
. PORT OF HOOD RIVER COMMISSION 
AGENDA – LOT 1 SPECIAL WORK SESSION 

Tuesday, February 28, 2023 
Port of Hood River Conference Room 

10:00 a.m. – 11:00 a.m. 
1000 E. Port Marina Drive, Hood River 

 
 

1. Call to Order – 10:00 a.m. 
 

2. Introduction and Purpose of the Meeting (Ben Sheppard) 
 
3. Situation Assessment Discussion (20 minutes, Ben Sheppard) 

1. Prior Planning Work, New Situation  
– Quick review of prior planning work and the economic, public policy, and Port 

priority assumptions the most recent work was based on (Walker|Macy, Group 
MacKenzie, etc.)  

– Discussion on current conditions and changes that would affect those 
assumptions; i.e., post-pandemic regional economy, zone change possibility, new 
Port priorities and goal timelines. What is important to keep?  

 
4. Community Need & Benefit Discussion (20 minutes, Ben Sheppard) 

1. The Role of Lot 1 in the Community, as a Place 
2. Highest and best use of the Lot for the Community 

 
5. Next Steps (20 minutes, Ben Sheppard) 

1. Composition and Formation of Planning Charrette 
2. Identify Port liaison to City, County, Urban Renewal 

 
6. Recess into Executive Session Under ORS 192.660(2)(e) to conduct deliberations with persons designated 

to negotiate real property transactions and OR 192.660(2)(h) to consult with legal counsel regarding 
current litigation or litigation likely to be filed.  
 

7. Adjourn 
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Commission Memo 

Prepared by: Genevieve Scholl   
Date:   February 28, 2023 
Re:   Reference materials for discussion 
 

 

For the purposes of providing reference materials to inform the Commission discussion on 
Lot 1 development, Commissioner Sheppard has requested that staff provide the 
Walker|Macy Conceptual Plan and Infrastructure Framework Plan, both attached.  

 

RECOMMENDATION: Information only.  
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LOT 1 - DEVELOPMENT PLAN

Por t of Hood River, Oregon
FEBRUARY 2016



PORTWAY AVE.
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CHANGES AT THE RIVERFRONT

Over the past decade, the riverfront has transformed from 
open yards and industrial uses to a vital mix of industry and 
recreation that is rarely found in waterfront locations. The 
Port of Hood River has taken the lead in accommodating 
the community’s desire to be  connected to the waterfront 
while fulfilling its own aspirations to provide economic 
and light industrial development. The two uses have been 
seamlessly connected to establish a mutually beneficial 
development plan. Businesses operate in contemporary 
facilities that have good vehicular access to I-84 and the 
surrounding region while providing their employees the 
benefits of being on the waterfront. The community has 
an unparalleled connection to the world famous Columbia 
River Gorge wind and water. Through a series of public 
open spaces, visitors and residents can directly access 
the river and its shores. 

In order to determine a preferred approach for its 
development, the Port undertook a planning effort to 
identify priorities and the best potential use for the site. 
The work presented here is based on previous studies, 
most notably the Lot 1 - Preliminary Concept Plan by 
Group Mackenzie (February 2013). 
 	
	

Views from the I-84 crossing to the river and 
hillsides to the north should be preserved. 

•  

Lot 1 buildings should be of the same visual 
quality as those located along Portway Ave. 
The community expressed the strong desire for 
continuity with existing development.

•  

Additional access for pedestrians and bicyclists. 
There are on-going efforts to establish 
connections to the riverfront. Access to the 
waterfront through Lot 1 is desirable.  

•  

Sufficient parking primarily for summer use.  
Parking is at a premium during peak summer    
hours especially during weekends and events.

•  

OPPORTUNITIES AND CONSTRAINTS

Lot 1’s size and location on the waterfront creates significant 
opportunities to establish a signature development 
meeting the community’s and Port’s aspirations.  Its 
picturesque setting within the world class Columbia River 
Gorge makes it a desirable destination with convenient 
access to the waterfront amenities and the downtown 
business district.  There are clear lines of visibility into the 
site, and convenient access from the adjacent I-84.  Based 
on the Port’s Strategic Business Plan and prior successful 
efforts in the Waterfront Business Park, consideration 
of the primary public objectives is necessary to guide 
development of Lot 1. The following goals were identified 
through discussion with the Port Commission:

       •   Target competitive wage jobs

       •   Attain high-quality design and construction

       •   Complement Hood River’s downtown core

       •   Seek waterfront-compatible businesses

       •   Create a superior pedestrian environment with 	
	 broad public access

       • 	 Emphasize environmental sustainability

In addition, the community places high priority on continued 
access to the riverfront and improving its amenities.  The 
following elements were requested:

INTRODUCTION

The Port of Hood River has been revitalizing the Columbia 
Riverfront into a vital mix of industry and recreational uses 
that is uniquely tailored to its location.  Lot 1 represents 
the largest remaining parcel available for development.  
Given its location at the entry point to the waterfront and 
its size of almost 9 acres, Lot 1’s development will be 
a signature piece of the waterfront area.  The following 
summarizes the preferred approach to development of 
Lot 1.

While filled with tremendous opportunity, the site also 
presents potential constraints. Site access is limited to the 
entry at N 2nd St. and I-84.  This area is challenged with 
limited vehicular access to the riverfront and downtown at 
peak times. Transportation upgrades would increase use 
to Lot 1, but come with significant cost.  While the site is 
open and expansive, it is esentially flat, a characteristic 
which presents challenges when dealing with stormwater 
management.  



PROCESS

The Walker Macy team was selected to engage in a 
study of  Lot 1 and develop a scenario that enables 
the Port to move forward with development. Through an 
interactive process with the Port and the community, 
the site was analyzed, scenarios developed and a 
final approach determined. The team included KPFF 
civil engineers, Surround Architecture and DKS 
transportation consultants. During the process, there 
were three meetings in which the Port Commission and 
the public participated in a dialogue with the Port about 
the development. There were  productive dialogues with 
the community and the Port Commission on June 16, 
August 4, and September 15, 2015 in which the merits 
of the the site and plan were discussed. There were 
also discussions with the City to determine the best 
methods of review and approval of the final plan. Lot 1 
will be developed in consideration of the input from the 
stakeholders and with the requirements and framework 
established in the City’s recent Waterfront Refinement 

SITE CONTEXT

WATERFRONT REFINEMENT PLAN DESIGNATIONS 
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OBJECTIVES

Lot 1 represents more than 50% of the developable 
industrial land in the Port’s current portfolio.  This 
limited resource will be developed in a way that helps 
sustain the Port over the long term and meets its 
business goals.  The following Port objectives have 
been identified:

Maintain design and development control•  

Contribute to maintenance costs for public 
infrastructure

•  

Leverage other resources and seek financial 
partners

•  

Maximize long-term revenue•  

Consider current market needs vs. future 
opportunities

•  

Adhere to the Port’s financial policies•  

Be consistent with articulated disposition 
policy

•  

sub-area 3



URBAN FORM

The team evaluated the site’s physical and contextual 
aspects in order to establish recommendations for the 
form of development.  Through the study of adjacent 
development, lot sizes and circulation patterns, the team 
arrived at a recommended urban form for the lot that 
would support the high quality of the waterfront.  Given 
Lot 1’s importance, these urban form elements should be 
included in all discussions with potential developers and 
the City.

The following provides the Port with definable elements 
that will contribute to the success of future development. 
   
Urban Blocks: The Lot 1 parcels  will continue the urban 
configuration found along Portway with the buildings 
located along the street frontage to provide visual definition 
of the street and a clear delineation of public and private 
uses. Streets  will have an interconnected system of walks 
to encourage pedestrian use and establish a lively public 
realm.

View Corridor: Lot 1’s location serves as an important 
connection to the waterfront. Views to and through the site 
from the I-84 bridge serve as a direct visual and physical 
connection. A primary pedestrian corridor will be tree-lined 
and include facilities for stormwater treatment.  It will 
provide a convenient and inviting access through the site 
and the waterfront.

Significant Edges:  Buildings can define edges to the 
streets that serve as an organizing feature on the site.  The 
interface of building and street together with landscaped 
areas and screening of vehicular areas, will establish a 
neighborhood-like level of visual quality to the site and 
create a high quality pedestrian environment. Given the 
limitations on the size of buildings, it is important that 
new buildings are positioned to support the street edge. 
Locating buildings on corners provides a clear edge for 
those looking down street. Openings between buildings 
should be visually continued with plant material or masonry 
walls to reinforce the edge condition of the street and to 
screen service and parking areas.

Pedestrian Network: A multi-modal circulation system will 
provide a clear and convenient access for pedestrians 
and bicyclists to travel to and from buildings as well as 
through the site.  Site development should establish safe 
and easily accessed connections along the parcel edges, 
to primary building entries, and most importantly, through 
Lot 1 to facilitate district wide circulation.

VIEW OF SITE
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Internal Parking:  On-site circulation and parking is 
intended to be conveniently located to facilitate site 
functions.  Parking configurations will be constructed 
to city standards. Access driveways will be located and 
configured for safe access, easy to locate and provide 
direct routing to buildings.  Parking lots will be screened 
to minimize their visual impact, but while still providing 
safe access and egress and allowing good surveillance 
and monitoring. 

Lot 1’s parking will be developed to facilitate use by the 
public during non-work hours. This parking will provide an 
important benefit to the waterfront’s accessibility during 
peak use times. Monitoring and collection of revenue 
should be carefully assessed to establish  a viable parking 
system.

Sustainability:  The Port and the community have a 
commitment to support sustainable development. 
New buildings and facilities will be designed, built and 
maintained “to create conditions under which humans and 
nature can co-exist in productive harmony, and that permit 
fulfilling the social, economic, and other requirements of 
present and future generations”(Environmental Protection 
Agency, 2009). Stormwater facilities and possibly other 
services can be jointly developed to provide mutually 
beneficial development incentives while conserving 
resources. 

INTERNAL 
PARKING

INTERNAL 
PARKING

INTERNAL 
PARKING
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URBAN FORM COMPOSITE DIAGRAM

This diagram illustrates a conceptual framework  for  
the site.  It identifies the spatial configuration and is 
consistent with the objectives prioritized by the Port and 
the community.  
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DEMONSTRATION DIAGRAM

A series of plans was developed that tested the site 
capacity and its ability to meet the objectives. Given the 
variety of potential users, the buildings may be located and 
sites may be developed in a variety of ways. A prototypical 
approach was taken in developing a demonstration 
diagram that meets the objectives of the Port and 
community and remains consistent with the urban form 
guidelines. This diagram depicts one possible scenario of 
site development. See the Demonstration Development 
Plan Calculations and Parking Requirements for additional 
information.  
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It was determined that Lot 1 should be divided into 
multiple lots, including a separate lot for each of the three 
proposed private streets.  An easement will run North-
South, allowing the phased development of an additional 
access route through the site. This layout allows for lots 
to be developed individually while maintaining a cohesive 
overall plan.    
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TABLE 1.  DEMONSTRATION DEVELOPMENT PLAN CALCULATIONS

TAXLOT TOTAL 
AREA(SF)

BUILDING 
FOOTPRINT(SF)

BUILD-OUT(SF)              
(FOOTPRINT)(# OF FLOORS)

REQUIRED 
LANDSCAPE AREA(SF)                      

(10% TAX LOT)

LANDSCAPE 
AREA 

SHOWN(SF)

REQUIRED STORMWATER 
TREATMENT AREA(SF)                  

(TAXLOT-LAND.)(8% IMPERVIOUS)

ADDITIONAL LANDSCAPE AREA 
NEEDED TO MEET 10% (SF)                                                

(REQ. LAND. - REQ. SW)

AREA REMAINING(SF)                    
(TAXLOT-(REQ. LAND. + REQ. SW))

INDUSTRIAL 
PARKING                   

(1 STALL/1000 SF)

INDUSTRIAL 
PARKING                   

(3 STALLS/1000 SF)

COMMERCIAL 
PARKING                 

(1 STALL/200 SF)

COMMERCIAL 
PARKING                 

(1 STALL/300 SF)

A 230,150 N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A
B1 18,150 6,580 6,580 1,815 1,994 1,307 508 16,335 N/A N/A 33 22
B2 66,900 9,925 9,925 6,690 7,520 4,817 1,873 60,210 N/A N/A 50 33
C 51,000 9,480 23,700 5,100 6,132 3,672 1,428 45,900 24 71 N/A N/A

D1 28,050 4,000 10,000 2,805 6,346 2,020 785 25,245 10 30 N/A N/A
D2 27,700 8,040 20,100 2,770 4,838 1,994 776 24,930 20 60 N/A N/A
E1 36,100 10,010 25,025 3,610 4,881 2,599 1,011 32,490 25 75 N/A N/A
E2 34,900 7,020 17,550 3,490 4,899 2,513 977 31,410 18 53 N/A N/A
F1 39,600 10,200 25,500 3,960 8,575 2,851 1,109 35,640 26 77 N/A N/A
F2 35,700 9,450 23,625 3,570 5,936 2,570 1,000 32,130 24 71 N/A N/A
G 38,900 N/A N/A 3,890 8,888 2,801 1,089 35,010 N/A N/A N/A N/A
H 27,800 N/A N/A 2,780 4261 2,002 778 25,020 N/A N/A N/A N/A
I 38,100 3,500 8,750 3,810 14,721 2,743 1,067 34,290 9 26 N/A N/A

Assumptions:

1.  Building Footprint and Build-Out Areas are based on the Demonstration Development Plan.
2.  Required Landscape Area as per section 17.17.040 General Landscaping Standards, City of Hood River Municipal Code.
3.  Required Stormwater Treatment is based on estimate provided by Civil.
4.  Parking Standards as per requirements described in the Waterfront Refinement Plan Section 17.03.130 E. 7. and Section 17.03.060.G. Light Industrial Zone, City of Hood River Municipal Code.
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PARKING REQUIREMENTS 

ASSUMPTIONS:
1. Building Footprint and Build-Out Areas are based on the Demonstration Diagram. 
2. Required Landscape Area as per section 17.17.040 General Landscaping Standards, 
City of Hood River Municipal Code. 
3. Required Stormwater Treatment is based on estimate provided by Civil. 
4. Parking Standards as per requirements described in the Waterfront Refinement Plan Section 17.03.130 E. 7. and 
Section 17.03.060.G. Light Industrial Zone, City of Hood River Municipal Code. 

The following tables indicate the development potential of the proposed taxlots based on City of Hood River zoning code, development 
standards, and the Demonstration Diagram.

DEMONSTRATION DIAGRAM CALCULATIONS

Total Potential Buildout:  145,000 SF to +200,000 SF

Subtotals:

Taxlots (A + B1+ B2) = 85,050 SF 

Taxlot (I) = 38,100 SF 

Taxlots (Other) = 47,605 SF

SUMMARY
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Stormwater: All stormwater runoff from new impervious 
surfaces will be managed in accordance with City of Hood 
River requirements. New development will include fine 
grading the site to capture, convey and treat surface runoff 
before it is released to an acceptable discharge location.  
Site design will accommodate the capture, treatment 
and infiltration of all runoff from the new development for 
the 100-year modeled storm event, with an emergency 
overflow to the existing 12-inch outfall to Nichols Basin.  	

Prior to final design, additional soil investigations and 
infiltration testing will be required to verify infiltration rates 
at proposed facility locations. The new public and private 
roadways will be designed with vegetated stormwater 
infiltration facilities that discharge to a new conveyance 
system. Supplemental below grade infiltration facilities 
will manage flows up to the 100-year modeled storm event 
with an overflow that ties into the relocated storm main. 
Each lot will be required to manage their own drainage for 
water quality and infiltration before tying any overflow to 
the Port’s storm system. 

See the Preliminary Construction Cost Estimate for initial 
cost evaluation, and the Stormwater Management Concept 
Plan for additional information. 

UTILITIES

The site is generally well served by utilities for the 
anticipated development (See Phased Utility Concept 
Plan). The following summarizes the development needs 
for utility services. 

Sanitary:  Based on available survey data, the downstream 
reaches of the existing sanitary sewer lines are laid at 
minimal slopes and cannot be lowered to accommodate 
gravity flow from the new development. Therefore, a lift 
station is required to manage sanitary flows. The concept 
plan suggests locating the lift station to the north along 
Portway Avenue or within the Event Site parking lot to 
allow easy access for maintenance. Sanitary service 
connections for each lot can tie into a new gravity line 
flowing north to the lift station; the size and System 
Development Charges (SDC) fees associated with each 
service will be coordinated through City of Hood River 
Public Works as each development applies for a building 
permit. The current SDC fee schedule is included with the 
Preliminary Construction Cost Estimate.

Water: There is an existing public water main that loops
Lot 1. The Lot 1 - Preliminary Concept Plan indicates 
this main provides adequate capacity to support 
redevelopment. These mains will be preserved and new fire 
hydrants installed in coordination with the reconstruction 
of the roadways. New domestic and fire services can be 
provided to each proposed lot from these mains. The 
size and SDC fees associated with each service will be 
coordinated through City of Hood River Public Works 
as each development applies for a building permit. The 
current SDC fee schedule is included with the Preliminary 
Construction Cost Estimate.

Franchise Utilities: The proposed concept plan for Lot 1 
will align the new east-west roadway with Anchor Way. 
As a result, it may be necessary to realign the franchise 
utilities that were constructed with the North 2nd Street 
improvements to clear the area for redevelopment of 
proposed Lots E2 and F2. Terra Surveying has indicated 
that there is no easement recorded at the City for these 
lines. See the Phased Utility Concept Plan for additional 
information. 
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PHASED UTILITY CONCEPT PLAN

This diagram depicts the proposed utility improvements to serve the new roadways and future development.  The 
colored highlights depict the potential phasing of infrastructure as each roadway is constructed.
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This diagram indicates the strategy to maximize onsite cleaning, detention and infiltration of stormwater.  Runoff from 
the new improvements releases to the outfall in an overflow condition.
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Vegetated Stormwater Treatment (by Developer)

Infiltration Facility



Hood River
Lot 1 Development

Preliminary Construction Cost Estimate 12/11/2015     

CATEGORY ITEM QUANTITY UNIT UNIT PRICE SUBTOTAL
Surface Removal 16700 SY 6$              100,200$          
Rough Grading (1'/SF) 3.5 AC 16,000$    56,000$            
Anchor Way 436 LF 850$          370,600$          
Portway Avenue 436 LF 1,050$      457,800$          
N 1st Street 1000 LF 1,000$      1,000,000$       
Water- Fire Hydrants 4 EA 5,000$      20,000$            
Storm - 12" pipe 1375 LF 60$            82,500$            
Storm - manholes 9 EA 4,000$      36,000$            
Storm - infiltration 4 EA 25,000$    100,000$          
Sewer - 8" pipe 900 LF 70$            63,000$            
Sewer - manholes 4 EA 4,000$      16,000$            
Sewer - lift station 1 ALLOW 75,000$    75,000$            
Existing Utility Removal 2000 LF 15$            30,000$            
Storm Main Relocation 1 ALLOW 75,000$    75,000$            
Gas Main Relocation 1 ALLOW 30,000$    30,000$            
Power Relocation 1 ALLOW 35,000$    35,000$            
Telecom Relocation 1 ALLOW 25,000$    25,000$            

TOTAL: 2,572,100$    

Size SDC Connection
Water - Domestic & Fire Services: 3/4" $2,585 $1,298

1" $4,309 $1,358
1-1/2" $8,616 $1,642
2" $13,786 $2,717
3" $30,159 Actual cost + 10%
4" $51,700 Actual cost + 10%
6" $107,709 Actual cost + 10%
8" $155,100 Actual cost + 10%

Size SDC Connection
Wastewater: 3/4" $1,408 n/a

1" $2,347 n/a
1-1/2" $4,692 n/a
2" $7,507 n/a
3" $16,424 n/a
4" $28,154 n/a
6" $58,655 n/a
8" $84,463 n/a

(per Resolution 2003-11, Water and Wastewater System Development Charges)

Demolition

Streets

Utility
Relocation

Utilities

Hood River Utility SDC and Connection Fees

PRELIMINARY CONSTRUCTION COST ESTIMATE

The following estimate is provided to establish order of magnitude costs for primary development elements. It is understood 
that the Port intends to develop and maintain the streets as privately owned. Utility relocation cost allowances are planning 
level estimates developed in coordination with franchise utility representatives.

Hood River
Lot 1 Development

Preliminary Construction Cost Estimate
Roadway and Utilities by Port of Hood River

2/3/2016     
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(per Resolution 2003-11, Water and Wastewater System Development Charges)
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Hood River
Lot 1 Development

Preliminary Construction Cost Estimate
Roadway and Utilities by Port of Hood River

2/3/2016     

CATEGORY ITEM UNIT
UNIT 

PRICE QTY SUBTOTAL QTY SUBTOTAL QTY SUBTOTAL QTY SUBTOTAL

Erosion Control ALLOW 2,000$    1 2,000$         1 2,000$         1 2,000$         -$              6,000$                

Surface Removal SY 6$            12000 72,000$       2800 16,800$       2800 16,800$       -$              105,600$           

Rough Grading (1'/SF) ACRE 16,000$ 1.75 28,000$       0.75 12,000$       1 16,000$       -$              56,000$              

N 1st Street LF 1,000$    1000 1,000,000$ -$              -$              -$              1,000,000$        

Anchor Way LF 850$       -$              436 370,600$     -$              -$              370,600$           

Portway Avenue LF 1,050$    -$              -$              436 457,800$     -$              457,800$           

Water- Fire Hydrants EA 5,000$    2 10,000$       -$              1 5,000$         -$              15,000$              

Storm - 12" pipe LF 60$         835 50,100$       -$              -$              540 32,400$       82,500$              

Storm - manholes EA 4,000$    5 20,000$       -$              -$              4 16,000$       36,000$              

Storm - infiltration EA 25,000$ 2 50,000$       -$              -$              2 50,000$       100,000$           

Sewer - 8" pipe LF 70$         -$              900 63,000$       -$              -$              63,000$              

Sewer - manholes EA 4,000$    -$              4 16,000$       -$              -$              16,000$              

Sewer - lift station ALLOW 75,000$ -$              1 75,000$       -$              -$              75,000$              

Existing Utility Removal LF 15$         2000 30,000$       -$              -$              -$              30,000$              

Storm Main Relocation ALLOW 75,000$ 1 75,000$       -$              -$              -$              75,000$              

Gas Main Relocation ALLOW 30,000$ 1 30,000$       -$              -$              -$              30,000$              

Power Relocation ALLOW 35,000$ 1 35,000$       -$              -$              -$              35,000$              

Telecom Relocation ALLOW 25,000$ 1 25,000$       -$              -$              -$              25,000$              

Subtotal: 1,427,100$  555,400$     497,600$     98,400$       
30% Estimating Contingency: 428,130$     166,620$     149,280$     29,520$       

Subtotal: 1,855,230$  722,020$     646,880$     127,920$     
12% Overhead & Profit: 222,628$     86,642$       77,626$       15,350$       

Phase Subtotals: 2,077,858$  808,662$     724,506$     143,270$     
30% Permitting & Design Fees: 623,357$     242,599$     217,352$     42,981$       

Phase Totals: 2,701,215$  1,051,261$  941,857$     186,252$     

GRAND TOTAL: 4,880,585$   
Note: Cost Estimate is based on 2015 unit pricing and does not account for cost escalation.

Demolition

Streets

Utility
Relocation

Utilities

PHASE 1: 1ST STREET PHASE 2: ANCHOR WAY PHASE 3: PORTWAY AVE PHASE 4: PRIVATE ROAD

TOTAL COST
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PHASED ROADWAY IMPROVEMENTS PLAN
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This diagram depicts the phasing of the proposed roadway improvements. The interior private road denoted as 
Phase 4 will be constructed as part of future lot development and is not included in the the Preliminary Construction 
Cost Estimate.



PHASING

Based on capital investment costs, it is anticipated that 
the Port will proceed with a phased plan for development. 
Street improvements and utility modifications should 
precede parcel development to establish the desired 
configuration for full build-out of the site, and allow for 
access and utility connections for each parcel. The  order 
of street development is anticipated as follows:

Phase 1. N. 1st Street
Phase 2. Anchor Way
Phase 3. Portway Avenue
Phase 4. Private Road

Refer to the Preliminary Construction Cost Estimate 
and the Phased Road Improvements Plan for additional 
information.

SUBDIVISION APPLICATION PROCESS

After review of the draft Development Plan by the City 
Manager and Senior Planner for the City of Hood River, 
it was recommended that the Port pursue a Subdivision 
application to establish the street and developable area 
layout. Following Subdivision approval, site plans for the 
parcels can be submitted for review when building locations 
and elevations have been established. Adherence to 
existing codes and the Waterfront Refinement Plan will be 
incorporated. The following summarizes the steps in the 
process.

SITE PLAN REVIEW

Once a subdivision Final Plat is approved, development 
on each new lot must go through Site Plan Review. 
Requirements are listed in 17.16.030 and criteria are 
in 17.16.040. The Planning Director reviews all site plan 
review applications (Administrative Review).

Refer to the Subdivision Plan for additional information.

Pre-Application Conference. This requires 
materials to be submitted in advance (see Pre-
App Form)

1.  

Site Plan Review includes a Pre-Application 
Conference.

•  

Site Plan Review triggers the standards of the 
Waterfront Overlay (17.03.130). 

•  

Site Plan Review requires a Traffic Impact 
Analysis. Access to streets and roads within the 
IAMP Overlay Zone are subject to joint review by 
the City and ODOT. 

•  

Approval is valid for 2 years.•  

Site Plan Review is followed by submittal 
of Building and Site Development (Grading) 
Permits to the Building Department.

•  

Neighborhood Meeting (17.09.130). This is 
required for subdivisions, and required before an 
Application is submitted. This is not the same as 
a Hearing.

2.  

Prepare Application for Preliminary Plat (see Hood 
River Zoning Code Chapter 16.08)

3.  

The Planning Dept. prepares a written staff report 
which includes a recommendation for approval, 
approval with conditions, or denial. Criteria are 
described in zoning code Chapter 16.08.

4.  

All subdivisions must conform to design standards 
in Chapter 16.12. This includes an Access Permit, 
with ODOT review due to proximity to interchange 
and a Traffic Impact Analysis.

5.  

Public Hearings. At least twenty (20) days before 
a scheduled quasi-judicial public hearing (Planning 
Commission), notice of the hearing shall be 
mailed to owners of property within 250 feet of the 
subject property and any affected governmental 
agency, department, or public district. 

6. 

Planning Commission to issue a Notice of 
Decision following Hearing.

7.  

Planning Commission decisions may be appealed 
to the City Council. Preliminary Plat is valid for 2 
years.

8. 

Prepare Application for Final Plat (Ministerial 
Review). This decision can be appealed to the 
Planning Commission.

9 . 
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SCHEDULE

Pre-application conferences are typically scheduled three- 
to four weeks after required application materials are 
submitted. The planning department has up to 30 days 
to determine if the application is complete. After a land 
use application is deemed complete, the City has up to 
120 days to render a final decision. Verify with the City for 
current timelines. This suggests a total timeline of about 
1.5 years for a project to complete Subdivision and Site 
Plan Review.

FEES

Pre-application Conference = $675.00 

Subdivision = $3,007.00 
(+ Per Lot fee in addition to Subdivision fee = $99.00)

Final Plat Approval (Subdivisions) = $843.00

Site Plan Review (Administrative/Planning Director) = $1,253.00

> 5 acres (Quasi-judicial/Planning Commission) = $4,303.00
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Hood River Lot 1 - Public Infrastructure Framework Plan

Introduction

The Port and the Hood River Urban Renewal Agency 
(URA) seek to continue longstanding efforts to 
revitalize and enhance the Hood River Waterfront, 
an important local and regional resource. The 
largest remaining contiguous upland property that 
is crucial to this revitalization effort is Lot 1.  

Lot 1 is approximately 9 acres in size, sits at 
the most visible corner of the waterfront and 
represents the largest undeveloped industrial 
property in Hood River. It provides a key 
opportunity for future job creation and added 
tax base to the community. Equally important, 
the site can establish important visual, physical, 
and commercial links between downtown and the 
waterfront, and provide new locations for active 
public spaces and recreational access. The 
site will be challenging to develop in a way that 
meets the many public expectations for it. But 
the Port, the URA, other local and state partners 
and residents alike have long considered the 
lot’s development as the capstone to a thriving 
waterfront. 

Through the 2014 Waterfront Refinement plan, 
the Port and the City were able to implement 
policies governing zoning and development that 
would leverage the Port’s innovative development 
goals with City code to maximize use and access 
by the many diverse interests in the area. This 
“Public Infrastructure Framework Plan” is built 
upon those previous efforts and represents the 
next step in achieving the community’s goals for 
the property. 

Project Purpose

For Lot 1 to be viable for development, significant 
improvements are needed to roads and utility 
systems. In 2016, a collaborative effort between 
the Port, City, and the public resulted in preparation 
of a Long-Term Plan for Lot 1 which described 
the public goals, urban design principles, and 
overall concept for future development of Lot 1. 
The purpose of the current work is to summarize 
the public infrastructure required to achieve the 
full build-out of Lot 1 consistent with the 2014 
Plan. It is also intended to provide key information 
for the URA to determine whether tax increment 
resources should be allocated to help finance the 
cost of needed public infrastructure.    

2007-08 Waterfront Development Strategy
Group Mackenzie

Sept 2011: Interchange Area Managment Plan
DKS Associates

February 2013: Lot 1 Preliminary Concept Plan 
Group Mackenzie

March 2014: Nichols Basin West Edge Trail 
Walker Macy
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Hood River Lot 1 - Public Infrastructure Framework Plan

Project Goals

The following project goals associated with 
the Public Infrastructure Framework Plan were 
identified through multiple discussions with the 
Port of Hood River Commission and Hood River 
Urban Renewal Board:

1.	I llustrate the full build-out of Lot 1 based 
on prior approved concept plans, consistent with 
zoning.

2.	D escribe the type, location, and cost of 
public infrastructure that will be necessary to 
enable full build-out.

3.	I dentify other public amenities that could 
help create an accessible and active public 
interface.

4.	D escribe the potential extent and timing 
of private investment if public infrastructure 
projects are implemented.

5.	I dentify approaches to phase in the 
installation of infrastructure projects. Ensure 
that all projects identified are consistent with the 
2008 Waterfront Urban Renewal Plan.

6.	 Provide a basis for the Hood River Urban 
Renewal Agency to determine whether 		
to invest tax increment resources in Lot 	1 
infrastructure. 

Development Objectives

Lot 1 represents the largest developable 
parcel remaining on the Hood River Waterfront. 
Throughout multiple planning efforts, the Port, the 
City, and local citizens have seen its development 
as a singular opportunity to meet multiple, long-
standing community needs and fulfill the long-
standing vision of a thriving, environmentally 
responsible “front door” to Hood River.  The 
2016 “Lot 1 Development Plan” articulated the 
following objectives that are important in the long-
term implementation of this community vision:

a.	T arget competitive wage jobs.

b.	E nsure high quality design and 		
	 construction.

c.	 Complement Hood River’s downtown 	
	 core.

d.	 Seek waterfront-compatible businesses.

e.	 Create a superior pedestrian environ-	
	 ment with broad public access.

f.	E mphasize environmental sustainability.

Process

The Walker|Macy team, including KPFF Civil 
Engineers and Surround Architecture, was 
tasked to provide a basis for understanding the 
components required to develop Lot 1. Through 
an interactive process with the Port and City, the 
team identified the extent of needed infrastructure 
projects, developed scenarios, and prepared 
materials describing the preferred approach.  This 
work is intended for public review and review by 
the URA and the Port Board of Commissioners. 

Lot 1 - Development Plan (2016)

Subdivision Plat - Port of Hood River (2016)
2
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OCC. CHART

20%

21%

31%

5%

8%

15%

LIGHT INDUSTRIAL TECHNOLOGY
RETAIL
INDUSTRIAL OFFICES
AGRICULTURAL INDUSTRY / FOOD + BEVERAGE PRODUCTION
PROFESSIONAL OFFICES
RECREATION HEADQUARTERS
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A R E A  O C C U P A N C I E S

OCCUPANCY AREA (SF)

Light Industrial Technology 30,000

Retail 16,500

Industrial Offices 10,000

Agricultural Industry / Food + Beverage Production 63,000

Professional Offices 42,000

Recreation Headquarters 40,000

A R E A O C C U P A N C I E S

1

BREAKDOWN
• 489 N. EIGHTH
 LIGHT INDUSTRIAL (30,000 SF)
• 602 ANCHOR WAY
 AGRICULTURAL INDUSTRY / FOOD + BEVERAGE PRODUCTION (32,000 SF)
• 505 PORTWAY
 RECREATION HEADQUARTERS (40,000 SF)
 RETAIL (1,000 SF)
• 303 PORTWAY
 PROFESSIONAL OFFICES (17,000 SF)
 RETAIL (10,000 SF)
• NICHOLS
 PROFESSIONAL OFFICES (20,000 SF)
 RETAIL (10,000 SF)
• SHEPPARDS
 AGRICULTURAL INDUSTRY / FOOD + BEVERAGE PRODUCTION (21,000 SF)
• 2ND AND PORTWAY
 AGRICULTURAL INDUSTRY / FOOD + BEVERAGE PRODUCTION (10,000 SF)
 PROFESSIONAL OFFICES (5,000 SF)
 INDUSTRIAL OFFICES (10,000 SF)
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HOOD RIVER MIXED 
USE EMPLOYMENT

H O O D  R I V E R  M I X E D  U S E  I N D U S T R I A L

PROJECT LOT AREA (SF) LOT AREA (ACRES) BUILDING AREA (SF) BUILDING AREA/ACRE* EMPLOYMENT EMPLOYMENT/ACRE** PARKING PARKING/ACRE***

303 Portway 34,950 0.8 20,505 25,631.25 50 62.5 48 60

505 Portway 54,450 1.25 40,769 32,615.2 100 80 62 49.6

602 Anchor Way 55,182 1.27 32,000 25,196.85 30 23.62 27 21.26

489 N. Eighth 69,770 1.6 30,000 18,750 50 31.25 50 31.25

Nichols Way 37,805 0.87 29,896 34,363.22 50 57.47 64 73.56

TOTAL 252,157 5.79 153,170 26,454.23 280 48.36 251 43.35

H O O D  R I V E R W A T E R F R O N T

Summary: 

* An average building area of 26,500 SF per acre of mixed use employment 

** An average of 48 jobs per acre of mixed use employment 

*** An average of 43 parking spots per acre of mixed use employment

1
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U S E S / A C R E

USERS
• DENTAL
• MEDICAL
• RESTAURANTS
• DAKINE INTERNATIONAL HEADQUARTERS
• TURTLE ISLAND FOODS
• LIGHT INDUSTRIAL
• RETAIL
• CIVIL ENGINEER
• HOOD TECH
• ADVANCED NAVIGATION AND POSITIONING CORPORATION
• CAMP 1805
• CNC FABRICATOR
• URGENT CARE CLINIC
• STOKED ROASTERS + COFFEEHOUSE
• PFRIEM FAMILY BREWERS
• SOLSTICE WOOD FIRE PIZZA, BAR, AND CATERING
• OVERWATCH IMAGING
• HOOD RIVER CHIROPRACTIC
• INTER-FLUVE, INC.
• WATERFRONT ENDODONTICS

USES PER ACRE

Hood River Lot 1 - Public Infrastructure Framework Plan

The Hood River waterfront is a very attractive 
place for businesses to locate and thrive. The 
high quality and diversity of businesses and 
their investments in the area increase the value 
of adjoining properties. Given its location and 
size, Lot 1 should benefit from the success of 
the adjacent waterfront businesses in attracting 
high quality development. These new businesses 
will bring additional employment to the city and 
increase its tax base.

The team examined the recent development 
pattern at the riverfront to ascertain what general 
trends may apply to Lot 1. 

The following summarizes the building size and 
the employment generated in recent projects built 
in the area. The diversity of business types has 
generated 280 jobs within these projects.

Commonalities include:

•	 Building types - there are combination 	
	 multi-tenant buildings, and single user 	
	 buildings.

•	 Densities- Buildings of up to 3 stories 	
	 accommodate mixed user types in multi-	
	 tenant buildings. 

•	 Urban design and users experience - 	
	 mixed uses makes a rich community of 	
	 various user types and flexibility for long 	
	 term success.

•	 User types- Most common business type 	
	 comes from the agriculture and food 	
	 production industry.

Trends

3
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08LOT ONE

291,950 SF TOTAL LOTS AREA
42,598 SF/YEAR ==LOT AREA / YEAR

L O T O N E E X T R A P O L A T E D D A T A

6.4 YEARS TO BUILD OUT
BASED ON HISTORIC BUILD OUT

H O O D  R I V E R  M I X E D  U S E  I N D U S T R I A L

BUILDING LOT AREA (SF) LOT AREA (ACRES) BUILDING AREA/ACRE* BUILDING AREA (SF) EMPLOYMENT/ACRE** EMPLOYMENT (AVG.) PARKING/ACRE*** PARKING

Tax Lot B 66,900 1.54 - - - - - 7,000 - - 20 - - 40

Tax Lot C 51,000 1.17 26,500 31,005 48 56.16 43 50.31

Tax Lot D1 28,050 0.64 26,500 16,960 48 30.72 43 27.52

Tax Lot D2 27,700 0.64 26,500 16,960 48 30.72 43 27.52

Tax Lot E1 36,100 0.83 26,500 21,995 48 39.84 43 35.69

Tax Lot E2 34,900 0.8 26,500 21,200 48 38.4 43 34.4

Tax Lot F1 39,600 0.91 26,500 24,115 48 43.68 43 39.13

Tax Lot F2 35,700 0.82 26,500 21,730 48 39.36 43 35.26

Tax Lot G 38,900 0.89 26,500 23,585 48 42.72 43 38.27

TOTAL 291,950 6.7 26,500 177,550 48 321.6 43 288.1

L O T  O N E H O O D  R I V E R

* An average building area of 26,500 SF per acre of mixed use employment 

** An average of 48 jobs per acre of mixed use employment 

*** An average of 43 parking spots per acre of mixed use employment

1

11.13.2018

project

issue date

reference

surround architecture, inc. - portland, or - 503.224.6484
© 2018 surround architecture, inc.

HOOD RIVER MIXED 
USE EMPLOYMENT

08LOT ONE

291,950 SF TOTAL LOTS AREA
42,598 SF/YEAR ==LOT AREA / YEAR

L O T O N E E X T R A P O L A T E D D A T A

6.4 YEARS TO BUILD OUT
BASED ON HISTORIC BUILD OUT
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Tax Lot B 66,900 1.54 - - - - - 7,000 - - 20 - - 40

Tax Lot C 51,000 1.17 26,500 31,005 48 56.16 43 50.31

Tax Lot D1 28,050 0.64 26,500 16,960 48 30.72 43 27.52

Tax Lot D2 27,700 0.64 26,500 16,960 48 30.72 43 27.52

Tax Lot E1 36,100 0.83 26,500 21,995 48 39.84 43 35.69

Tax Lot E2 34,900 0.8 26,500 21,200 48 38.4 43 34.4

Tax Lot F1 39,600 0.91 26,500 24,115 48 43.68 43 39.13

Tax Lot F2 35,700 0.82 26,500 21,730 48 39.36 43 35.26

Tax Lot G 38,900 0.89 26,500 23,585 48 42.72 43 38.27

TOTAL 291,950 6.7 26,500 177,550 48 321.6 43 288.1

L O T  O N E H O O D  R I V E R

* An average building area of 26,500 SF per acre of mixed use employment 

** An average of 48 jobs per acre of mixed use employment 

*** An average of 43 parking spots per acre of mixed use employment
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Hood River Lot 1 - Public Infrastructure Framework Plan

Trends

These businesses built over 200,000 sf of 
buildings over a 9 year period which equates to a 
development rate of 22,000sf per year. 

If these trends are applied to Lot 1, it could 
generate over 170,000 sf of buildings in less than 
an 8 year period providing over 300 jobs and $40 
– $50M in improvements.

These trends are encouraging and provide a 
possible scenario for development of Lot 1 that 
could benefit both the Port and the City of Hood 
River. Economic analysis should be undertaken 
to determine specifics of market demand, the 
potential of attracting desired types of businesses, 
and financial conditions that will influence the 
likely development.

4



Hood River Lot 1 - Public Infrastructure Framework Plan

Illustrative Perspectives

Description

In 2015 the City Council provided significant direction for the development of Lot 1 by adopting a Waterfront Refinement 
Plan and a Waterfront Overlay zone. Following this direction, the Port provided the 2016 planning effort completed 
by the Walker Macy team (Lot 1 - Development Plan) which outlined further refinement for future development. This 
report builds on the previous plan’s concepts and further refines the potential appearance and development of Lot 
1. The Port believes that Lot #1 should be developed in a manner that continues the high standards of design and 
construction quality that has been carried out on the riverfront in recent years and seeks a mix of uses that will add 
to this vital and active waterfront district. 

5



Hood River Lot 1 - Public Infrastructure Framework Plan

Illustrative Perspectives
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Hood River Lot 1 - Public Infrastructure Framework Plan

Comprehensive Infrastructure & Enhancement Plan

This plan illustrates the physical improvements proposed for Lot 1 to support development. These improvements 
are further described in the report.
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Hood River Lot 1 - Public Infrastructure Framework Plan

lift station

Comprehensive Utility Plan

This plan illustrates the new and existing utilities needed to support development of Lot 1. These improvements are 
further described in the report.
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Hood River Lot 1 - Public Infrastructure Framework Plan

Required Public Infrastructure

Description

In order for Lot 1 to be viable for development, 
streets, walks, landscape and utilities are 
needed. The following pages describe each of the 
improvement elements and their projected costs 
calculated in 2021 dollars. 

The following summarizes the costs of the infrastructure improvements:		E  stimated Costs:

•	 1st Street (south)..................................................................................	 $2,076,350

•	 1st Street (north)..................................................................................	 $1,459,100

•	 Portway Avenue	 ...................................................................................	 $1,951,300

•	 	T he Swerve...........................................................................................	 $1,285,100

•	 	 Anchor Way...........................................................................................	 $1,547,200
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Hood River Lot 1 - Public Infrastructure Framework Plan

LOT 1
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Portway Avenue

Riverside Drive

Project: 1st Street (south)

Order of Magnitude Cost

1. Streets/Walks		  $811,740
2. Utilities		  $172,750
3. Landscape		  $111,260
Subtotal		 $1,095,750
Escalation		  $172,717
Contingency			   $328,725
Subtotal	 $1,597,192
Permitting & Design Fees	 $479,158
Total			   $2,076,350

NOTE: Estimates based on 2021 dollars.

Description

Building the south end of 1st Street provides a 
new active street edge to adjacent development 
parcels and contributes towards creating a better 
connected waterfront. 

Components include:

•	 Realign street with parking and walks

•	 Curbside stormwater basins

•	 Utility improvements include:

•	 New electrical 

•	 New storm sewer

50 1000
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Hood River Lot 1 - Public Infrastructure Framework Plan

LOT 1
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Portway Avenue

Riverside Drive

Project: 1st Street (north)

Description

Realignment of 1st Street to the north provides 
a new street with safe pedestrian crossings, on-
street parking and new plantings. As a result, 
adjoining lots are accommodated at the west 
edge of the new 1st Street, and new pedestrian 
connections. 

Built components include:

•	 Realigned 1st Street with parking and walks

•	 Festival street opportunity

•	 Utility improvements include: new electrical 
service, new storm sewer

Order of Magnitude Cost

1. Streets/Walks	 $546,000
2. Utilities		  $99,000
3. Landscape		  $125,000
Subtotal		 $770,000
Escalation		  $121,371
Contingency			   $231,009
Subtotal	 $1,122,380
Permitting & Design Fees	 $336,720 
Total			   $1,459,100

NOTE: Estimates based on 2021 dollars.

50 1000
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Hood River Lot 1 - Public Infrastructure Framework Plan

LOT 1

Portway Avenue

Riverside Drive
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Project: Portway Avenue

Description

Rebuilding of Portway Avenue provides safer 
pedestrian connections, drainage upgrades and 
improved on-street parking. Mid-block pedestrian 
and vehicular movements accommodate build-out 
of adjacent lots and establish safe access to the 
beachfront.

Built components include:

•	 Improved street including parking and walks

•	 Mid-block pedestrian connections

•	 Sanitary sewer to be extended from south to 
a new lift station

Order of Magnitude Cost
1. Streets/Walks	 $439,500
2. Utilities		  $250,250
3. Landscape		  $340,000
Subtotal		 $1,029,750
Escalation		  $162,314
Contingency			   $308,935
Subtotal	 $1,500,999
Permitting & Design Fees	 $450,301
Total			   $1,951,300

NOTE: Estimates based on 2021 dollars.
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Hood River Lot 1 - Public Infrastructure Framework Plan

LOT 1
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Project: Swerve

Description

The Swerve will provide multiple functions including:  

•	 A pedestrian connection from downtown Hood 
River to the popular riverfront event site

•	 Vehicular access to future off-street parking 
lots within the interior of Lot 1

•	 Basins to capture & clean stormwater runoff 
of adjacent pavements

Order of Magnitude Cost

1. Streets/Walks	 $348,200
2. Utilities		  - - - 
3. Landscape		  $306,000
4. Furnishings			   $24,000
Subtotal		 $678,200
Escalation		  $106,901
Contingency			   $203,460
Subtotal	 $988,561
Permitting & Design Fees	 $296,539
Total			   $1,285,100

NOTE: Estimates based on 2021 dollars.
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LOT 1
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Project: Anchor Way

Description

Building Anchor Way on Lot 1 extends the existing 
alignment of Anchor Way from the west of 2nd 
Street and connects to Nichols Basin waterfront. 
The streetscape provides space for two-way 
vehicular movement, parallel parking on both 
sides, pedestrian walks and mid-block crossings. 
This alignment also enables direct access to 
future development lots. Existing utilities will be 
relocated to align with the new street. 

Built components include:

•	 New street through Lot 1 to align with existing 
Anchor Way with parking and walks

•	 Realignment of utilities including: 

electrical power, stormwater, sanitary sewer,  	             
communication, and gas

Order of Magnitude Cost

1. Streets/Walks	 $424,500
2. Utilities		  $277,000 
3. Landscape		  $115,000
Subtotal		 $816,500
Escalation		  $128,701
Contingency			   $244,954
Subtotal		 $1,190,155

Permitting & Design Fees	 $357,045
Total			   $1,547,200

NOTE: Estimates based on 2021 dollars.
50 1000
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Hood River Lot 1 - Public Infrastructure Framework Plan

Enhancement Projects

Description

Through the public dialogue, there have been a 
number of enhancements proposed that will 
improve the public open spaces and provide 
enhanced connections. Many of these elements 
can be developed as infrastructure gets improved. 
Others can be implemented based on community 
desires for improvements in the area.

The following summarizes the costs of the enhancement projects:		E  stimated Costs:

•	 Boat Storage Area.................................................................................	 $350,360

•	 North Plaza...........................................................................................	 $1,224,280

•	 Anchor Way Plaza..................................................................................	 $129,330

•	 	R iverside Plaza.....................................................................................	 $164,000

•	 	O verpass Connection............................................................................	 $224,000

•	 	 Accessible Overlook..............................................................................	 $305,000

•	 	R iparian Edge Restoration.....................................................................	 $349,810

•	 	T ransit Stop..........................................................................................		 $23,990

•	 	 Boat Dock Extension.............................................................................	 $209,900

•	 	 Small Craft Launch Dock........................................................................	 $211,890

•	 	 South End Connection to Nichols Park....................................................	 $109,940
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LOT 1
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Enhancement Project: Boat Storage Area

Description

Boat storage will provide the community a 
waterfront amenity.  The upper level of the 
structure could allow for various activities, 
including office space and/or small retail space. 
The lower level could be used for boat storage. An 
updated parking lot could be built to accomodate 
use and better fit to the 1st Street realignment. 

Order of Magnitude Cost

1. Paving/Demo	 $112,275
2. Landscape		  $63,000
Subtotal		 $175,275
Mobilization	 $14,022
Escalation		  $27,628
Contingency			   $52,583
Subtotal	 $269,507

Permitting & Design Fees	 $80,853
Total			   $350,360

NOTE: Estimates based on 2021 dollars.  Building costs are in 
addition to this estimate.
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Hood River Lot 1 - Public Infrastructure Framework Plan

LOT 1
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Enhancement Project: North Plaza

Description

The North Plaza project will provide pedestrian 
connections from 1st Street and Portway, as well 
as adjacent waterfront trail paths. The project 
accommodates a curbside drop-off zone, a plaza 
for events, seating areas, and a restroom building. 

Order of Magnitude Cost

1. Demo/Paving	 $181,475
2. Restroom and Amenities	 $275,000
3. Furnishings 	 $6,000
4. Landscape		  $150,000
Subtotal		 $612,475
Mobilization	 $48,998
Escalation		  $96,541
Contingency			   $183,743
Subtotal	 $941,757

Permitting & Design Fees	 $282,523
Total			   $1,224,280

NOTE: Estimates based on 2021 dollars.
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Hood River Lot 1 - Public Infrastructure Framework Plan

LOT 1
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Enhancement Project: Anchor Way Plaza

Description

Anchor Plaza will establish an eastern terminus 
to Anchor Way and connect to the existing Nichols 
Basin park. Seating, plaza paving and planting will 
be primary components to the project. 

Order of Magnitude Cost

1. Demo/Paving	 $60,700
2. Landscape		  $4,000
Subtotal		 $64,700
Mobilization	 $5,176
Escalation		  $10,198
Contingency			   $19,411
Subtotal	 $99,485

Permitting & Design Fees	 $29,845
Total			   $129,330

NOTE: Estimates based on 2021 dollars.
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Hood River Lot 1 - Public Infrastructure Framework Plan

LOT 1
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Enhancement Project: Riverside Plaza

Description

Riverside Plaza will formalize pedestrian 
connections from updated crossings at Riverside 
Drive, 1st Street and provide a connection to the 
waterfront trail pathway. The plaza project will 
focus on pedestrian users and include paving, 
seating and interpretation elements. 

Order of Magnitude Cost

1. Demo/Paving	 $60,700
2. Interpretation		 $20,000
3. Prep/Erosion Control		  $4,000
Subtotal		 $82,050
Mobilization	 $6,564
Escalation		  $12,933
Contingency			   $24,610
Subtotal	 $126,157

Permitting & Design Fees	 $37,843
Total			   $164,000

NOTE: Estimates based on 2021 dollars.
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Hood River Lot 1 - Public Infrastructure Framework Plan

LOT 1
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Enhancement Project: Overpass Connection

Description

An improved connection will better welcome 
pedestrians leading from the I-84 overpass to the 
southern end of Nichols Basin Park. Pedestrian 
oriented signage, public art, lighting, plantings, 
and crossings at 1st Street will benefit this 
connection. 

Order of Magnitude Cost

1. Demo/Paving	 $44,100
2. Art		  $20,000
3. Landscape		  $48,000
Subtotal		 $112,100
Mobilization	 $8,968
Escalation		  $17,670
Contingency			   $33,652
Subtotal	 $172,390

Permitting & Design Fees	 $51,710
Total			   $224,100

NOTE: Estimates based on 2021 dollars.

50 1000

20

riverside dr

N
. 
1
st

 s
t

Location Existing Conditions at Site

new walk 
& stairs

landscape



Hood River Lot 1 - Public Infrastructure Framework Plan

LOT 1
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Enhancement Project: Accessible Overlook

Description

An accessible overlook could be located where 
existing industrial pilings jut above water adjacent 
to the beach. A new concrete pathway would lead 
to a new structure built above the water enabling 
accessible viewing of the river and water activities. 

Order of Magnitude Cost

1. Demo/Paving	 $32,600
2. Amenities		  $120,000
Subtotal		 $152,600
Mobilization	 $12,208
Escalation		  $24,054
Contingency			   $45,780
Subtotal	 $234,642

Permitting & Design Fees	 $70,358
Total			   $305,000

NOTE: Estimates based on 2021 dollars.
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LOT 1
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Location

Enhancement Project: Riparian Edge Restoration

Description

This restoration effort aims to mitigate a neglected 
expanse of riparian environment and could 
contribute to a healthier aquatic ecosystem along 
this portion of Nichols Basin. Appropriate aquatic 
and engineering measures to be undertaken 
during construction to ensure its viability. 

Order of Magnitude Cost

1. Demo	 $5,000
2. Landscape		  $170,000
Subtotal		 $175,000
Mobilization	 $14,000
Escalation		  $27,584
Contingency			   $52,500
Subtotal	 $269,084

Permitting & Design Fees	 $80,726
Total			   $349,810

NOTE: Estimates based on 2021 dollars.

new planting
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LOT 1
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Enhancement Project: Transit Stop

Description

A new transit stop will be installed at mid-block 
position on Anchor Way to provide primary public 
transporation connection on Lot 1. A new shelter, 
bench, and accessible curb conditions will meet 
city standards. 

Order of Magnitude Cost

1. Amenities		  $12,000
Subtotal		 $12,000
Mobilization	 $960
Escalation		  $1,892
Contingency			   $3,600
Subtotal	 $18,452

Permitting & Design Fees	 $5,538
Total			   $23,990

NOTE: Estimates based on 2021 dollars.
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LOT 1
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Enhancement Project: Existing Dock Extension

Description

This project will provide additional small 
watercraft loading/exiting capacity. New pilings, 
floating platform, and other required structures 
will be built to connect to the east end of existing 
gangway structure.

Order of Magnitude Cost

1. Demo	 $5,000
2. Amenities		  $100,000
Subtotal		 $105,000
Mobilization	 $8,400
Escalation		  $16,551
Contingency			   $31,500
Subtotal	 $161,451

Permitting & Design Fees	 $48,439
Total			   $209,900

NOTE: Estimates based on 2021 dollars.
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Hood River Lot 1 - Public Infrastructure Framework Plan

LOT 1

Portway Avenue

Riverside Drive

1
st

 S
tr

ee
t

Enhancement Project: Small Craft Floating Dock

Description

The small craft dock will be located at the north 
end of the existing seawall and will serve as an 
additional public launch point for small watercraft. 
Components include; new pilings, ramp, floating 
platform, and other required structures.

Order of Magnitude Cost

1. Demo	 $5,000
2. Amenities		  $101,000
Subtotal		 $106,000
Mobilization	 $8,480
Escalation		  $16,800
Contingency			   $31,805
Subtotal	 $162,993

Permitting & Design Fees	 $48,897
Total			   $211,890

NOTE: Estimates based on 2021 dollars.
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Hood River Lot 1 - Public Infrastructure Framework Plan

LOT 1

Portway Avenue

Riverside Drive

1
st

 S
tr

ee
t

Enhancement Project: South End Connection

Description

This southern connection project will improve 
pedestrian connections between Nichols Basin 
park and Nichols Parkway as well as to the 
waterfront trail. The link will provide an accessible 
route at this location. 

Order of Magnitude Cost

1. Demo/Paving	 $31,000
2. Landscape		  $24,000
Subtotal		  $55,000
Mobilization	 $4,400
Escalation		  $8,669
Contingency			   $16,500
Subtotal	 $84,569

Permitting & Design Fees	 $25,371
Total			   $109,940

NOTE: Estimates based on 2021 dollars.
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Hood River Lot 1 - Public Infrastructure Framework Plan

Utility Component: Power

Description

Underground existing power to be abondoned at the edge of Nichols Basin Park and relocated at the realigned 1st 
Street. In addition, the existing east-west run through Lot 1 will be abandoned in place of a new alignment which will 
align with the new Anchor Way. 

Existing
Proposed
Abandon

KEY

50 1000
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Hood River Lot 1 - Public Infrastructure Framework Plan

KEY

Utility Component: Storm

Description

Existing east-west storm utility to be abandoned and realigned along new Anchor Way. This will connect to a new 
north-south run at 1st Street and connect to the existing outfall which daylights at Nichols Basin. Given the capacity 
of this outfall and requirements for cleaning of stormwater, new lots and streets will need to clean, infiltrate, and in 
some cases detain stormwater in order to assure proper functioning of the outfall. Additionally, a new north-south 
pipe will align with the Swerve driveway. This will capture surface water after cleaning from new pavements. 

Existing
Proposed
Abandon

50 1000
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Hood River Lot 1 - Public Infrastructure Framework Plan

lift station

Utility Component: Sanitary Sewer

Existing
Proposed

Description

In order to serve the primary upland lots, new sewer lines will be extended from the northwest corner of Lot 1 and 
run along a north-south alignment along the “Swerve.” Due to grading challenges and elevation of existing sewer, an 
in-line lift station will need to be located along Portway Avenue. 

50 1000
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Hood River Lot 1 - Public Infrastructure Framework Plan

Utility Component: Communication

Description

Existing east-west communication utility to be abandoned and realigned along new Anchor Way. The new alignment 
will connect to the existing north-south run along 1st Street.

Existing
Proposed
Abandon

50 1000
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Hood River Lot 1 - Public Infrastructure Framework Plan

Utility Component: Gas

Description

Existing east-west gas utility to be abandoned and realigned along new Anchor Way. The new alignment will connect 
to the existing north-south run along 1st Street.

Existing
Proposed
Abandon

50 1000
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Hood River Lot 1 - Public Infrastructure Framework Plan

Utility Component: Water

Description

The existing water utility loop around Lot 1 is sufficient to serve all of the new 
development lots.  Therefore, there is not a need for a new water mainline. 

existing water line

50 1000
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Hood River Lot 1 - Public Infrastructure Framework Plan

Port of Hood River: Previous Planning Studies

Description

The following represents some of the important planning 
efforts related to the Development of Lot 1.

June 2006: Port Properties Vision Plan (Phase 1)
Yost Grube Architecture
Cost: $15,000

Predominately a research effort. Topics such as zoning, 
ownership, climate, natural factors, real estate activities, 
etc. that will affect the plan’s evolution [were examined].  
Summary memorandum delivered June 2006. 

July 2006: Waterfront Industrial Market Assessment
E.D. Hovee & Company, LLC
Cost: $20,000 

Provided an industrial market assessment for waterfront 
real estate. The assessment involved an examination of 
the economic context, interviews with representatives of 20 
industrial and related firms operating in Hood River County 
and nearby Gorge communities, as well as a business 
survey. The assesment provided information on industrial 
land needs and opportunities. 

2007-08 Waterfront Development Strategy
Group Mackenzie
Cost: $50,000 

Intended to define community objectives; identify an overall 
concept that provides the framework for future waterfront 
development; and describe specific actions to guide the 
Port’s investments, marketing, and business development 
over the coming 5-10 years. 

September 2011: Interchange Area Management Plan
DKS Associates
Cost: $85,000

I-84 Exit 63 and Exit 64 interchanges, acting as refinement 
areas of the City of Hood River and Hood River County 
Transportation System Plans (TSPs) and as a facility plan fo 
rthe Oregon Department of Transportation. It established the 
desired function of these interchanges and provided a long-
range plan for infrastructure improvments and operations to 
achieve agency and community goals.
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	18.2.4 Tenant shall have a written sublease, rental agreement, or other use and occupancy agreement with each Sublessee. Tenant shall provide to Landlord on an annual basis an updated list of all Sublessees occupying the Premises, including names, add...


	Article 19  DEFAULT AND TERMINATION
	19.1 Tenant Default
	19.1.1 Tenant shall fail to pay when due any installment of rent or any other obligation under this Lease involving the payment of money and such failure shall continue for a period of ten (10) days following written notice thereof to Tenant; provided...
	19.1.2 Tenant shall fail to comply with any provision of this Lease, other than as described in Section 19.1.1 above, and either shall not cure such failure within thirty (30) days after written notice thereof to Tenant, or, if the default cannot reas...
	19.1.3 Tenant, after curing a default pursuant to Section 19.1.2 above, shall fail to comply with the same provision of this Lease twice within twelve (12) months following Landlord’s written notice to Tenant of the prior non-compliance.
	19.1.4 Tenant or any guarantor of Tenant’s obligations under this Lease (a “Guarantor”) shall die, become insolvent, or shall make a transfer in fraud of creditors, or shall make an assignment for the benefit of creditors, unless, in the case of the d...
	19.1.5 Tenant or any guarantor of Tenant’s obligations under this Lease shall file a petition under any section or chapter of the federal Bankruptcy Code, as amended, or under any similar law or statute of the United States or any state thereof; or, T...
	19.1.6 A receiver or trustee shall be appointed for the Premises or for all or substantially all of the assets of Tenant or any guarantor of Tenant’s obligations under this Lease and such receivership or trusteeship continues undischarged for a period...
	19.1.7 Tenant shall fail to procure and maintain (or failure of Tenant to demonstrate to Landlord’s satisfaction that Tenant has procured and maintained) the insurance coverages prescribed by Article 13 hereof, or to provide an estoppel certificate as...
	19.1.8 Tenant shall vacate or abandon the Premises for more than fourteen (14) days in a row at any time during the Term, or for more than thirty (30) days of any twelve (12) consecutive month period during the Term without Landlord’s prior written co...
	19.1.9 Tenant shall attempt to assign, sublease, or in any manner transfer this Lease or any of its rights hereunder in breach of Article 18 hereof.

	19.2 Remedies of Landlord
	19.2.1 Termination.  Landlord may terminate this Lease or may terminate Tenant’s tenancy under this Lease by written notice to Tenant and in either such event, Landlord may use self-help, legal process, or both, to take possession of the Premises and ...
	19.2.2 Damages for Default.  To the extent permitted under Oregon law, Landlord may sue periodically for damages as they accrue without barring a later action for further damages. Landlord may in one action recover accrued damages plus damages attribu...
	19.2.3 Landlord at its option may make any physical change to the Premises that Landlord, in its sole discretion, considers advisable and necessary in connection with any reletting or proposed reletting, without relieving Tenant of any liability under...
	19.2.4 Regardless of whether Landlord retakes possession of or relets the Premises, Landlord has the right to recover its damages, including without limitation all lost rentals, all legal expenses, all costs incurred by Landlord in maintaining and res...
	19.2.5 Other Remedies.  Landlord may exercise any other remedy available under applicable law, EXCEPT THAT LANDLORD WILL HAVE NO RIGHT TO TERMINATE THIS LEASE for any Event of Default by Tenant, except as expressly provided in this Lease, but Landlord...

	19.3 Landlord’s Self-Help Right
	19.4 No Waiver
	19.5 Remedies Cumulative and Nonexclusive
	19.6 Landlord Default
	19.7 Interest on Arrears

	Article 20  LIENS AND ENCUMBRANCES; land use covenant
	20.1 Liens and Encumbrances
	20.2 Hood River Distillers Covenant
	20.3 Encumbrances of Record

	Article 21  MORTGAGES
	21.1 Tenants Financing
	21.2 Leasehold Mortgagee Rights
	21.2.1 There shall be no cancellation, termination, surrender, or acceptance of surrender of this Lease by joint action of Landlord and Tenant, nor shall Landlord recognize any such action by Tenant alone, without in each case the prior consent in wri...
	21.2.2 Each Leasehold Mortgagee shall be entitled to receive from Tenant notice of any arbitration or action, suit or other proceeding between Landlord and Tenant and shall have the right to intervene therein and be made a party thereto if Tenant fail...
	21.2.3 If there is a condemnation or taking by eminent domain in respect of the Premises, any award or payment which is to be paid to Tenant shall, if required under any Leasehold Mortgage, be paid instead to the then applicable Leasehold Mortgagee.  ...
	21.2.4 Any Leasehold Mortgagee from which Landlord has received a timely Leasehold Mortgagee Notice shall have the right to receive any notices of breach or default sent to Tenant under this Lease, and shall have the same opportunity and right, if any...
	21.2.5 In the event a Leasehold Mortgagee or its designee (by foreclosure, conveyance in lieu of foreclosure or otherwise), or the purchaser at a foreclosure sale or the assignee or designee of such purchaser, acquires Tenant’s interest in this Lease,...
	21.2.6 In the event a Leasehold Mortgagee or its designee (by foreclosure, conveyance in lieu of foreclosure or otherwise), or the purchaser at a foreclosure sale or the assignee or designee of such purchaser, acquires Tenant’s interest herein, such p...
	21.2.7 A Leasehold Mortgagee that enters in or on the Premises, regardless of whether the Leasehold Mortgagee has assumed possession of the Premises shall indemnify, defend and hold harmless Landlord for, from and against any and all liabilities, loss...
	21.2.8 Notwithstanding anything to the contrary contained in this Lease, if a Leasehold Mortgagee or its designee shall acquire title to Tenant’s interest in this Lease, by foreclosure of its Leasehold Mortgage thereon or by assignment in lieu of fore...
	21.2.9 Subject to the terms of its Leasehold Mortgage and to the extent permitted therein, should a Leasehold Mortgagee be entitled to the appointment of a receiver for all or any part of the Premises (a “Receiver”), without regard to whether such Lea...
	21.2.10 If Landlord elects to terminate this Lease because of any Event of Default of Tenant, the Leasehold Mortgagee that has provided a timely Leasehold Mortgage Notice to Landlord, will have the right, upon written notice to Landlord at least 15 da...
	21.2.11  Landlord agrees that if this Lease is terminated by reason of any Event of Default by Tenant, other than for nonpayment of Rent and other payments herein provided for, Landlord, following written request of the Leasehold Mortgagee, will enter...
	21.2.12  Each Leasehold Mortgage shall expressly provide that, the rights granted by Tenant to the Leasehold Mortgagee respecting all rights and interests of Tenant under this Lease, are at all times subject and subordinate to the rights and interests...

	21.3 Notices Binding on Leasehold Mortgagee

	Article 22  HOLDING OVER AND SURRENDER
	22.1 Holding Over
	22.2 Removal of Removable Fixtures
	22.3 Surrender

	Article 23  NOTICES AND CONSENTS
	23.1 Notices and Consents

	Article 24  MISCELLANEOUS
	24.1 Estoppel Certificates
	24.2 Memorandum of Agreement
	24.3 Attorney Fees
	24.4 Applicable Laws and Venue
	24.5 Sale by Landlord
	24.6 Limitation on Liability
	24.7 Successors
	24.8 Unavoidable Delay
	24.8.1 Neither a Party nor Party’s successor in interest shall be considered in breach of or in default with respect to any obligation created hereunder or progress in respect thereto if the delay in performance of such obligations is due to causes th...
	24.8.2 It is the purpose and intent of this provision that, in the event of the occurrence of any such Unavoidable Delay, the time or times for performance of the obligations of the Landlord or Tenant that have been delayed as the case may be, shall b...
	24.8.3 Under no circumstances shall an Unavoidable Delay excuse timely payment of any financial obligation of Tenant to Landlord, or to any other party related to this Lease or the Premises.

	24.9 Landlord Delay. In the event that any obligation of Tenant is delayed by and an act or omission of Landlord that is in breach of any obligation of Landlord under this Lease or in violation of any applicable law, and if such breach or violation by...
	24.10 Brokers
	24.11 Time Periods
	24.12 Trademarks, Etc
	24.13 No Third Party Beneficiary
	24.14 Entire Agreement
	24.15 Survival
	24.16 Captions and Headings
	24.17 Relationship of the Parties
	24.18 Non-Waiver of Governmental Authority
	24.19 No Waiver Implied
	24.20 Severability
	24.21 Amendment
	24.22 Ambiguities
	24.23 Construction
	24.24 Independent Covenants
	24.25 Tenant’s USA Patriot Act Representations and Warranties
	24.26 Landlord Consent.  Except as otherwise provided in this Lease, whenever consent or approval by Landlord is required under the terms of this Lease, such consent or approval may be withheld in Landlord’s sole discretion, and shall be valid only if...

	Article 25  TENANT’S RIGHT OF REFUSAL
	25.1 Tenant’s Right of Refusal
	25.1.1 Tenant Right of Refusal.
	(a) If Landlord receives a bona fide third party offer at any time during the Term which does not meet the requirements of Section 25.1.6, and Landlord wishes to accept the third party offer, Landlord shall provide Tenant with a written Landlord Offer...
	(b) Landlord shall not be required to make any representations or warranties in connection with the sale other than those contained in this Landlord Offer to Landlord’s actual knowledge without inquiring.
	(c) The purchase price for Landlord’s Interest shall be paid as provided in the Landlord Offer.

	25.1.2 Landlord Offer. A “Landlord Offer” delivered pursuant to this Article 25 shall state the terms upon which, in good faith, Landlord is willing to sell Landlord’s Interest, including:
	(a) The purchase price;
	(b) The required earnest money deposit (“Deposit”);
	(c) The condition of title that Landlord will deliver at closing ;
	(d) The form of the conveyance instrument which Landlord will deliver at closing;
	(e) The type and dollar amount of title insurance for the benefit of the buyer, if any, that Landlord will procure and pay for;
	(f) The date of closing;
	(g) The allocation of closing costs and fees and the basis on which any income and expenses relating to Landlord’s Interest will be prorated between Landlord and the buyer; and
	(h) Any other material terms.

	25.1.3 Acceptance or Rejection of Landlord’s Offer.
	(a) Tenant shall have fifteen (15) days after receipt of Landlord’s Offer to deliver a written response to Landlord that Tenant agrees to accept Landlord’s Offer and purchase Landlord’s Interest on the terms set out therein.
	(b) If Tenant does not provide Landlord a written acceptance to Landlord’s Offer within such 15-day period, upon the expiration of said 15-day period, Tenant shall be deemed to have rejected Landlord’s Offer, Landlord may immediately offer to sell Lan...
	(c) If Tenant timely accepts Landlord’s Offer, Landlord and Tenant shall enter into a purchase and sale agreement containing the terms and conditions set out in Landlord’s Offer with form attached as Exhibit G or the then current version of such form ...
	(d) If Tenant accepts Landlord’s Offer, Landlord and Tenant shall cooperate with one another to facilitate the sale of Landlord’s Interest in accordance with this Right of Refusal.  Both parties agree that they will execute such additional instruments...
	(e) If Tenant accepts Landlord’s Offer, and fails without legal excuse to close the purchase in accordance with the terms of Landlord’s Offer and this Article 25, then the Lease shall remain in full force and effect except that this Right of Refusal s...

	25.1.4 If Tenant does not timely accept Landlord’s Offer, or rejects it, Landlord shall be free to sell Landlord’s Interest to a third party on terms which are not More Favorable Terms than those contained in Landlord’s Offer, for a period of two (2) ...
	(a) dates and deadlines regarding closing, inspection contingencies, and due diligence regarding Landlord’s Interest; and
	(b) the scope of any buyer’s request for document review related to the Option Property during the inspection contingency and/or the due diligence period.

	25.1.5 If Landlord has not closed the transfer of Landlord’s Interest to a third party within two (2) years after the date Tenant has rejected a Landlord’s Offer, and Landlord wishes to sell Landlord’s Interest, then Landlord must first submit another...
	25.1.6 This Right of Refusal shall not apply to any of the following (each a “Permitted Transfer”): (i) Landlord granting a mortgage or other security interest in Landlord’s Interest (provided such fee mortgage or security interest shall be subject to...
	25.1.7 This Right of Refusal shall survive any Permitted Transfer and unless earlier terminated, shall apply to any sale or transfer thereafter of Landlord’s Interest by Landlord, but not to any sale or transfer of any successors or assignee of Landlo...
	25.1.8 The Right of Refusal in favor of Tenant shall survive and not terminate upon the sale of Landlord’s Interest in a Permitted Transfer but shall immediately terminate upon the transfer to a third party substantially as the terms rejected by Tenan...
	25.1.9 This Right of Refusal may not be assigned by Tenant separately from its interest in the Lease, except that Tenant may take title to Landlord’s Interest in the name of an Affiliate of Tenant. Except as otherwise expressly limited herein, this Ri...
	25.1.10 To be effective, a notice or other communications required or permitted under this Right of Refusal must be given, and shall deemed delivered, in the manner set forth in the Lease for giving of notices. In the event a party breaches the provis...


	EXHIBIT “A”
	EXHIBIT “B”
	EXHIBIT “C”
	EXHIBIT “D”
	EXHIBIT “E”
	EXHIBIT “F”
	EXHIBIT “G”
	1. Assignment.  Assignor hereby sells, assigns, grants, transfers and sets over to Assignee, its heirs, personal representatives, successors and assigns, all of Assignor’s right, title and interest as Lessor under the Lease.
	2. Acceptance of Assignment and Assumption of Obligations.  Assignee hereby accepts the assignment of the Lessor’s interest under the Lease and, for the benefit of Assignor, assumes and agrees faithfully to perform all of the obligations which are req...
	3. Effective Date.  The effective date of this Assignment and each and every provision hereof is and shall be       (the “Effective Date”). (If no dated is identified, the Effective Date shall be the date the deed from Assignor to Assignee is recorded.)
	4. Assignor’s Indemnity of Assignee.  Assignor hereby agrees to defend (with counsel reasonably satisfactory to Assignee) and indemnify Assignee, its heirs, personal representatives, successors and assigns, and each of them, from and against any and a...
	5. Assignee’s Indemnity of Assignor.  Assignee, for itself and on behalf of its heirs, personal representatives, successors and assigns, hereby agrees to defend (with counsel reasonably satisfactory to Assignor) and indemnify Assignor, its partners, a...
	6. Successors and Assigns.  This Assignment, and each and every provision hereof, shall bind and inure to the benefit of the parties hereto and their respective heirs, personal representatives, successors and assigns.
	7. Governing Law.  This Assignment shall be construed and interpreted and the rights and obligations of the parties hereto determined in accordance with the laws of the state where the Property is located.
	8. Headings and Captions.  The headings and captions of the paragraphs of this Assignment are for convenience and reference only and in no way define, describe or limit the scope or intent of this Assignment or any of the provisions hereof.
	9. Gender and Number.  As used in this Assignment, the neuter shall include the feminine and masculine, the singular shall include the plural and the plural shall include the singular, as the context may require.
	10. Multiple Counterparts.  This Assignment may be executed in counterparts, each of which shall be deemed an original, but all of which together shall constitute one and the same instrument.
	11. Attorneys’ Fees.   In the event a suit, action, arbitration, or other proceeding of any nature whatsoever, including without limitation any proceeding under the U.S. Bankruptcy Code, is instituted, or the services of an attorney are retained, to i...
	IN WITNESS WHEREOF, the parties hereto have executed this Assignment on the respective dates set opposite their signatures below, but this Assignment on behalf of such party shall be deemed to have been dated as of the date first above written.
	Seller and Buyer are parties to that certain Commercial Association of Brokers Oregon / SW Washington Purchase and Sale Agreement and Receipt for Earnest Money (Oregon Commercial Form) dated            , 20      (the “Purchase Agreement”) for the sale...
	LEAD WARNING STATEMENT
	.1 Presence of lead-based paint and/or lead-based paint hazards (check one below):
	Seller has knowledge of lead-based paint and/or lead-based paint hazards in the housing (explain).
	Seller has no knowledge of lead-based paint and/or lead-based paint hazards in the housing.
	.2 Records and reports available to Seller (check one below):
	Seller has provided Buyer with all available records and reports relating to lead-based paint and/or lead-based paint hazards in the housing (list documents below):
	Seller has no reports or records relating to lead-based paint and/or lead-based paint hazards in the housing.
	The following parties have reviewed the information above and certify, to the best of their knowledge, that the information they provided is true and accurate.  A photocopy of this completed LEAD-BASED PAINT DISCLOSURE ADDENDUM, together with a copy ...

	BUYER’S ACKNOWLEDGMENT
	.1 Buyer has received copies of all information listed above in Section 2 of Seller’s Disclosure of this form.
	.2 Buyer has received the pamphlet “Protect Your Family from Lead in Your Home.”
	.3 Buyer has (check one below):
	Elected a ten (10) day opportunity (or mutually agreed upon period) to conduct a  risk assessment or  inspection of the Property for the presence of lead-based paint and/or lead-based paint hazards, providing Buyer the right to rescind the Purchase ...
	Waived the opportunity to conduct a risk assessment or inspection for the presence of lead-based paint and/or lead-based paint hazards.

	CERTIFICATION OF ACCURACY
	SCHEDULE 1

	5.Attachement C.2_Development Agreement_draft
	AGREEMENT FOR Ground lease OF PROPERTY FOR DEVELOPMENT
	RECITALS

	A. Port is responsible for creating and carrying out economic development objectives and programs as an Oregon special district under the authority of ORS Chapter 777.
	B. Port is the owner of real property on or near the Hood River waterfront generally described as Lot #900, consisting of Hood River County tax lots 600, 700, 800, and 900, and containing approximately 39,105 square feet of land (“Property”).  The Pro...
	C. On or about March 9, 2021, Port issued a Request for Developer Interest (“RFDI”) seeking proposals for development of the Property.
	D. Developer submitted a proposal in response to the RFDI proposing a long term ground lease from Port to Developer, and development of a hotel with a restaurant and certain other amenities on the Property (“Project”). The Project is described more fu...
	E. Following receipt of Developer’s proposal, the Parties entered into a Memorandum of Understanding dated June 20, 2022 (“MOU”) calling for negotiation of a definitive agreement to ground lease and develop the Property.
	F. The Port has determined that Developer’s preliminary Project plans and objectives appear to be consistent with the City’s Waterfront Overlay Zone, the I-84 Interchange Area Management Plan Overlay Zone, and general Port objectives for the Property ...
	G. The Port further finds that the Property is not needed for public use.
	AGREEMENT
	1. Definitions
	2. General Terms of Lease
	2.1 Lease of Property
	2.2 Security Deposit
	2.3 Title Review
	2.3.1 Within fifteen (15) days after the Effective Date, the Port will arrange for the Escrow Agent to deliver to Developer by email a title commitment for the issuance of a standard coverage leasehold policy of title insurance on the Property with a ...
	2.3.2 Port covenants and agrees that it shall not voluntarily further encumber the Property (other than those exceptions appearing on the Title Report on the date provided to Developer) with any new material encumbrances that will survive Closing with...
	2.3.3 Any exceptions to which Developer does not timely object in writing, or otherwise accepts, are the “Final Permitted Exceptions.”

	2.4 Title Insurance, Survey, Property Taxes and Closing Costs
	2.4.1 Promptly after Closing, at Developer’s sole election and expense, the Port, shall reasonably cooperate to have Escrow Agent provide to Developer a standard coverage ALTA Lessee’s Policy of Title Insurance, issued by Escrow Agent, covering the Pr...
	2.4.2 At Closing, Developer will pay the costs for recording a Memorandum of the Lease, and any other documents approved by the Port and required by Developer to be recorded.
	2.4.3  Developer and the Port shall each pay one-half (1/2) of any escrow fees charged by Escrow Agent. In addition, Developer shall be obligated to pay all property taxes arising on and after the Closing Date, including any property taxes due on the ...

	2.5 Conditions Precedent to Execution of Lease
	2.5.1 Conditions.
	(a) Developer.  Developer is not obligated to lease the Property from the Port until, to Developer’s satisfaction:
	(i) Developer shall have approved title to the Property as provided in Section 2.4;
	(ii) Developer has obtained a commitment(s) of the private equity and of private financing sources to provide construction and permanent financing in an amount sufficient to allow Developer to lease and develop the Property;
	(iii) Developer has provided a Development Program for the Project which shall include a detailed description of the amenities to be included in the completed Project satisfactory to Developer and the Port;
	(iv) Developer shall have approved the environmental condition of the Property;
	(v) No litigation is pending which prevents the Port or Developer from performing their respective obligations under this Agreement; and
	(vi) Developer has provided to the Port written notice of Developer’s approval of the due diligence investigation of the Property and the feasibility of the Project (the “Approval Notice”) on or before the Final Termination Date.  The Approval Notice ...

	(b) Port.  Port is not obligated to lease the Property to Developer until, to Port’s satisfaction:
	(i) Developer delivers to the Port a statement of the commitment of private equity and financing sources to provide funding in an amount sufficient to allow Developer to lease and develop the Property, which commitment is approved by the Port, in the ...
	(ii) Developer has provided a Development Program for the Project satisfactory to the Port, in the Port’s reasonable discretion, which shall include a detailed description of the amenities to be included in the completed Project;
	(iii) Developer has provided a Jobs Plan for the Project including a description of the number, description and wage rates of expected jobs in the Project
	(iv) Developer is a duly organized, existing Oregon corporation and has full authority to enter into and perform the obligations of this Agreement and the Lease;
	(v) Port has received the performance guaranty required by Section 4.5.2 below;
	(vi) No litigation is pending which prevents Port or Developer from performing their respective obligations under this Agreement;
	(vii) Developer has provided and substantially adhered to a Project Schedule that will allow the Project to be completed within the time required under this Agreement and the Lease; and
	(viii) On or prior to the Final Termination Date, Developer has completed and satisfied, as applicable, all of the following:

	(a) Developer has delivered to the Port and Escrow Agent the Approval Notice duly executed by Developer;
	(b) Developer has delivered to the Port and Escrow Agent the Ground Lease and “Completion Guaranty” (as defined in Section 4.5.2 below) duly executed by the Tenant and Guarantor respectively, thereunder;
	(c) Developer has delivered to Escrow Agent $50,000 in cash to replace the Security Deposit Note;
	(d) Developer shall not then be in breach or default of any obligation under this Agreement; and
	(e) Developer shall have provided the Port with reasonably satisfactory evidence of tenant’s and Guarantor’s financial condition and ability to perform their respective obligations under the Ground Lease and Completion Guaranty, respectively.

	2.5.2 Elections upon Non-Occurrence of Conditions. Except as provided below, if any condition in Section 2.5.1 is not timely fulfilled or waived in writing by the benefited Party on the earlier of (i) the date designated for satisfaction of the condit...
	(a) Terminate this Agreement, in the Party’s sole discretion, which termination shall become effective thirty (30) days after the notice of termination is sent (“Termination Date”) unless, before the thirty (30) day period ends, the other Party fulfil...
	(b) Waive in writing that condition precedent to its obligation to perform under this Agreement, and proceed in accordance with the terms hereof; or
	(c) Extend the Termination Date by which the applicable condition may be satisfied, but only if the other Party agrees in writing to the extension.

	2.5.3 Final Termination Date.
	(a) If all of the conditions precedent under Section 2.5.1. have not been satisfied, waived or otherwise resolved pursuant to this Agreement on or before February 28, 2023 (“Final Termination Date”), then this Agreement shall automatically terminate o...
	(b) If the Final Termination Date is extended for a period of Unavoidable Delay, the maximum period of any such extension shall be no longer than 180 days.
	(c) If this Agreement is terminated for failure of satisfaction of any of the conditions precedent, then the obligations of the Parties to each other under this Agreement shall thereupon terminate (except for any obligation that expressly survives any...


	2.6 Port Representations and Warranties
	2.6.1 The Port is not a foreign person within the meaning of Section 1445(f)(3) of the Internal Revenue Code of 1986, as amended.
	2.6.2 The Port has full power and authority to enter into and perform this Agreement in accordance with its terms, and the Port has taken all requisite entity action in connection with the execution of this Agreement.
	2.6.3 As of the date hereof there are no breaches by the Port under this Agreement or events that with the passage of time would constitute a breach of the Port under this Agreement.
	2.6.4 To the Port’s knowledge, the Port has received no written notice from any municipal, state or federal government (“Authority”) that the Property is in violation of, or subject to any existing, pending, or threatened investigation or inquiry by a...
	2.6.5 Prior to the Closing Date, the Port shall notify Developer of any material change in the Port’s representations and warranties or in any information furnished to Developer pursuant to this Agreement from the date hereof to the Closing Date. Afte...
	2.6.6 The Property is not subject to any lease (except the Lease), which will survive Closing.
	2.6.7 To the Port’s knowledge, there is no litigation, action, suit, or any condemnation, environmental, zoning, or other government proceeding pending or threatened, which may affect the Property, Port’s ability to perform its obligations under this ...
	2.6.8 “Port’s knowledge” shall mean the actual personal knowledge of the Port’s Executive Director, Kevin Greenwood, or his successor, without duty of investigation or inquiry.

	2.7 Developer Representations and Warranties
	2.7.1 Developer has full power and authority to enter into and perform this Agreement in accordance with its terms, and Developer has taken all requisite entity action in connection with the execution of this Agreement and the transactions contemplate...
	2.7.2 No representation, warranty or statement of Developer in this Agreement or any of the exhibits attached contains any untrue statement of a material fact or omits a material fact necessary to make the statements of fact contained herein not misle...
	2.7.3 As of the date hereof there are no breaches by Developer under this Agreement or events that with the passage of time would constitute a breach of Developer under this Agreement.
	2.7.4 Developer enters into this Agreement without reliance upon any verbal representation of any kind by Port, its employees, agents, commissioners, or consultants regarding any aspect of the Project site, the Project, its feasibility, financing or c...
	2.7.5 Developer is in compliance with all laws, statutes, rules and regulations or any federal, state or local governmental authority in the United States of America applicable to Developer and all beneficial owners of Developer, including, without li...


	3. Public Improvements and Infrastructure;
	3.1 No Utility Service Representations
	3.2 Subsurface, Surface and Building Conditions

	4. Development
	4.1 Project Scope of Development
	4.2 Project Schedule
	4.3 Financing
	4.4 Plans, Drawings and Port Review
	4.4.1 Design Guideline Process.  Developer at its sole cost and expense will diligently pursue the design work and all governmental approvals necessary to construct the Project. Developer will submit the initial Site Plan for Port review not later tha...
	4.4.2 Changes in Approved Drawings. If Developer wants to change any Drawings after approval by Port, Developer shall submit the proposed changes to Port for approval. Developer acknowledges that it may be required to secure separate City or ODOT appr...

	4.5 Diligent Completion; Guaranties
	4.5.1 Subject to the terms and conditions of this Agreement, after Closing, Developer will complete the Project through the construction of improvements on the Property in substantial conformance with the Final Construction Drawings, and in compliance...
	4.5.2 As security for the substantial completion of the Project, [________________] (“Guarantor”) will execute a guaranty of the performance (the “Completion Guaranty”) of the Project construction, in the form attached as Exhibit B to the Ground Lease...

	4.6 Project Team
	4.7 Port Role in Construction Approval Process
	4.8 Inspection and Property Access
	4.8.1 Before leasing the Property to Developer, and pursuant to the terms and conditions set out below, the Port shall allow Developer and Developer’s employees, agents and consultants to enter upon the Property, at all reasonable times to the extent ...
	4.8.2 During construction of the Project, and until a final Certificate of Occupancy is issued, Developer’s work shall, upon reasonable notice, be accessible at all reasonable times for inspection by representatives of the Port. In the event Port or i...
	4.8.3 Terms of Developer’s Access to Property.
	(a) Prior to the Final Termination Date, Developer shall have reasonable access to the Property for the purpose of conducting surveys, architectural, engineering, geotechnical and environmental inspections and tests (including intrusive inspection and...
	(b) Developer shall procure and agrees to continue in force throughout the term of the Agreement (on behalf of itself and its employees, agents, contractors and consultants performing Inspections or activities at the Property at Developer's direction)...
	(c) Developer hereby acknowledges and agrees that the Property information and all other information, other than matters of public record, furnished to, or obtained through inspection of the Property by, Developer, its affiliates, lenders, employees o...

	4.8.4 If, in the sole discretion and at the sole election of Developer, any of Developer’s evaluations, tests, inspections, or investigations are unsatisfactory to Developer, in any manner or for any reason (or no reason at all) in Developer’s sole di...

	4.9 Liens
	4.10 Construction

	5. Environmental Matters
	5.1 Indemnification
	5.2 Contribution
	5.3 Prior Property Use
	5.4 .  The Port discloses and Developer acknowledges that all or a portion of the Property, or an adjacent property, was historically used as a gas station or fueling station.  Developer agrees to conduct its own due diligence and investigation regard...

	6. Assignment Provisions
	6.1 Assignment
	6.2 Permitted Assignment or Transfer

	7. Default; Remedies
	7.1 Default and Cure
	7.1.1 Default by Developer.  A default shall occur if prior to the Lease transaction Closing Developer breaches any material provision of this Agreement, whether by action or inaction, and such breach continues and is not remedied within thirty (30) d...
	7.1.2 Default by Port.  A default shall occur if Port breaches any material provision of this Agreement, whether by action or inaction, and such breach continues and is not remedied within thirty (30) days after Port receives written notice from Devel...

	7.2 Port’s Pre-Lease Remedies
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	7.4 Nonexclusive Remedies
	7.5 Unavoidable Delay
	7.5.1 Neither a Party nor Party’s successor in interest shall be considered in breach of or in default with respect to any obligation created hereunder or progress in respect thereto if the delay in performance of such obligations  is due to causes th...
	7.5.2 It is the purpose and intent of this provision that, in the event of the occurrence of any such Unavoidable Delay, the time or times for performance of the obligations of the Port or Developer as the case may be, shall be extended for the period...
	7.5.3 Under no circumstances shall an Unavoidable Delay excuse timely payment of any financial obligation of Developer to Port.

	7.6 Mediation and Arbitration
	7.6.1 Mediation.  At the mutual agreement of the Parties in writing, any dispute under this Agreement may be resolved by mediation. If the Parties agree to mediate they will each pay one half the costs of a mediator and the mediation.
	7.6.2 Arbitration.  If an unresolved dispute involves payment of money only and not a demand for any other remedy, the dispute shall be resolved by final and binding arbitration. If mutually agreed, the Parties may also submit a dispute to final and b...
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	8.1.1 .  Port has designated its Executive Director as the Port Contract Manager. The Port Contract Manager shall have the authority to take action to implement this Agreement and the Lease on behalf of the Port and shall have such other authority as ...

	8.2 Developer Project Manager.  Developer has designated Thomas Cody as Developer Project Manager.  No change in Developer Project Manager shall be permitted without Port written approval, which approval may not be unreasonablly withheld.
	8.3 Compliance with Laws; Discrimination
	8.4 Notice
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	8.22.2 Except for published information or information ascertainable from public records, any confidential information furnished or disclosed by Port in connection with the Project, will be held by Developer in confidence and will not be divulged to a...
	8.22.3 Developer acknowledges that information provided to the Port is subject to the Oregon Public Records Law (ORS 192.410 to 192.505). If the Developer submits information to the Port in confidence which should be reasonably considered to be confid...
	8.22.4 Except as required by Section 7.7.2 in the case of Developer default, if for any reason the Project fails to materialize, then each Party will promptly return all such confidential information to the Party from whom it was obtained.

	8.23 Brokers
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