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Memorandum 

Date: November 26, 2013 
To: City of Astoria Planning Commission 
cc: Brett Estes and Rosemary Johnson, City of Astoria Community Development Department 
From: Matt Hastie, Shayna Rehberg, and Cathy Corliss  
Re: Draft Civic Greenway Plan Area Amendments #1a (Task 3.1) 1 
 
 

A.  INTRODUCTION/OVERVIEW  

In 2009 the City of Astoria adopted the Astoria Riverfront Vision Plan.  The Riverfront Vision Plan 
describes a future vision and specific recommended implementation measures related to open space, 
land use, and transportation plans along the Columbia River waterfront. For purposes of the 
Riverfront Vision Plan, City’s riverfront was divided into four plan areas: Bridge Vista, Urban Core, 
Civic Greenway, and Neighborhood Greenway.  
 
In 2012-2013, the City of Astoria requested and received a Transportation and Growth Management 
(TGM) Code Assistance grant to develop and write updated comprehensive plan language, 
development code text, and map amendments to implement policies and recommendations in the 
City’s adopted Riverfront Vision Plan for the Civic Greenway Plan Area (Phase 1) and Bridge Vista 
Plan Area (Phase 2). As a first step in this process, the project team prepared a Code Evaluation 
Report summarizing development code issues to be addressed in drafting these amendments for the 
Civic Greenway Plan Area, which is shown in Figure 1.  The current zoning within the Civic 
Greenway Plan Area is shown in Figure 2. 
 
After reviewing the Code Evaluation Report with City and TGM program staff, as well as members 
of the Astoria Planning Commission, the project team began drafting preliminary code amendment 
language to address selected code issues.  The group agreed to prepare three sets of draft code 
amendments to allow for adequate review of the draft code amendments with the Planning 
Commission and public.  This memo represents the first set of draft code amendments for the Civic 
Greenway Plan Area (Amendments #1a).  These amendments address the following topics: 
 

• Overwater development regulations 
o Allowed Uses 
o Building Size Limits 
o Building Height Limits 
o Building Width Limits 

                                                 
1   This project is partially funded by a grant from the Transportation and Growth Management (TGM) Program, a joint 
program of the Oregon Department of Transportation and the Oregon Department of Land Conservation and Development. 
This TGM grant is financed, in part, by federal Moving Ahead for Progress in the 21st Century (MAP-21), local government, and 
State of Oregon funds. The contents of this document do not necessarily reflect views or policies of the State of Oregon. 

L A N D  U S E  P L A N N I N G   •   T R A N S P O R T A T I O N  P L A N N I N G   •   P R O J E C T  M A N A G E M E N T   
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o Applicability 
• Landscaping regulations 

o Height and Spacing  
o Native Plants 
o Trail Amenities 
o Landscaping Credits/Reductions 
o Applicability 

 
For each code topic, the project team has identified one or more options for consideration and 
discussion by the Planning Commission.  In some cases, options may be combined or further 
refined to identify a preferred option.  In a number of cases, this memo describes examples of 
implementing code language found in other communities.  In some cases, options range from 
making minimal or no changes to existing code language to making more significant changes or 
amendments.   In other cases, they represent different approaches to addressing a given topic. 
 
Ultimately, new or amended code provisions may be implemented by integrating them into existing 
articles of the Development Code (e.g., zones, Columbia River shorelands, Additional Development 
Standards) or by including them in a new overlay district developed for the Civic Greenway Plan 
Area. These alternatives will be further discussed and determined once all of the code elements that 
will apply to the Civic Greenway Plan Area are developed. 
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Figure 1: Civic Greenway Plan Area 
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Figure 2: Zoning in the Civic Greenway Plan Area 
 

 
 
B.  OVERWATER DEVELOPMENT REGULATIONS 

The following options for overwater development regulations are intended to limit the impact of 
overwater development. They are the regulations described in terms of a “blueway” zone, discussed 
in the Evaluation Report (Task 1.1) and the Riverfront Vision Plan. 
 
Overwater areas within the Civic Greenway Plan Area are primarily zoned Aquatic-One 
Development (A-1) with a small amount of Aquatic-Two Development (A-2) zoning in the western 
portion of the area. Overwater development is subject to the provisions of these zones (Article 2 of 
the Astoria Development Code) in addition to the Columbia River Estuary and Shoreland Regional 
Standards (Article 4).  
 

1. Uses  

Use standards for the overwater areas in the Civic Greenway Plan Area are addressed by the A-1 and 
A-2 zones; estuary and shoreland standards deal more with other development standards.  
 
In a few isolated locations within the Civic Greenway area, the area between the River Trail and the 
shoreline also is wide enough to accommodate additional structures (e.g., between approximately 31st 
and 39th Streets).  In these areas, amendments also may be needed to non-aquatic zones to 
implement limitations on uses, similar to what is described for the A-1 and A-2 zones below.  
Additional recommendations to that effect may be provided in a subsequent draft of potential code 
amendments.  Note land zones where land is wide enough to site structures – near 31st and near east 
mooring basin. 
 
The Riverfront Vision Plan and Evaluation Report discussed limiting overwater uses to those that 
are water-dependent or associated with a water-dependent use. Upon review of uses currently 
permitted in the A-1 and A-2 zones, it was found that most of the uses are already water-dependent, 
water-related, or required to be “in conjunction with” a water-dependent use.  However, some of 
those uses in both zones may be in conflict with the “Blueway” zone recommendations.  A number 
of the permitted and conditional uses in the A-1 and A-2 zone listed below also appear to be of 
potential concern.   
 

• Mining and mineral extraction 
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• Aquaculture 
• Water-dependent commercial and industrial use 
• In-water log dump, sorting operation 
• Eating and drinking establishment open to the general public which provides significant visual access to the 

waterfront.  
• Hotel, motel, inn, bed and breakfast which provides significant visual access to the waterfront.  
• Tourist-oriented retail sales establishment which provides significant visual access to the waterfront.  
• Indoor amusement, entertainment, and/or recreation establishment which provides significant visual access to 

the waterfront. 
• Professional and business office, personal service establishment limited to beauty and barber services and 

garment alterations, residence, and arts and crafts studio meeting the requirements of Section 2.540(10). 
• Conference Center which provides significant visual access to the waterfront.  

  
Because some of these uses are permitted conditionally, their development could be limited by 
conditions imposed by the reviewing and approving body, in addition to limits already imposed by 
Sections 2.515 and 2.540.  

Given other development regulations regarding height, width, and size addressed in Sections B.2, 
B.3, and B.4 of this memo, the following options related to use are proposed for consideration. 

• Option 1: Maintain uses currently permitted in the A-1 and A-2 zone.  
• Option 2: Prohibit selected conditional uses that are not water-dependent or water-related 

and which are not associated with water-dependent uses and/or are otherwise appear to be 
in conflict with the recommended “Blueway” recommendation.  

• Option 3: Prohibit selected conditional and outright permitted uses that are not water-
dependent or water-related and which are not associated with water-dependent uses and/or 
are otherwise appear to be in conflict with the recommended “Blueway” recommendation 

 
Options 2 and 3 could result in changes to outright permitted or conditional uses allowed in the A-1 
and A-2 zones within the Civic Greenway Plan Area, as highlighted in Figures 3 and 4 below. 
 
Figure 3: Uses Considered for Potential Amendments to the A-1 Zone  
A-1: AQUATIC ONE DEVELOPMENT ZONE  
[…] 
2.505. PERMITTED USES.  
The following uses and activities and their accessory uses and activities are permitted in the Aquatic One Development 
Zone, subject to the appropriate provisions of Section 2.515, Development Standards and Procedural Requirements:  
1. Water-dependent commercial or industrial use. (consider limitations) 
2. Navigational structure.  
* 3. Water-dependent public recreational facility, including boat ramp, dock, moorage and marina for commercial and 
recreational marine craft.  
4. Shoreline stabilization.  
* 5. Flowlane disposal of dredged material.  
6. Pipeline, cable, and utility crossing.  
* 7. Storm water and treated wastewater outfall.  
8. Communication facility.  
9. Temporary dike for emergency flood protection limited to 60 days subject to State and Federal requirements.  
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* 10. New dike construction. 
11. Maintenance and repair of existing structure or facility.  
12. Dredging and filling, pursuant to the applicable standards in Section 4.050 and 4.070, for any of the permitted 
uses 1 through 11 listed above.  
13. The following water-related commercial and industrial uses:  
a. Boat and/or marine equipment sales;  
b. Fish or shellfish retail or wholesale outlet;  
* c. Charter fishing office;  
d. Sports fish cleaning, smoking, or canning establishment;  
* e. Retail trade facility for the sale of products such as ice, bait, tackle, gasoline or other products incidental to or used 
in conjunction with a water-dependent use;  
f. Eating and drinking establishment which provides a view of the waterfront, and which is in conjunction with a 
water-dependent use such as a marina or seafood processing plant;  
* g. Cold storage and/or ice-processing facility independent of seafood processing facility.  
14. Navigation aid.  
15. Piling and pile supported structure as necessary for any of the permitted uses 1 through 14 listed above, or as 
necessary for any use permitted in the adjacent shoreland.  
16. Bridge crossing.  
* Not permitted at South Tongue Point.  
 
2.510. CONDITIONAL USES.  
The following uses and activities and their accessory uses and activities may be permitted in the Aquatic One Development 
Zone as Conditional Uses when authorized in accordance with Article 11, Conditional Uses. These uses and activities are 
also subject to the appropriate provisions of Section 2.515, Development Standards and Procedural Requirements. It must 
also be shown that these uses and activities are consistent with the purpose of the Aquatic One Development Zone. 
1. Mining and mineral extraction. (consider limitations) 
2. Active restoration.  
3. Bridge crossing support structure.  
4. Aquaculture and water-dependent portions of aquaculture facility. (consider limitations) 
5. In-water log dump, sorting operation. (consider limitations) 
6. A use for which an exception to the Estuarine Resources Goal has been adopted as an amendment to the Astoria 
Comprehensive Plan.  
7. Dredged material disposal at sites designated for dredged material disposal in the Comprehensive Plan.  
8. Dredging and filling, pursuant to the applicable standards in Section 4.050 and 4.070, for any of the conditional 
uses 1 through 7 listed above.  
9. Water-related recreational use.  
10. Water-related commercial or industrial use other than those listed under Section 2.505(13) of this zone. (consider 
limitations) 
11. Piling as necessary for any of the conditional uses 1 through 10 listed above.  
12. Temporary use meeting the requirements of Section 3.240.  
13. Non-water dependent and non-water related uses may be located in existing, under-utilized buildings provided the use does 
not preclude future water-dependent or water-related uses. 
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Figure 4: Uses Considered for Potential Amendments to the A-2 Zone  
  
A-2: AQUATIC TWO DEVELOPMENT ZONE  
[…] 
2.530. PERMITTED USES.  
The following uses and activities and their accessory uses and activities are permitted in the Aquatic Two Development 
Zone, subject to the appropriate provisions of Section 2.540 Development Standards and Procedural Requirements:  
1. Water-dependent commercial and industrial use. (consider limitations) 
2. Small boat building and repair.  
3. Water-dependent facilities including dock, moorage, pier, terminal, transfer facility and marina for commercial and 
recreational marine craft, for passengers, or for waterborne commerce.  
4. Public pier.  
5. Navigational structure.  
6. Shoreline stabilization.  
7. Pipeline, cable, and utility crossing.  
8. Storm water and treated wastewater outfall. 
9. Communication facility.  
10. New dike construction.  
11. Maintenance and repair of existing structure or facility.  
12. Public use in conjunction with the Columbia River Maritime Museum.  
13. Flowlane disposal of dredged material.  
14. Dredging or filling, pursuant to the applicable standards in Section 4.050 and 4.070, for any of the permitted 
uses 1 through 13 listed above.  
15. The following water-related commercial uses:  
a. Boat and/or marine equipment sales;  
b. Fish or shellfish retail or wholesale outlet;  
c. Charter fishing office;  
d. Sports fish cleaning, smoking or canning establishment;  
e. Retail trade facility for the sale of products such as ice, bait, tackle, gasoline or other products incidental to or used in 
conjunction with a water-dependent use.  
f. Eating and drinking establishment which provides a view of the waterfront, and which is in conjunction with a water-
dependent use such as a marina or seafood processing plant (consider adding here and eliminating conditional use 13) 
16. Navigation aid.  
17. Piling as necessary for any of the permitted uses 1 through 16 listed above.  
 
2.535. CONDITIONAL USES.  
The following uses and activities and their accessory uses and activities may be permitted in the Aquatic Two 
Development Zone as Conditional Uses when authorized in accordance with Article 11 Conditional Uses. These uses 
and activities are also subject to the provisions of Section 2.540 Development Standards and Procedural 
Requirements. These uses and activities must be consistent with the purpose of the Aquatic Two Development Zone.  
1. Dredged material disposal at sites designated for dredged material disposal in the Comprehensive Plan.  
2. Dredged material disposal at sites not designated for dredged material disposal in the Comprehensive Plan, provided 
the dredged material is utilized as a source of fill material for an approved fill project.  
3. Aquaculture and water-dependent portions of aquaculture facility. (consider limitations) 
4. Water-dependent or water-related recreational use not listed elsewhere in this zone.  
5. Active restoration.  
6. Bridge crossing and bridge crossing support structure.  
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7. A use for which an exception to the Estuarine Resources Goal has been adopted as an amendment to the City's 
Comprehensive Plan.  
8. Fill in conjunction with any of the conditional uses 1 through 7 listed above pursuant to the applicable standards in 
Section 4.050.  
9. Mining and mineral extraction. (consider limitations) 
10. Dredging in conjunction with any of the conditional uses 1 through 9 listed above, pursuant to the applicable 
standards in Section 4.050.  
11. Water-related commercial or industrial use not listed under Section 2.530. (consider limitations) 
12. Eating and drinking establishment open to the general public which provides significant visual access to the 
waterfront, except within the Civic Greenway Area where this use is not permitted.  
13. Hotel, motel, inn, bed and breakfast which provides significant visual access to the waterfront, except within the 
Civic Greenway Area where this use is not permitted.  
14. Tourist-oriented retail sales establishment which provides significant visual access to the waterfront, except within 
the Civic Greenway Area where this use is not permitted.  
15. Indoor amusement, entertainment, and/or recreation establishment which provides significant visual access to the 
waterfront, except within the Civic Greenway Area where this use is not permitted.  
 
 

2. Building Size   

Another way to limit the impact of overwater development within the Civic Greenway Plan Area is 
by restricting the size or floor area of development. The Riverfront Vision Plan and Evaluation 
Report discussed the option of restricting the size of buildings in overwater development.  
 
A variety of local codes use thresholds of 3,000 or 5,000 square feet for small-scale retail uses, 
including eating and drinking establishments.  For example, 3,000 square feet is used as a limit for 
retail and commercial uses in Oregon’s unincorporated community rule for “rural unincorporated 
communities” while 5,000 is the limit for “urban unincorporated communities.”  Similarly Metro, 
the cities of Portland, Milwaukie, Tualatin and others use a 5,000 square foot limit to allow for retail 
and commercial uses in industrial areas.  Examples of a 3,000 square foot use in Astoria include Ship 
Inn and Blue Scorcher.  Examples of a 5,000 square foot use include Bridgewater Bistro and Fulios.    
  
Given that most of the uses that involve buildings are permitted only conditionally in the A-1 and 
A-2 zones, there is an existing mechanism to limit size.2 However, this does not apply to all buildings 
permitted in these zones. Therefore, options to address this issue are proposed below. 

                                                 
2 The following floor area provisions currently apply to non-water-dependent or –related uses in the A-2 zone, pursuant to 
Section 2.540. 
10. Professional and business office, personal service establishment limited to beauty and barber services and garment alterations, residence, and arts and 
crafts studio are permitted where they are part of a mixed-use development that also includes some of the tourist-oriented uses listed in Section 2.535 (12 
through 15), under the following conditions:  
a. Single-Story Structure: The office, personal service establishment, residence, or arts and crafts studio uses shall constitute no more than 25% 
of the total project's gross floor area.  
b. Multi-Story Structure, shall conform to one of the following options:  
1) The office, personal service establishment, residence, or arts and crafts studio uses shall constitute no more than 50% of the total project's 
gross floor area.  
2) A multi-story structure which maintains at least 75% of the ground floor or street level space for tourist-oriented uses as listed above, may 
devote 100% of the upper floors to non-tourist oriented uses, consisting of professional and business offices, personal service establishment 
limited to beauty and barber services and garment alterations, residences, and arts and crafts studios.  
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• Option 1: Maintain existing regulations, with no size restriction on allowed or conditional 

uses. 
• Option 2: Establish a maximum gross floor area of 5,000 square feet. 
• Option 3: Establish a maximum gross floor area of 3,000 square feet. 

 

 [Note: Future draft may include supporting code graphics, if needed.] 
 

3. Building Height  

Limiting building height is an important way of limiting impacts of overwater development and, in 
particular, preserving views out across the river from the riverfront. This was emphasized in the 
Riverfront Vision Plan and Evaluation Report. Currently there are no height limits in the A-1 zone 
and a limit of 28-45 feet in the A-2 zone. More restrictive height standards may be desired in the 
Civic Greenway Plan Area. If height standards are not changed from existing standards, there are 
still options to address impacts through building size limits (Section B.2) and building width limits 
(Section B.4). 
 

• Option 1: Establish a maximum height of two stories (28 feet) and use building size and 
width regulations to further limit overwater development and preserve views.  

• Option 2: Establish maximum height as one story/15 feet. 
• Option 3: Establish maximum height as riverbank height/”grade of adjacent shoreland” (a 

term used elsewhere in the code) plus height of fences, walls, and hedges allowed by existing 
code.  In the A-1 and A-2 zones there are no limitations on the height of fences so 
additional limits on their height also would be needed. 

 
 [Note: Future draft may include supporting code graphics, if needed.] 

 
4. Building Width 

Limiting building width is another way to address overwater impacts and views, as discussed in the 
Evaluation Report. Building widths can be regulated in terms of either a percentage of a parcel’s 
width or a specific width dimension. The dimension proposed below (25 feet) is based on the 
minimum lot frontage required by existing City land division standards. Percentages are intended to 
capture a range of allowing for visual access through a parcel. 
 

• Option 1: Establish a maximum building width as 40% of parcel width, up to a maximum of 
50 feet. 

• Option 2: Establish a maximum building width as 25% of parcel width, up to a maximum of 
50 feet 

• Option 3: Establish a maximum building width as a percentage of parcel width (from Option 
1 or Option 2) or 25 feet, whichever is greater, up to a maximum of 50 feet. 

 

                                                                                                                                                             
11. Accessory structures in the Aquatic Two Development Zone are limited in size to a maximum of 10% of the primary structure. 
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 [Note: Future draft may include supporting code graphics, if needed.] 
 

5. Applicability 

Based on discussions during the development of the Riverfront Vision Plan and review of the 
Evaluation Report, there appear to be two basic options for the extent of applying new overwater 
development regulations.  
 

• Option 1: Apply new overwater development regulations to parts of Civic Greenway Plan 
Area where there is public upland ownership. 

• Option 2: Apply new overwater development regulations throughout the Civic Greenway 
Plan Area. 

 
Staff Recommendation: Option 2. 
 
C.  LANDSCAPING REGULATIONS 

Landscaping provisions have been categorized as those that would apply to the “river side” of the 
Astoria River Trail and those that would apply to the “land side” of the trail.  Landscaping on the 
two sides of the trail serve different purposes to some degree.  On the river side of the trail, 
landscaping’s primary purpose is to help stabilize the shoreline and provide a more natural look and 
feel to the area.  At the same time, it is important that vegetation on the river side not block views of 
the river, which are important to people using the River Trail.  On the land side of the trail, 
vegetation can be used in part to buffer private development from River Trail users, improve the 
appearance of that development, and meet a variety of other objectives, such as provide shade, help 
filter stormwater, and absorb carbon dioxide.  On the land side, blocking views of adjacent uses may 
be less important in some circumstances; however, for public safety it is important to maintain “eyes 
on the trail.”  On both sides of the trail, but particularly on the river side, community members have 
said that it is important to allow for more of a natural look and feel and not to create a “manicured” 
look.  Attachment 3 includes images of trails, pathways and open spaces near a river edge and 
preferences identified by participants in a community meeting during the Riverfront Vision process.  
Many of the images are consistent with the optional standards described in this section of the 
memo. 
 
The River Trail is within a former rail right-of-way and currently is a separate property owned by the 
City as an “interim owner.”  This is important to consider in structuring landscaping requirements 
for land on one or the other side of the trail.  The following is a summary of existing setback, 
landscaping, and related requirements on the two sides of the trail within the Civic Greenway Plan 
Area. 
 

• The minimum setback requirements for zones on land in the Civic Greenway Plan Area are 
as follows: 

o AH-MP – None listed 
o C-3 – None, except 5-foot “buffer” for yard adjacent to residential zones  
o HR – None listed 
o MH – None listed 
o S-1 – None listed  
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o S-2A – None listed 
• Columbia River Estuary and Shorelands Overlay (CRESO) Zone regulations (Article 4 of 

the Astoria Development Code) apply to the area within 50 feet of the shoreline and to all 
aquatic and shoreland zones, irrespective of the distance from the shoreline. (Note: In most 
of the Civic Greenway, the River Trail appears to be farther than 50 feet from shoreline, 
with the exception of land just west of 39th Street. There are also limited sections of the Civic 
Greenway where there is enough land to build between the trail and shoreline; for example, there 
are existing buildings just east and west of 31st Street on between the trail and shoreline.) 

• CRESO Zone regulations regarding vegetation are as follows: Plant species utilized for vegetative 
stabilization shall be selected on the basis of potential sediment containment and fish and wildlife habitat values. 
Trees, shrubs and grasses native to the region should be considered for vegetative stabilization; however, plant species 
and vegetation stabilization techniques approved by the Soil Conservation Service, the U.S. Army Corps of 
Engineers and other participating Federal and State resource agencies are also appropriate. Stabilization of dike 
slopes must not include vegetation (particularly trees) which jeopardize the dike (Section 4.060.(9)). 

• Landscaping requirements for parking lots state that “(p)lanting areas shall be designed to separate 
parking lots from the sidewalk and street and shall contain a mixture of trees and shrubs,” with exceptions 
where there are chairwalls or public utilities. Landscaping requirements specify minimum heights 
and calipers for trees, minimum spread for shrubs, and maximum spacing for ground cover. 

• The minimum landscaping requirements for zones on land in the Civic Greenway Plan Area 
are as follows: 

o AH-MP – Minimum of 20% of the total area within the AH-MP Zone for parcels 
adjacent to Marine Drive, and 10% of the total area for all other parcels within this 
zone 

o C-3 – Minimum 10% of total lot area 
o HR – Minimum 10% of total lot area 
o MH – Minimum 10% of total lot area 
o S-1 – None specified  
o S-2A – None specified 

• Existing zoning and landscaping provisions do not specifically require landscaping along the 
River Trail. 

 
1. Requiring Landscaping 

Pursuant to existing regulations, landscaping is provided along the River Trail only to the extent that 
shoreline stabilization is needed and that an applicant elects to set buildings back from the River Trail 
property in the AH-MP, C-3, HR, and MH zones and use that area to meet part or all of their landscaping 
requirement. Therefore, there is a question as to whether landscaping along the River Trail should be 
specifically required, and this is a question for consideration by the Project Management Team, Project 
Advisory Team, and Astoria Planning Commission.  In general, staff’s recommendation is that 
landscaping only be required for new development or expansions to existing uses located north of the 
River Trail. 

2. Height and Spacing  

As noted previously, landscaping serves multiple objectives on both sides of the River Trail, 
including: 

• Preserve views of and over the river. 
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• Provide access to trail and safety/“eyes on the trail.”   
• Buffer trail and land side/upland development. 
• Beautify the trail and adjacent areas. 

 
Height and spacing standards will be instrumental in meeting several of these objectives and will 
vary on either side of the River Trail.  The following sets of options summarize proposed 
requirements associated with height and spacing. 
 
River Side of the Trail 
On the river side of the River Trail, one of the primary objectives of landscaping is to preserve views 
of and over the Columbia River. To this end, the options below present increasing degrees of height 
and spacing regulations to allow for these views. Height dimensions are based on City vision 
clearance standards. Further, in the case of Option 3, consideration is given to views down right-of-
way corridors to the river. 
 

• Option 1 – Maximum shrub height 30 inches; no requirements for minimum pruning height 
or placement of trees 

• Option 2 – Maximum shrub height 30 inches; trees pruned to 9 feet and no restrictions on 
placement 

• Option 3 – Maximum shrub height 30 inches; no trees planted at the intersection of a public 
right-of-way; and with either limitations on the width of groves or clusters of trees and/or 
requiring individual trees not planted in clusters or groves to have 20 feet clear between 
branches at maturity. 

 
Land Side of the Trail 
On the land side of the trail, objectives are more divided between providing a buffer between 
development and the trail and allowing for views and “eyes on the trail.”  
 
There are three questions to consider here: 

1. Do the existing requirements for perimeter parking lot landscaping apply to the edge of the 
parking lot adjacent to the River Trail?  

Currently the code requires buffering planting areas only where they are adjacent to sidewalks and 
streets.  It appears that provision currently is not being applied to the edge of a parking lot or 
site adjacent to the River Trail.  Assuming this is the case, the code should be updated to ensure 
that it is applied.   

2. Are parking lot perimeter landscaping standards appropriate for the edge of the lot adjacent to the 
trail (per the balance we’re trying to strike)? 

Current requirements are very general, simply requiring that “Planting areas shall be designed to separate 
parking lots from the sidewalk and street and shall contain a mixture of trees and shrubs, except where the presence of 
chairwalls or public utilities makes the planting infeasible, as determined by the City Engineer, in which case concrete, 
stone, or other manufactured containers may be used.” (Article 3.120.7).  More specific requirements may be 
needed or desired to address the objectives identified here. 

3. Are landscaping standards for sites adjacent to buildings sufficient to meet our objectives for 
landscaping to buffer buildings and the River Trail from each other (and maintain a certain level 
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of visibility) adequate and are they also flexible enough to ensure that people who want views of 
the river from the buildings can have them?  

 
As noted above, existing landscaping requirements are relatively general and do not appear to 
directly address this objective.  Amendments to the existing standards likely will be needed.  

 
Issues associated with parking lot landscaping may be addressed by changing landscaping 
requirements in parking lots (Option 2) or by creating a general maximum spacing standard and/or 
other provisions for landscaping along the trail (Option 3).  
 
Regarding views and natural surveillance, property owners will likely be motivated not to install 
landscaping that is so tall that it would block their views of the river, so maximum height 
requirements should not be needed. However, minimum planting spacing standards (Option 4) 
could be considered in order to maintain views of the trail. 
 

• Option 1 – Maintain existing landscaping provisions, which do not require landscaping on 
the land side of the trail. 

• Option 2 – Establish requirements that parking lots adjacent to the River Trail must provide 
planting areas between the parking lot and trail.  

• Option 3 – Require landscaping along the land side of the River Trail at a minimum spacing 
of trees at 20 feet on center, shrubs at 2 feet on center, with potential variations based on the 
category of adjacent uses. 

• Option 4 – Require landscaping along the land side of the River Trail at a maximum spacing 
of trees at 30 feet on center, shrubs at 5 feet on center, and ground cover in between, with 
potential variations based on the category of adjacent uses. 

 
More specific recommended code language will be drafted after obtaining more guidance on which of 
these options to pursue. 
 

 
3. Native Plants 

Existing code provisions in the CRESO Zone call for native plants to be used in shoreline 
stabilization, except when otherwise recommended by state and federal resource authorities. The 
options below related to native vegetation along the River Trail range from relying on existing 
provisions, which may result in minimum amounts of native planting, to more robust 
requirements to use native plants and draw from native plant lists. 
  
• Option 1: Maintain existing code (CRESO Zone shore stabilization native planting). 
• Option 2: Add code provisions either requiring or encouraging the use of native plants, like those 

in the Willamette River Greenway Plan (Figure 4) for any landscaping provided between the 
River Trail and shoreline. If requiring the use of native plants, specify the process (e.g., 
Community Development Director discretion) for approving the use of plants other than 
native plants. 

• Option 3: Include lists of native plants – or a reference to the lists – in new provisions described 
in Option 2. Model plant lists are presented in Attachment A. 
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Figure 5: Potential Code Requirements for Native Plants (Options 2 and 3) 
 
Landscaping in the Civic Greenway Area located between the River Trail and shoreline (mean high water line) shall 
consist of native plants. Refer to the native plant lists in [reference] for trees, shrubs, and grasses appropriate to 
riparian environments.  
The Community Development Director may approve plants that are not native in the Civic Greenway Area if it is 
determined that the plant better addresses environmental constraints, habitat value, resilience, and maintenance needs.  
 
 
 [Note: Future draft may include supporting code graphics, if needed.] 
 

4. Trail Amenities   

Given the trail environment in which these landscaping regulations are being considered, trail 
amenities are another element to potentially address in the regulations. Existing landscaping 
regulations address amenities to some extent; seating and “street furniture” may be counted toward 
meeting existing landscaping requirements, pursuant to Section 3.120(12). For this issue, options 
include retaining existing regulations or expanding them to more strongly encourage or require trail 
amenities. 
 

• Option 1: Maintain existing landscaping requirements that allow seating areas and “street 
furniture” to count toward landscaping requirement. 

• Option 2: Create reductions/credits for providing a trail amenity from a “menu” of 
amenities when landscaping requirements are triggered by the conditions discussed in 
Section C.6. (See Figure 5.) Sample images of amenities are presented in Attachment B. 
 

Figure 6: Potential Code Language for Trail Amenities (Option 2) 
 
Providing one of the following amenities adjacent to the River Trail will qualify the applicant for a [25%] reduction in 
the landscaping requirement, upon approval of the Community Development Director or Planning Commission, as 
appropriate. See [reference] for sample images of the following amenities. 
 
a. Bike rack 
b. Bench 
c. Table 
d. Drinking fountain 
e. Signage – directional, informational/interpretive 
f. Trash/recycling container 
g. Lighting 
h. Restrooms [amenity beyond scale of others] 
 
 
 [Note: Future draft may include supporting code graphics, if needed.] 
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5. Landscaping Credits/Reductions  

Astoria Community Development staff has noted that current landscaping requirements do not 
allow for non-vegetative amenities to count toward meeting landscaping requirements except 
through a variance process.  Non-plant features can help make a development more unique or 
attractive.  At the same time, these amenities do not serve all of the same purposes as traditional 
landscaping (e.g., shading, screening, stormwater management).  
 
In addition to the trail amenities discussed in the previous section, it is possible to allow for 
landscaping requirement credits or reductions for providing non-plant amenities on a site in the 
Civic Greenway Plan Area. These credits/reductions are intended to apply not just to the potential 
new landscaping requirements directly adjacent to the River Trail frontage but to the overall site 
landscaping requirements for future development in this area and possibly in other parts of the City 
as well.  
 

• Option 1: Maintain existing landscaping requirements. 
• Option 2: Allow for up to 10% of required landscaping to be non-vegetative features 

approved by the Community Development Director.  An application to allow for greater 
than 10% of landscaping to be non-plant features would be subject to approval by the 
Planning Commission or the Design Review Committee. 

 
 

6. Applicability 

Until code amendments can be considered in more detail for other areas of the Riverfront Vision 
Plan Area, it is recommended that landscaping regulations proposed in this memo apply specifically 
to the Civic Greenway Plan Area.  
 
Also at issue is what conditions will trigger the landscaping requirements in the Civic Greenway Plan 
Area. Existing triggers include “new construction, or for remodeling with a value of at least 33% of the 
assessed value of the structure, or in the event of a change of use or installation of new parking areas,” 
pursuant to Section 3.110.  The following options focus the conditions on exterior remodeling and 
present various ways to calculate the percentage of assessed value. 
 

• Option 1: Maintain existing triggers for landscaping requirements. 
• Option 2: Modify existing triggers to specify that remodeling must include alterations to a 

building’s exterior, and the value of the exterior remodeling be at least [10-15%] of the 
structure’s assessed value. 

• Option 3: Modify existing triggers to specify that remodeling must include alterations to a 
building’s exterior, and the total value of all remodeling be at least 33% of the structure’s 
assessed value. 

• Option 4: Modify existing triggers to specify that remodeling must include alterations to a 
building’s exterior, and the total value of all remodeling be at least 20% of the structure’s 
assessed value. 

 
 [Note: Future draft may include supporting code graphics, if needed.] 
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Attachment A 

Oregon City Native Plant List 
http://www.orcity.org/sites/default/files/Native%20Plant%20List.pdf 
Riparian trees and arborescent (tree-like) shrubs, shrubs, and ground covers 
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Portland Plant List (2011) 
City of Portland Bureau of Planning and Sustainability 
http://www.portlandonline.com/auditor/index.cfm?&a=322280&c=34460 
Trees, shrubs, and grasses for “Deciduous Forested Wetlands and Floodplains; Along the 
Willamette and the Columbia Rivers, the large floodplains and wetlands support a riparian 
community dominated by deciduous trees” 
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Attachment B 

 
Pierce County, Washington Draft 2012 Trail Design Guidelines   
http://www.co.pierce.wa.us/DocumentCenter/View/4979 
Trail amenities: 

• Bike racks 
• Benches 
• Tables 
• Fencing 
• Drinking fountains 

• Signage – directional, 
informational/interpretive 

• Restrooms 
• Trash/recycling containers 
• Lighting 
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Attachment C – Riverfront Vision Planning Process, Comments on Development and 
Design of Paths, Trails and Open Spaces 

 
 



 8

Parks, pathways and open spaces

 
Green – 11; Red – 3 
• These are really urban/big city 

applications 
• Like historic/personable looking lights 
 
 

 
Green – 4; Red – 3 
 

 
Green – 12; Red – 1 
• I don’t like wood.  It’s going to rot.  

Stone would look better. 
• Wood makes some sense when it’s over 

water, but on land it looks fake/unreal. 

 

 
Green – 1; Red – 8 
• Like pilings and natural look! 
• Nature drives pilings? 
 
 
 
 

 
Green – 6; Red – 4 
 

 
Green – 3; Red – 8 
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Green – 1; Red – 8 
 
 

 
Green – 6; Red – 0 
 
 
 
 
 

 
Green – 7; Red – 1 
 
 

 
Green – 2; Red – 2 
 
 

 
Green – 0; Red – 5 
• These cobbles are smart application.  

For repairs, you just remove the stones 
and reuse the stones when you are 
done. 

 

 
Green – 4; Red – 4 
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Green – 7; Red – 2 
 
 

 
Green – 13; Red – 0 
 
 

 
Green – 10; Red – 1 

 

 
Green – 1; Red – 2 
 

 
Green – 9; Red – 3 
 

 
Green – 7; Red – 1 
 

 
Green – 8; Red – 1 
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Green – 7; Red – 2 
 
 

 
Green – 5; Red – 5 
 
 

 
Green – 8; Red – 0 
 

 
Green – 5; Red – 0 
 

 
Green – 9; Red – 1 
 

 
Green – 14; Red – 0 
 

 
Green – 8; Red – 4 
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Green – 7; Red – 3 
 
 

 

 

 
Green – 7; Red – 0 
 
 

 
Green – 16; Red – 1 
 
 

 
Green – 8; Red – 0 
 

 
Green – 9; Red – 3 
 
 

 
Green – 2; Red – 5 
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Green – 6; Red – 2 
 
 
 
 
 

 
Green – 9; Red – 1 
 
 

 
Green – 8; Red – 1 
 
 

 
Building: Green – 0; Red – 8 
Pathway/trees: Green – 10; Red – 1 
• Wall and trees nice!  Not buildings. 
 

 
Green – 1; Red – 1 
 
 
General comments: 
• I’d like to see development 

commercial/residential above and 
pedestrian below.  Continuous 
pedestrian walkway (I don’t see picture) 




