OFC D103.1)  
  
12. TURNOUTS:  Where access roads are less than 20 feet and exceed 400 feet in length, 
turnouts 10 feet wide and 30 feet long may be required and will be determined on a case by 
case basis. (OFC 503.2.2)  
  
13. SURFACE AND LOAD CAPACITIES:  Fire apparatus access roads shall be of an all-weather 
surface that is easily distinguishable from the surrounding area and is capable of supporting not 
less than 12,500 pounds point load (wheel load) and 75,000 pounds live load (gross vehicle 
weight). Documentation from a registered engineer that the final construction is in accordance 
with approved plans or the requirements of the Fire Code may be requested. (OFC 503.2.3)    
  
14. TURNING RADIUS:  The inside turning radius and outside turning radius shall not be less than 
28 feet and 48 feet respectively, measured from the same center point. (OFC 503.2.4 & D103.3)  
  
15. ACCESS ROAD GRADE:  Fire apparatus access roadway grades shall not exceed 15%. 
Alternate methods and materials may be available at the discretion of the Fire Marshal (for 
grade exceeding 15%).   
  
16. ANGLE OF APPROACH/GRADE FOR TURNAROUNDS: Turnarounds shall be as flat as possible 
and have a maximum of 5% grade with the exception of crowning for water run-off.  (OFC 
503.2.7 & D103.2)  
  



17. AERIAL APPARATUS OPERATING GRADES:  Portions of aerial apparatus roads that will be 
used for aerial operations shall be as flat as possible. Front to rear and side to side maximum 
slope shall not exceed 10%.  
  
18. GATES:  Gates securing fire apparatus roads shall comply with all of the following (OFC 
D103.5, and 503.6): 1. Minimum unobstructed width shall be not less than 20 feet (or the 
required roadway surface width). 2. Gates shall be set back a minimum of 30 feet from the 
intersecting roadway or as approved.  3. Electric gates shall be equipped with a means for 
operation by fire department personnel 4. Electric automatic gates shall comply with ASTM F 
2200 and UL 325.  
  
19. ACCESS DURING CONSTRUCTION:  Approved fire apparatus access roadways shall be 
installed and operational prior to any combustible construction or storage of combustible 
materials on the site. Temporary address signage shall also be provided during construction. 
(OFC 3309 and 3310.1)   
  
20. TRAFFIC CALMING DEVICES:  Shall be prohibited on fire access routes unless approved by the 
Fire Marshal. (OFC 503.4.1).   
  
FIRE SAFETY DURING CONSTRUCTION:  
21. PORTABLE FIRE EXTINGUISHERS:  Structures under construction, alteration or demolition, 
shall be provided with not less than one approved portable fire extinguisher.  (OFC 3315)   
  
BUILDING ACCESS AND FIRE SERVICE FEATURES  
 22. KNOX SYSTEM:  An entry system, padlock, or Knox key switch for gate access may be 
required.  Order via Knox at (https://www.knoxbox.com/store/selectProduct.cfm?fdID=21496) 
or call 800-5525669 or contact Hood River Fire & EMS for assistance and instructions regarding 
installation and placement. (OFC 506.1)  
  
23. PREMISES IDENTIFICATION:  New and existing buildings shall have approved address 
numbers; building numbers or approved building identification placed in a position that is 
plainly legible and visible from the street or road fronting the property, including monument 
signs. These numbers shall contrast with their background. Numbers shall be a minimum of 4 
inches high with a minimum stroke width of 1/2 inch. (OFC 505.1) 
 

 
Leonard Damian | Fire Chief 
Hood River Fire & EMS • hoodriverfire.com 
1785 Meyer Parkway •  Hood River, OR 97031 • P 541.386.9458 
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February 18, 2020           ODOT #10544 

ODOT Response 

Project Name: Westcliff Lodge Conditional Use 

Modification 

Applicant: Jeff Dellis, Klein & Associates 

Jurisdiction: City of Hood River Jurisdiction Case #: 19-43 CUP MOD 

Site Address: 4070 Westcliff Drive, Hood River, OR Legal Description: 03N 10E 27C 

Tax Lot(s): 00100 

State Highway: Interstate 84 Mileposts: 62.02 

The site of this proposed land use action is in the vicinity of Interstate 84. ODOT has permitting 

authority for this facility and an interest in ensuring that this proposed land use is compatible with 

its safe and efficient operation.  

Please direct the applicant to the District Contact indicated below to determine permit 

requirements and obtain application information. 

COMMENTS/FINDINGS 

ODOT has reviewed the submitted application to modify the Westcliff Lodge Master Plan and 

Courtyard West building. The proposal includes a modification of an existing Conditional Use 

Permit to include up to 43 additional rooms, for a total of 165 rooms on site. Off-street parking 

will be increased to 168 spaces. Phase two of the proposal includes the addition of a third story 

(27-units) to the Courtyard West Building.  

ODOT reviewed the City of Hood River’s TSP projects relevant to this development. ODOT 

recommends the applicant contribute their proportionate share toward the cost of TSP projects in 

the I-84 Exit 62 Interchange Area. ODOT recommends that the applicant contribute their 

proportionate share toward the cost of this project. If the City requires a traffic impact analysis, 

please include ODOT in the scoping process.  

ODOT RECOMMENDED LOCAL CONDITIONS OF APPROVAL 

Traffic Impacts 

The applicant shall submit a traffic impact analysis to assess the impacts of the proposed 

use on the State highway system. The analysis must be conducted by a Professional 

Engineer registered in Oregon. Contact the ODOT Traffic representative identified 

below and the local jurisdiction to scope the study. 

Oregon 
 Kate Brown, Governor 

Department of Transportation 
Region 1 Headquarters 

123 NW Flanders Street 

Portland, Oregon  97209 

(503) 731.8200

FAX (503) 731.8259 
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Please send a copy of the Staff Report and/or Notice of Decision including conditions of 

approval to: 

ODOT Region 1 Planning 

Development Review 

123 NW Flanders St 

Portland, OR 97209 

ODOT_R1_DevRev@odot.state.or.us 

 

 

Development Review Planner: Kate Hawkins 503.731.3049  

kate.w.hawkins@odot.state.or.us 

Traffic Contact: Avi Tayar, P.E. 503.731.8221 

abraham.tayar@odot.state.or.us 

District Contact: Loretta Kieffer 503.667.7441 

loretta.l.kieffer@odot.state.or.us 
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