
 
Memorandum 

Date: October 27, 2014 
To: City of Astoria Planning Commission 
cc: Brett Estes and Rosemary Johnson, City of Astoria Community Development 

Department 
From: Matt Hastie and Shayna Rehberg  
Re: Draft Bridge Vista Area Amendments #1A (Task 8.1) 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 area (Phase 1) and Bridge Vista area 
(Phase 2). Phase 1 has been completed and this memorandum constitutes the beginning of Phase 2, 
which addresses the Bridge Vista area, shown in Figure 1.  The current zoning within the Bridge 
Vista area is shown in Figure 2. 
 
In preparation for this memorandum, the project consultants reviewed Comprehensive Plan and 
Development Code implementation issues identified in the Riverfront Vision Plan for the Bridge 
Vista area with City staff. Riverfront Vision Plan goals and objectives related to land use in the 
Bridge Vista area include the following: 

• Continue to support water-dependent uses within this area, but allow for a mix of 
commercial and residential uses that support but don’t compete with the Downtown core. 

• If development is to occur, promote new uses that are consistent with Astoria’s “working 
waterfront.” 

• Encourage design of new or rehabilitated buildings that respect Astoria’s character. 
• Encourage new development along the Columbia River to improve and celebrate the River 

Trail and provide visual and periodic physical access to the water. 
• Improve physical connections to adjacent neighborhoods. 

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. 
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• Use setbacks, stepbacks and other measures to ensure an open feel and continued visual 
access to the river. 

• Work with property owners, including those with existing leases to maximize open areas 
over the water. 

• Change zoning of area west of 2nd Street from Tourist Commercial to other commercial 
zone. 

• Expand (Uniontown) design overlay for the historic district to accentuate the historic area 
(north of US 30) and create a more prominent gateway for the urban core. 

 
The Vision Plan also notes that “This area is an appropriate location for new overwater 
development, should it occur.  However, specific areas should remain open to preserve broad view 
of the river.” 
 
The project team has agreed to organize these issues into three sets of draft policy and code 
amendments in order to allow for manageable and adequate review of the draft amendments with 
the Planning Commission and public.  Following are the three sets of policy and code amendment 
topics, with brief overviews of related issues and approaches that will be considered.  Additional 
recommendations related to Comprehensive Plan policies may be provided at a later date, as needed. 
 
Set A 

• Comprehensive Plan land and water use policies 
o Review policies in the Aquatic and Shoreland sections of the Comprehensive Plan to help 

better implement the Riverfront Vision Plan. 
• Visual and physical access to the Columbia River  

o Identify specific vistas to consider protecting through application of overwater use 
standards or development standards that limit development or limit the height or size of 
development, similar to those adopted in the Civic Greenway area. 

o Consider physical access measures similar to those proposed/adopted in the Civic 
Greenway area. 

• View-related development standards  
o Consider height, setback, and stepback measures that are similar to those developed for 

the Civic Greenway area but modified to be appropriate to the denser and more built-up 
nature of the Bridge Vista area. 

o Focus these measures along the River Trail. 
 
Set B 

• Permitted uses 
o Support water-dependent uses within this area and allow for a mix of commercial and 

residential uses that complement the downtown core.  
o Explore development standards, such as floor area limits, that assist in complementing 

uses in the downtown core. 
o Add and/or clarify definitions of uses as needed. 

• Modifications of C-2 (Tourist Commercial) zoning 
o Re-zone land that is currently zoned C-2 in the eastern Bridge Vista area to another 

commercial zone; or  
o Modify existing C-2 zone to allow for more varied uses, including those that serve vehicle 

traffic from Marine Drive, as well as pedestrian and bicycle traffic through the area. 
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Set C 

• Design guidelines and standards 
o Use façade improvement guidelines that the City has used for grants in the plan area as a 

base for potential design guidelines and standards in the area 
o Structure proposed design guidelines and standards similar to the structure for the 

residential design guidelines and standards developed for the Civic Greenway area. 
• Landscaping 

o Consider standards for river side and land side landscaping  
 
This memorandum presents the first draft of the Set A package of recommended policy and code 
amendments for the Bridge Vista area.  The amendments are organized as follows: 
 

• Comprehensive Plan Policies 
o Aquatic and Shoreland Areas 

• Visual and Physical Access to the River (Overwater Development) 
o Visual Access 
o Physical Access 

• View-Related Development Standards (On-Land Development) 
o Height 
o Setbacks 
o Stepbacks 

• Applicability and Implementation 
 

In each section of the memorandum, the project team has recommended specific language for the 
Bridge Vista area. The recommended language is being presented for consideration and discussion 
by the Planning Commission. 
 
New or amended code provisions can be implemented by integrating them into existing articles of 
the City of Astoria Development Code or by including them in a new overlay zone developed for 
the Bridge Vista area, similar to the approach taken in the Civic Greenway area. These alternatives 
are addressed in the final section of this memorandum and will be further discussed and determined 
once all of the amendment packages for the Bridge Vista area are developed. 
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Figure 1: Bridge Vista Area 
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Figure 2: Zoning in the Bridge Vista Area 
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B.  COMPREHENSIVE PLAN POLICIES 

Minor amendments to descriptions of City of Astoria Comprehensive Plan designations will help ensure 
consistency with Riverfront Vision Plan objectives.  Amendments are shown with underlined text. 

The Bridge Vista area includes A2, A2A, and S2 zoning designations. These zoning designations 
correspond to the Comprehensive Plan designations Development Aquatic and Development Shoreland. 
The descriptions for these designations in the Comprehensive Plan have been reviewed for consistency 
with Riverfront Vision Plan objectives.  

Recommendation: The following minor amendments are recommended in order to better reflect 
objectives from the Plan. 

 

CP.140 Columbia River Estuary Aquatic and Shoreland Designations 
C. Development Aquatic.  

Development Aquatic areas are designated to provide for navigation and other identified needs for public, commercial, and 
industrial water-dependent uses. The objective of the Development Aquatic designation is to ensure optimum utilization of 
appropriate aquatic areas by providing for intensive development. Such areas include deepwater adjacent to or near the 
shoreline, navigation channels, sub-tidal areas for in-water disposal of dredged material, areas of minimal biological significance 
needed for uses requiring alteration of the estuary, and areas that are not in Conservation or Natural designations. In some 
cases, protection of scenic vistas of the Columbia River also may be an important planning objective, consistent with the City’s 
Riverfront Vision Plan.  These areas are in the Aquatic One Development Zone (A-1), the Aquatic Two Development 
Zone (A-2), the Aquatic Two-A Development Zone (A-2A). 

[…] 

E. Development Shoreland.  

Development Shoreland areas are designated to provide for water-related and water-dependent development along the estuary's 
shoreline. These areas may present opportunities to develop uses that complement uses in Downtown Astoria, consistent with 
the City’s Riverfront Vision Plan. Development Shoreland areas include urban or developed shorelands with little or no 
natural resource value, and shorelands with existing water-dependent or water-related uses. Development Shoreland areas may 
include scenic vistas of the Columbia River that may be an important planning objective to protect, consistent with the City’s 
Riverfront Vision Plan. These areas are in the General Development Shorelands Zone (S-2), or the Tourist-Oriented 
Shorelands Zone (S-2A). Some of these areas are in residential or commercial zones with a Shorelands Overlay Zone. 
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C.  VISUAL AND PHYSICAL ACCESS TO THE RIVER (OVERWATER DEVELOPMENT) 

As stated in the Riverfront Vision Plan, existing land use in the Bridge Vista area consists mainly of 
industrial and water-dependent uses that complement the adjacent Port of Astoria. The Plan also states 
that future overwater development may be somewhat limited by existing development or upland uses, but 
the Bridge Vista area is an appropriate location for new overwater development, particularly as compared 
to other areas addressed by the Riverfront Vision Plan. At the same time, the Riverfront Vision Plan calls 
for preserving “broad views of the river” in specific parts of the Bridge Vista area. The Plan also calls for 
access to the river as part of private development in the Bridge Vista area.  
 
The following sections address protecting specific views and providing access to the river. They make 
recommendations for amendments and standards to apply to overwater development in the Bridge Vista 
area.  
 

1. Visual Access   

The Riverfront Vision Plan notes that “specific areas should remain open to preserve broad view of 
the river.”  Such areas include those with prominent views of the Astoria-Megler Bridge and the 
portion of the river near the 2nd Street viewpoint as illustrated in the accompanying photographs 
(Figures 3-5).   

 
Figure 3. Looking west from Holiday Inn (Astoria-Megler Bridge) 
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Figure 4. Looking east toward 2nd Street 

 
Figure 5. Area near 2nd Street 
 

The overwater areas represented in these images are zoned A-2 (Aquatic Two Development) and A-2A 
(Aquatic Two-A Development), as shown in Figure 2.  Those zones allow for a wide range of uses, with 
relatively few limitations on the size or height of over-water structures in those areas.  Table 1 presents 
existing height and development standards for the A-2 and A-2A zones. 
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Table 1: Existing Overwater Development Standards 

 Maximum Height Minimum Setback Distance From Shore 

A-2 Zone 28’ (above grade of 
adjacent  
Shoreland) 
 
45’ for area between 
extended 6th Street 
right-of-way and the 
bridge 

Buildings shall be located at 
least 25 feet from a line 
extending from a point of 
intersection of City right-of-
way and the river shoreline, to 
the pierhead line. The 
required setback areas shall 
include open space, publicly 
accessible walkways, plazas or 
landscaped areas, where 
feasible. Parking and storage 
are prohibited in the setback 
area. 

Buildings shall be located as 
close to the bankline as 
practical, except where 
necessary to provide loading 
and unloading, or parking per 
4.050, or to provide an 
aesthetic feature such as an 
open water area adjacent to 
the shore. 

A-2A Zone  28’ (above grade of 
adjacent  
Shoreland) 

  

 

The following approaches can be considered in seeking to protect views of the river in these areas: 

• Use standards – Rezone specific overwater areas to A-3 (Aquatic Conservation), which limits 
overwater development uses, or modify uses permitted in the existing A-2 and A-2A Zones in 
these areas through application of a new overlay district. 

• Development standards – Apply limitations on overwater structure height, distance from shore, 
size, width, and/or spacing, similar to the provisions included in the Civic Greenway Overlay 
Zone for overwater development.  

Recommendation: Because development standards more directly affect views than use standards, the 
project team recommends that visual access in the areas shown in Figure 6 be protected through 
overwater development standards. These provisions should address a combination of standards regarding 
the height, distance from shore, size, width, and spacing of overwater structures. The standards from the 
Civic Greenway Overlay Zone can serve as a general model in terms of the overwater development 
standards addressed in the zone and the way that the section is organized.  

However, the intent in the Civic Greenway area was to protect expansive, scenic views in the majority of 
that area while allowing overwater development taller than bank height in a more limited portion of the 
area.  In the Bridge Vista area, the emphasis is reversed, with the most of the area being appropriate for 
some type of overwater development, but specific sub-areas being identified for protection of scenic 
views. In these sub-areas of the Bridge Vista area, it is recommended that development standards similar 
to those created for the Civic Greenway Overlay Zone be applied. Some variations on the standards for 
the sub-area between 35th and 41st Street are proposed in order to reflect greater development intensity 
that is appropriate in the Bridge Vista area. The recommended development standards are presented in 
Figures 7, 8 and 9.   
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Figure 6: Areas Proposed for Exceptions to Overwater Development Standards 

 
 
____.  STANDARDS FOR OVERWATER DEVELOPMENT. 
 
The following development standards apply to overwater development in the Bridge Vista Overlay 
Zone.  The Overwater Development standards shall also apply to on-land development north of the 
River Trail / 50’ wide railroad line property in areas shown in Figure __.  In the event of a conflict 
between this Section and other Sections of the Astoria Development Code, this Section shall control. 
 
Maintenance, repair, or restoration of buildings existing prior to 2013 shall be exempt from the 
standards of this Section ____.  Additions and/or new construction on these buildings shall be subject 
to these standards. 
 
A. Distance from Shoreline and Height.  
  

1. Structures Less Than 100’ From Shoreline. Maximum building height, except hand 
rails, shall be the top of the existing adjacent riverbank.  No variance may be granted 
for an exception to this height limitation .  

 
Figure 7: Maximum Building Height (<100’ From Shoreline) 
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 2. Structures 100’ Or Greater From Shoreline. The maximum height shall be 35’ from 
the top of the existing adjacent riverbank. No variance may be granted for an 
exception to this height limitation. 

 
Figure 8: Maximum Building Height (100’+ From Shoreline) 

 
B. Size.  
 

1. Structures Less Than 100’ From Shoreline. The maximum gross floor area of 
enclosed structures is 4,000 square feet. 

 
2. Structures 100’ Or Greater From Shoreline. There shall be no maximum gross floor 

area for buildings located greater than 100’ from the shoreline. 
 
C.  Width and Spacing.  
 

1. The maximum width of an individual overwater building shall be a maximum 60% of 
the total parcel width (measured along the parcel frontage adjacent to the Columbia 
River shoreline) or 150’, whichever is more. 
 

2. The maximum width of all overwater buildings located on a contiguous set of parcels 
under the same ownership shall be a maximum of 60% of the total width of the 
combined parcels (measured along the parcel frontage adjacent to the Columbia 
River shoreline). 

 
3.  There shall be a minimum 40’ wide, unobstructed view corridor separation between 

buildings. 
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Figure 9: Maximum Building Width (100’+ From Shoreline) 

 
 

2. Physical Access 

The Riverfront Vision Plan calls for “periodic physical access to the River” and includes design concepts 
for providing physical access to the river. These concepts were discussed and then translated into 
Development Code amendments as part of the Civic Greenway Overlay Zone in Phase 1 of this project. 
The Development Code amendments were vetted through a public hearing and adoption process and 
address the following elements of physical access to the river. 

• Design options 

• Pier and walkway width 

• Pier and walkway length 

• Hours of access 

• Maintenance responsibility 

Overwater development is expected to some extent in the in the Bridge Vista area and has been identified 
as appropriate in this area per the Riverfront Vision Plan. The physical access measures adopted for the 
Civic Greenway are recommended for this area, with the expectation that they will be implemented more 
frequently.  

Recommendation: The project team recommends adopting the code provisions for physical access to 
the Columbia River that were vetted through Phase 1 for the Civic Greenway area for application in the 
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Bridge Vista area. The physical access code provisions from the Civic Greenway Overlay Zone are 
presented in Figures 10-13 in the following section. 

 
 
___. STANDARDS FOR OVERWATER DEVELOPMENT. 

 
[…] 
 
D. Access to the Columbia River.   
 

Access to the River shall be provided using piers and/or walkways as part of new 
construction and major renovations to structures constructed after the year 2013, where 
major renovation is defined as construction and alterations only to building exteriors 
valued at 75% or more of the assessed value of the existing structure.  
 
Piers and walkways shall be constructed in accordance with Access Design A, Access 
Design B, or Access Design C, as shown and described below. 
 

 1.  Access Design A - “Mid-Site Access”.  
 
  This access design shall be provided in a public access easement provided through 

the middle of the development or structure.  
 

Figure 10: Access Design A 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
2. Access Design B - “Viewpoints”.  
 
 This access design shall be provided through either existing right-of-way, right-of-way 

that is created and dedicated to the City, or a public access easement.   
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Figure 11: Access Design B 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 3. Access Design C – “Trail Extension”.  
 
  This access design serves as an extension of the River Trail and shall be provided 

through either existing right-of-way, right-of-way that is created and dedicated to the 
City, or easements for the piers on the east and west sides of the development. The 
boardwalk along the north side of the development shall be provided in a public 
access easement.  [Note: Two possible scenarios are illustrated in the following 
figures for this option.] 

 
Figure 12: Access Design C.1 
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Figure 13: Access Design C.2 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
  4.  Pier and Walkway Width.  
 
  Minimum pier and walkway width is 10 feet if one side of the pier or walkway is 

developed with overwater structures. Minimum pier and walkway width is 14 feet if 
both sides of the pier or walkway are developed with overwater structures. 

 
  5.  Pier and Walkway Length.  
 
  Piers and walkways shall extend beyond the north face of the overwater development 

a minimum length of 10 feet to ensure that the river is visible beyond the adjacent 
structure(s). 

 
  6. Hours of Access.  
 
  Access on overwater piers and walkways may be restricted during hours specified in 

City Code Section 5.926 to 5.928.  
 
  7.  Maintenance Responsibility.  
 
  Responsibility for maintenance of the piers and walkway shall be established through 

a recorded maintenance agreement acceptable to the City. 
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D.  VIEW-RELATED DEVELOPMENT STANDARDS (ON-LAND DEVELOPMENT) 

This section relates to on-land development that affects views of the Columbia River, the Astoria-Megler 
Bridge, and other vistas within the Bridge Vista area, particularly from vantage points along the River 
Trail.  Recommended code provisions will address objectives to “improve and celebrate the River Trail” 
and “ensure an open feel and continued visual access to the river.” Code provisions associated with 
overwater development, recommended in the previous sections, also will contribute to meeting 
these objectives. 
 
The Riverfront Vision Plan identifies concepts of potential code provisions for protecting views and 
complementing the River Trail in the Bridge Vista area, such as setbacks and stepbacks from the River 
Trail and public rights-of-way. In addition, the Plan also proposes ideas about trading building height for 
width (mass) in some instances, and setting maximum height limits on the order of one story above the 
base height.2 These view-related development standards for on-land development are addressed in the 
following sections.  
 

1. Height  

Existing height regulations in the Bridge Vista area are found in the base zones.  As shown in Figure 2, 
on-land zoning in the Plan Area includes the C-2 (Tourist Commercial), C-3 (General Commercial), and 
S-2 (General Development Shorelands) Zones.  On-land zoning is largely C-3, with areas of C-2 around 
the bridge and at the east end of the Plan Area, and an area of S-2 along the shore from the bridge west 
and wrapping around the West Mooring Basin. Maximum height provisions for these zones are shown in 
Table 2. 

 

Table 2. On-Land Height Regulations in the Bridge Vista Area 

Zone Maximum Height 

C-2 Tourist Commercial Zone 45 feet 

C-3 General Commercial Zone 45 feet 

S-2 General Development Shorelands Zone 28 feet 3 

 

Existing height provisions can be slightly modified to improve conditions for providing openness and 
views in the Bridge Vista area. Modifications can include establishing a base maximum height for the area 
and then allowing for building height above that if the building is stepped back (see the Stepbacks section 
in this memorandum) or for existing City height exceptions (Section 3.075). These kinds of modifications 
were made in the Civic Greenway area. However because development intensity is greater in the Bridge 

2 Existing development standards in the S-2 zone, found in on-land and overwater areas in the Bridge Vista area west of the 
bridge and around the West Mooring Basin, include the following provisions, which complement the development standards 
being recommended for on-land development in the Bridge Vista area: 

• Commercial and recreational facilities having a tourist orientation shall be designed to take maximum advantage of river views.  
• Whenever possible all structures shall be designed and orientated to maintain views of the river from public rights-of-way. 

3 A maximum height of 45 feet is allowed in the S-2 Zone between the bridge and 5th Street right-of-way, pursuant to Section 
2.690(6). However, currently there is not S-2 zoning in that area. 
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Vista area than the Civic Greenway area, these code provisions and modifications can be more 
appropriately scaled to the Bridge Vista area.  

Height and massing studies done during the Riverfront Vision Plan process (including the simulation in 
Figure 14 show that buildings up to 45 feet, with setbacks of approximately 20 feet, tended to preserve 
views of the bridge from a distance and create a more open feeling most effectively. Buildings 60 feet or 
higher began to significantly interfere with views of the bridge. This can help inform building height 
regulations in the Bridge Vista area. 

 

Figure 14. Riverfront Building Height and Massing Simulations 

 
 

Recommendation: The project team recommends adopting on-land building height provisions similar 
to those in Civic Greenway Overlay Zone but scaled to the Bridge Vista area, based on findings from 
studies from the Riverfront Vision Plan process. Sample language is provided below. 

 

____. STANDARDS FOR ON-LAND DEVELOPMENT.  
 
The following development standards apply to on-land development in the [Bridge Vista Overlay 
Zone] south of the River Trail / 50’ wide railroad line property.  In the event of a conflict between this 
Section and other Sections of the Astoria Development Code, this Section shall control. 
  

October 27, 2014  Page 17 



Preliminary Draft City of Astoria Code Assistance Memorandum Task 8.1 
 

A. Height. 
 
 1. Maximum building height is 35 feet.  
 
 2. Building height up to 45 feet is permitted when building stories above 24 feet are 

stepped back at least 10 feet in accordance with Section ___ [stepback section].   
 
 3. Exceptions to building height restrictions may be granted through provisions in 

Section 3.075.   
 

2. Setbacks  

Like height, existing setback regulations for on-land development in the Bridge Vista area are found in the 
on-land base zones.  However, the base zones basically do not have setback requirements, as shown in 
Table 3. 

 

Table 3. Existing On-Land Setback Regulations in the Bridge Vista Area 

Zone Minimum Setbacks 

C-2 Tourist Commercial Zone None 

(5-foot buffer abutting residential zones) 

C-3 General Commercial Zone None 

(5-foot buffer abutting residential zones) 

S-2 General Development Shorelands Zone None 

(Non-water-dependent uses and non-water-related 
uses with frontage on the waterfront shall provide a 
landscaped buffer along the waterfront) 

 

The Riverfront Vision Plan includes images and concepts of setbacks for on-land development along the 
River Trail in the Bridge Vista area. As shown in Figure 15 below, these images depict pedestrian plazas in 
this setback. 
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Figure 15. Proposed Development Setbacks Along the River Trail in the Bridge Vista Area 

 
[Note: This is a placeholder graphic to be replaced in a subsequent draft of the memo.] 
 
As noted earlier, the Riverfront Vision Plan also identifies setbacks along rights-of-way as a strategy for 
protecting views in the Bridge Vista area. A minimum width for a view corridor is established for rights-
of-way between Marine Drive and the Columbia River in the Civic Greenway Overlay Zone, where 
building setbacks must be provided as part of achieving this width of view corridor. 
 
Recommendation: The project team recommends adopting setback provisions for on-land development 
in the Bridge Vista area that combine right-of-way setbacks from the Civic Greenway Overlay Zone and 
new setbacks for land adjacent to the River Trail based on building setback illustrations and massing 
studies from the Riverfront Vision Plan. These new setback standards should establish minimum setback 
dimensions, as well as amenities to be provided within the setback. Sample proposed language follows. 
 
 
_____ STANDARDS FOR ON-LAND DEVELOPMENT.  
 
[…] 
 
B. Setbacks. 
 

1. A minimum view corridor width of 70 feet, centered on the right-of-way centerline, 
shall be provided on north-south rights-of-way between Marine Drive/Lief Erikson 
Drive and the Columbia River. Buildings shall be set back in order to achieve the 70-
foot view corridor. 
 

2. Setbacks Adjacent to the River Trail. 
 

a. The minimum setback adjacent to the River Trail shall be 10 feet on the south 
side of the trail and 20 feet on the north side of the trail.  
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b. The setback area shall be landscaped or shall include a combination of 
landscaping and pedestrian-oriented amenities such as walkways, seating, and 
plaza space. 

 
 

3. Stepbacks 

Stepbacks are a final code-related strategy identified in the Riverfront Vision Plan for protecting views and 
enhancing the River Trail. They are addressed in the Civic Greenway Overlay Zone, and the following 
definition of stepbacks was incorporated into the Development Code as part of that process. 
 

Building stepbacks are stepped or progressive recessions in a building’s face as the building rises higher. Stepbacks are 
designed to reduce building mass to allow views around the building from above and/or from a distance, to allow 
more light down to the adjacent rights-of-way, and to improve the aesthetic experience of the building from adjacent 
rights-of-way. 

 
The Civic Greenway Overlay Zone specifies 10-foot building stepbacks along building faces that front 
streets or the River Trail.  
 
Recommendation: The project team recommends that building stepbacks be adopted in the Bridge 
Vista area similar to those in the Civic Greenway Overlay Zone in order to create more openness above 
two stories along streets and the River Trail. However, because allowing taller buildings is recommended 
in the Bridge Vista area,  recommended stepback requirements may result in a larger part of buildings 
being stepped back in the Bridge Vista area than would be in the Civic Greenway area. Sample proposed 
language follows. 
  

 
_____ STANDARDS FOR ON-LAND DEVELOPMENT.  
 
[…] 
 
C. Stepbacks.  
 
 1.  Purpose.  
 
  The purpose of a stepback is to allow for less obstructed views from above the 

building and to create a less imposing building scale as viewed from the street or 
parallel/adjacent trail. A stepback is also designed to allow more light down to the 
adjacent or fronting street, sidewalk, or trail.  

 
 2.  Additional Building Height. 
 
  Where the height of a building or building addition is proposed to exceed 24 feet, 

at least that portion of the building exceeding 24 feet, shall provide a stepback of 
at least 10 feet from the front plane of the proposed building or building addition 
that faces the street or the River Trail. 
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Figure ____: Building Stepbacks 

 
[Note: This is a placeholder graphic to be replaced in a subsequent draft of the memo.] 

 
E.  APPLICABILITY AND IMPLEMENTATION 

The standards recommended in this memorandum could potentially be implemented through changes to 
base zones that are found in the Bridge Vista area. This could be done in a way that establishes the 
standards only for the Bridge Vista area so as not to apply to the zones citywide. However, as was 
determined in the Civic Greenway area, it can be easier to organize and administer new and targeted 
development standards through an overlay zone. The overlay zone does not have to be extensive; rather it 
can include just a few sections of standards as needed. 
 
Recommendation: For now, the project team recommends that it be assumed that standards being 
considered for the Bridge Vista area will be part of a new overlay zone for the Bridge Vista area. However, 
a final decision about how new proposed standards will be implemented in the Bridge Vista area can be 
suspended until all three sets of potential amendments for the area are developed and initially vetted. 
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