
 

 
Memorandum 

Date: January 22, 2015 
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 #2 (Task 9.2) 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 is a part 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 Phase 2, 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. 

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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• 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. 
• 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.” 
 
This memorandum presents a complete set of draft code concepts and potential amendments and 
combines and updates three previous drafts of recommended policy and code amendments for the 
Bridge Vista area.  This updated, combined set of potential code amendments is referred to as 
Amendments #2. The earlier three sets of draft amendments and concepts were originally briefly 
outlined in a memo titled Draft Bridge Vista Area Amendments #1A Memorandum, dated October 
27, 2014. More detailed, individual sets of amendments were presented in the same memo and in 
two subsequent memos - Amendments #1B Memorandum (dated November 18, 2014) and the 
Amendments #1C Memorandum (dated December 11, 2014). Each set of amendments and 
amendments concepts was reviewed at meetings of a Project Management Team (PMT)/Project 
Advisory Team (PAT) and during work sessions with the Astoria Planning Commission (APC).  A 
complete set of code amendments and concepts also was reviewed at a Town Hall meeting on 
January 6, 2015. 
 
The three sets of amendments and amendment concepts underwent minor to moderate revisions 
following that review process. All three sets are presented in this memorandum and are organized as 
follows: 
 
B.  Comprehensive Plan Policies 
 
C.  Visual and Physical Access to the River (Overwater Development) 

1. Visual Access 
2. Physical Access 

 
D.  View-Related Development Standards (On-Land Development) 

1. Height 
2. Setbacks 
3. Stepbacks 

 
E.  Rezoning, Use Regulations, and Associated Development Regulations  

1.  Rezoning  
2.  Uses Permitted in Existing Zones  
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3.  Uses Permitted in a New Pedestrian-Oriented Zone   
4.  Uses Permitted in an Amended C-2 Zone or a New Commercial Zone 
5.  Development Standards  

 
F.  Design Guidelines and Standards 

1. Industrial and Commercial Uses 
2. Building Style Form 
3. Roof Form and Materials 
4. Doors 
5. Windows 
6. Siding and Wall Treatment 
7. Awnings 
8. Lighting 
9. Signs 

 
G.  Setbacks 

1.  Minimum Setbacks 
2.  Maximum Setbacks 

 
H.  Landscaping 

1. River Side/Riparian Standards 
2. Land Side/Upland Standards 
3. Street Trees 

 
I.  Off-Street Parking 
 
J.  Applicability and Implementation 

 
In each section of the memorandum, the project team has made recommendations about potential 
policy and code language. In some instances, the recommendations include specific requests for the 
Astoria Planning Commission’s feedback (indicated in bold text and text boxes). Once the Planning 
Commission reviews and provides comments about these recommendations, the recommendations 
will be revised as needed and presented as adoption-ready code language. The code language can be 
readily prepared as many of the recommendations in this memorandum refer to and rely on existing 
code language.   
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Figure 1: Bridge Vista Area 
 

 

 
January 22, 2015   Page 4 
 



Amendments #2 City of Astoria Code Assistance Memorandum Task 9.2 
 

 
Figure 2: Zoning in the Bridge Vista Area 
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B. COMPREHENSIVE PLAN POLICIES 

The Bridge Vista area includes A-1, A2, A2A, C-2, C-3, 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.  

Minor amendments to descriptions of City of Astoria Comprehensive Plan designations will help ensure 
consistency with Riverfront Vision Plan objectives.   

Recommendation: The following minor amendments are recommended in order to better reflect 
objectives from the Plan. Recommended amendments are shown in underlined text, and are based on the 
recommendations from the Amendments #1A Memorandum. 

 

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. 

 
CP.165.F.4 Port of Astoria Sub-Area – Shoreland Designations 
F. Aquatic and Shoreland Designations 

4. All shorelands are designated Water-Dependent Development, except those south of the railroad right-of-way in a 
Development designation, and those north of the railroad right-of-way lying east of the mooring basin and west of the Astoria-
Megler Bridge, also in a Development designation. 

No amendments are recommended to this policy as the suggested changes to allowed uses for these zones 
in the Bridge Vista area continue to allow for or promote water-dependent uses. 
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CP.185 Regional Shoreland and Estuary Policies 
O. Residential, Commercial and Industrial Development Policies. 

Policies in this subsection are applicable to construction or expansion of residential, commercial or industrial facilities in 
Columbia River Estuary shoreland and aquatic areas. Within the context of this subsection, residential uses include single and 
multifamily structures, mobile homes, and floating residences (subject to an exception to Oregon Statewide Planning Goal 16). 
Duck shacks, recreational vehicles, hotels, motels and bed-and-breakfast facilities are not considered residential structures for 
purposes of this subsection. Commercial structures and uses include all retail or wholesale storage, service or sales facilities and 
uses, whether water-dependent, water-related, or non-dependent, non-related. Industrial uses and activities include facilities for 
fabrication, assembly, and processing, whether water-dependent, water-related or nondependent, non-related. 

No amendments are recommended to this policy as the suggested changes to allowed uses for these zones 
in the Bridge Vista area continue to allow for or promote water-dependent uses and the goals identified in 
the Riverfront Vision Plan also are consistent.  However, this policy provides a basic definition of 
industrial and commercial uses which has been used to identify varying standards for those types of uses, 
including proposed design and development standards. 

CP.210 Economic Development Recommendations 
1. The City should reevaluate its Plan and zoning designation for its waterfront in light of the decline of the fishing industry. 
The reevaluation should focus on the waterfront's potential for tourist oriented development. Plan policies and implementing 
measures should be developed to encourage and promote tourist oriented development of the waterfront. Possible rezonings 
should include the A-1 area between 6th and 10th Streets, and in the vicinity of the former Samuel Elmore Cannery between 
Columbia Avenue and 1st Street. 

This policy appears to be in conflict with public and Planning Commission discussion regarding the types 
and scale of uses desirable over water in the Bridge Vista area.  No specific proposed amendments to this 
policy have been identified yet but staff recommends Planning Commission discussion of possible 
amendments to this policy. 

 
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. 
Recommendations for amendments and standards to apply to overwater development in the Bridge Vista 
area are based on the recommendations from the Amendments #1A Memorandum and feedback from 
the Project Management Team (PMT), Astoria Planning Commission (APC), and community members at 
meetings on October 28, 2014 and at the January 6, 2015 Town Hall meeting.  
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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 2nd Street.   

Recommendation: The project team recommends that visual access in the Bridge Vista area be 
protected through overwater development standards for specified sub-areas. These development 
provisions should address a combination of standards regarding the height, distance from shore, size, 
width, and spacing of overwater structures. While most of the Bridge Vista area is appropriate for some 
type of possible, future overwater development, specific sub-areas (“limitation areas”) have been identified 
for protection of scenic views in the Bridge Vista Area. A single option for limitation areas was presented 
in the Amendments #1A Memorandum. Three sets of options for these limitation areas were 
subsequently developed following the October 28 APC meeting and January 6 Town Hall meeting, and 
are presented below in Figures 3, 4, and 5. 

Figure 3: Potential “Limitation Areas” for Overwater Development – Option A  
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Figure 4: Potential “Limitation Areas” for Overwater Development – Option B 

 
 
Figure 5: Potential “Limitation Areas” for Overwater Development – Option C 

 
 

Question for the Planning Commission: What is your preferred option for areas in which 
overwater development would be limited? 
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Draft overwater development standards that are similar to those created for the Civic Greenway Overlay 
Zone were presented in the Amendments #1A Memorandum and are recommended for the overwater 
areas in the Bridge Vista area. Similar to overwater development standards that were prepared for the 
Civic Greenway area, standards would vary between “limitation areas” and other portions of the Bridge 
Vista area.  In the limitation areas, the height of structures would be limited to the height of the adjacent 
bank (with the exception of railings).  In other areas, structures could be as tall as 35 feet, with limits on 
their individual and overall width, as well as required spacing between structures. Visualizations of possible 
levels of development, generally consistent with the suggested standards, were prepared for and reviewed 
at the Town Hall meeting. 

Recommendation: Recommended overwater development standards are presented below.  No changes 
to proposed overwater building height, size, or spacing standards have been recommended at this time. 
The potential location of overwater structures higher than bank height has been revisited as illustrated in 
Figures 3, 4 and 5 and guidance on a preferred option is requested from the APC. 

 
____.  STANDARDS FOR OVERWATER DEVELOPMENT. 
 
The following development standards apply to overwater development and to on-land development 
north of the River Trail / 50’ wide railroad line property in the Bridge Vista Overlay Zone 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 valued at 25% [of the assessed value of the structure 
and/or new construction on these buildings shall be subject to these standards. 
 
A. Distance from Shoreline and Height.  
  

1. Structures Less than approximately 200’ From Shoreline or 300’ From North Edge of 
River Trail Right-of-Way within Designated Limitation Areas (Figure _).  

 
 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 _: Maximum Building Height within Overwater Development Limitation Areas 
 
 
 
 
 
 
 
 
 
 
 
 
 2. Structures Outside Overwater Development Limitation Areas (Figure _).  
 

 

January 22, 2015  Page 10 
 



Amendments #2 City of Astoria Code Assistance Memorandum Task 9.2 
 
 
  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 _: Maximum Building Height Outside of Overwater Development Limitation Areas 

 
B. Size.  
 

1. Structures within overwater development Limitation Area (Figure _). The maximum 
gross floor area of enclosed structures is 4,000 square feet. 

 
2. Structures outside of overwater development Limitation Areas (Figure _). There shall 

be no maximum gross floor area for buildings located in these areas. 
 
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 less. 
 

2. The maximum combined 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) with no individual building exceeding 150’ in width. 

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

buildings. 
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Figure _: Maximum Building Width (200’+ From Shoreline or 300’+ From North Edge of 
River Trail Right-of-Way)  

 
 

Questions for the Planning Commission: Should the maximum width of an individual overwater 
building be kept 150 feet (measured along the parcel frontage adjacent to the Columbia River 
shoreline)? Should the maximum combined width of buildings adjacent to upland properties 
with contiguous ownership be a maximum 60% of the total combined parcel width?  

 
2. Physical Access 

The Amendments #1A Memorandum proposed design options, pier and walkway dimensions, hours of 
access, and maintenance responsibility code provisions in order to implement the Riverfront Vision Plan 
objective to provide “periodic physical access to the River.”  No modifications to these suggested 
requirements have been identified as a result of APC work sessions and the Town Hall meeting. 

Recommendation: The project team recommends adopting the code provisions for physical access to 
the Columbia River in the Bridge Vista area that were vetted through Phase 1 for the Civic Greenway area 
and through review of Amendments #1A at PMT and APC meetings.  The proposed code provisions are 
presented below. 
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___. 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 __: Access Design A 
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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.   
 

Figure __: Access Design B 
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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 __: Access Design C.1 

 
 

Figure __: Access Design C.2 
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  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. 
 
D.  VIEW-RELATED DEVELOPMENT STANDARDS (ON-LAND DEVELOPMENT) 

Proposed code provisions regarding building height, setbacks, and stepbacks on land will work in 
conjunction with the overwater development regulations proposed in the previous section to address 
objectives to “improve and celebrate the River Trail” and “ensure an open feel and continued visual 
access to the river” from the Riverfront Vision Plan. The following proposed code provisions  
 

1. Height  

As was discussed in the Amendments #1A Memorandum, existing height regulations in the Bridge Vista 
area are established in the base zones.  Height regulations in on-land base zones in the Bridge Vista area 
are generally 45 feet maximum height.   

The memorandum also discussed how existing height provisions could be slightly modified to improve 
conditions for providing openness and views in the Bridge Vista area, as in establishing a base maximum 
height for the area and then allowing for building height above that if the building is stepped back or for 
existing City height exceptions (Section 3.075).  

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 
height and massing studies from the Riverfront Vision Plan process. Proposed language is presented 
below and has not been significantly changed from language presented in the Amendments #1A 
Memorandum. 

 

____. STANDARDS FOR ON-LAND DEVELOPMENT.  
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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. 
  
A. Height. 
 
 1. Maximum building height is 35 feet except as noted in subsection (2) of this 

section.  
 
 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  

Given basically no existing setback requirements in the on-land base zones in the Bridge Vista area, the 
Riverfront Vision Plan included images and concepts of setbacks for on-land development along the 
River Trail in the Bridge Vista area.  

The Riverfront Vision Plan also identified setbacks along rights-of-way as a strategy for protecting views 
in the Bridge Vista area.  
 
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 for the Bridge Vista area from the Riverfront Vision Plan. These new setback standards should 
establish minimum setback dimensions, as well as amenities to be provided within the setback. Proposed 
language is presented below. There have been no significant changes made to the proposed language since 
it was initially presented in the Amendments #1A Memorandum.  
 
_____ 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 West Marine 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 another code-related strategy identified in the Riverfront Vision Plan for protecting views 
and enhancing 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. Proposed language is presented below. There have been no 
significant changes made to the proposed language since it was initially presented in the Amendments 
#1A Memorandum.  
 
_____ 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  
 

 
E.  REZONING, USE REGULATIONS, AND ASSOCIATED DEVELOPMENT 
REGULATIONS 

The Riverfront Vision Plan calls for supporting water-dependent uses within the Bridge Vista area and 
allowing for a mix of commercial and residential uses that complement the downtown core.  These 
elements of the vision has been translated into a series of recommendations regarding use regulations in 
the primary aquatic, shoreland, and commercial zones in the Bridge Vista area-- the A-2, A-2A, S-2, C-2, 
and C-3 zones. Concepts of draft amendments of use regulations in these zones, as well as expansion of 
existing S-2 zoning, a new pedestrian-oriented zone, and building size limits, were initially presented in the 
Amendments #1B Memorandum, then were discussed at the PMT meeting and APC work session on 
November 25, 2014 and at the Town Hall meeting on January 6, 2015. These amendments concepts are 
presented in the following sections, largely unchanged from the Amendments #1B Memorandum but 
with additional options for re-zoning in the Bridge Vista area and discussion questions regarding use 
regulations in the aquatic zones in the Bridge Vista area. 
 

1.  Rezoning 

The City’s proposal for supporting Riverfront Vision Plan objectives in the Bridge Vista area involves the 
rezoning concepts that are illustrated as Options 1 and 2 in Figures 6 and 7 and are outlined below.  

• Extend existing General Development Shorelands (S-2) zoning east around the West Mooring 
Basin to areas of existing Tourist Commercial (C-2) zoning. 

• Convert most of the existing C-2 zoning around the bridge to a new pedestrian-oriented zone. 

• Convert C-2 zoning between 1st Street and 2nd Street to a new or amended commercial zone. 

Question for the Planning Commission: Which rezoning option (Option 1 or Option 2) do you 
prefer? 

 

Use regulations and development regulations presented in the following sections would work within this 
proposed rezoning framework for the Bridge Vista area. 
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Figure 6: Rezoning Option 1  

 
 
Figure 7: Rezoning Option 2  

 
 

2. Uses Permitted in Existing Zones 

As discussed in the Amendments #1B Memorandum, water-dependent and water-related uses that are 
currently permitted in the A-1, A-2, A-2A, and S-2 zones (e.g., water-dependent commercial and industrial 
uses, docks and marinas, boat building and repair, navigational structures or aides) appear to be sufficient 
to support and protect the “working waterfront” character in Astoria and the Bridge Vista area. The 
following recommendations address uses that have been determined to not necessarily be compatible with 
the visitor-oriented uses and the working waterfront uses in the area. The recommendations are largely 
unchanged from the Amendments #1B Memorandum, however, a section on review of non-water-
dependent and non-water-related uses in the aquatic uses has been added.  A list of all uses permitted 
outright or conditionally is found in Attachment  
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Recommendation: The following use regulations are recommended in the Bridge Vista area in the A-2, 
A-2A, S-2, and C-3 zones.  

• Terminals – Do not permit fossil fuel and petroleum product terminals and facilities in the A-2 
and A-2A and S-2 zones in the Bridge Vista area. 

• Manufactured dwellings – Do not permit manufactured dwellings and manufactured dwelling 
parks in the S-2 zone in the Bridge Vista area. 

• Auto-dependent uses – Do not permit auto sales and gas stations in the S-2 zone in the Bridge 
Vista area.  

• Warehouses and wood processing – Do not permit wholesale trade/warehouses and wood 
processing in the S-2 zone in the Bridge Vista area. 

• Residential uses – Do not permit residential uses in the A-2, A-2A or S-2 zones. 
• Uses associated with water-dependent or water-related uses – Permit new eating and drinking 

establishments and retail uses in the A-2, A-2A or S-2 zones only if they are accessory to or 
associated with a water-dependent or water-related use. 

• Eating and drinking establishments – Permit eating and drinking establishments outright in the C-
3 zone in the Bridge Vista area, with provisions that they must provide significant visual access to 
the waterfront if on the river side of the River Trail.   

• Non-water-dependent and non-water-related uses – Review the uses in Table 1 for whether to 
permit them in the aquatic zones in the Bridge Vista area 

 
Question for the Planning Commission: Should any of the uses in Table 1 not be permitted in the 
aquatic zones in the Bridge Vista area? 

 
3. Uses Permitted in a New Pedestrian-Oriented Zone 

A new pedestrian-oriented zone is envisioned in the Bridge Vista Area that is modeled after the City’s 
existing General Commercial (C-3) zone, but with limits on auto-focused uses in order to create a stronger 
pedestrian orientation in this zone. Draft use regulations for the new pedestrian-oriented zone that were 
presented in the Amendments #1B Memorandum were supported at subsequent meetings, so the 
regulations recommended below reflect few changes of those from the memorandum. 

Recommendation: The following use regulations are recommended in a new pedestrian-oriented zone.  

• Auto-dependent uses – Do not permit auto-dependent uses, such as commercial or public off-
street parking lots, motels, automotive sales and services, and gas stations, which are currently 
permitted in the C-3 zone; similar to the Civic Greenway area, allow for expansion and/or 
replacement of existing motel or hotel uses to avoid creation of non-conforming uses. 

• Drive-through facilities – Do not permit drive-through facilities. 
• Manufacturing –Permit light manufacturing uses if the use includes a retail component (e.g., a 

brewery or distillery with a retail element). 
 

4. Uses Permitted in an Amended C-2 Zone or New Commercial Zone 

Similarly, an amended C-2 zone or new commercial zone is envisioned in the Bridge Vista Area, 
particularly for the area currently zoned C-2 between 1st Street and 2nd Street. An amended or new zone 
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can also be modeled after the City’s existing General Commercial (C-3) zone. This allows for many more 
commercial uses than are currently permitted in the existing C-2 zone, including more auto-oriented uses 
than proposed to be permitted in the pedestrian-oriented zone, while limiting uses to those that would be 
appropriate in riverfront and tourist-oriented areas. 

Recommendation: The following use regulations are recommended in an amended C-2 zone or new 
commercial zone.  

• Uses permitted outright – The following uses are recommended to be permitted outright.  
o Business service establishment. 
o Commercial laundry or dry cleaning establishment. 
o Commercial or public off-street parking lot. 
o Communication service establishment. 
o Eating and drinking establishment. 
o Home occupation in existing dwelling. 
o Motel, hotel, bed and breakfast, inn, or other tourist lodging facility and associated uses. 
o Multi-family dwelling. 
o Personal service establishment. 
o Professional service establishment. 
o Public or semi-public use. 
o Repair service establishment, not including automotive, heavy equipment, or other major 

repair services. 
o Residential facility. 
o Retail sales establishment. 
o Single-family and two-family dwelling in a new or existing structure: 

 Located above or below the first floor with commercial facilities on the first floor 
of the structure. 

 Located in the rear of the first floor with commercial facilities in the front portion 
of the structure. 

o Transportation service establishment. 
o Conference Center. 
o Indoor family entertainment or recreation establishment. 

• Uses permitted conditionally – The following uses are recommended to be permitted 
conditionally. 

o Automotive sales or service establishment. 
o Day care center. 
o Gasoline service station. 
o Light Manufacturing if the use includes a retail component. 
o Temporary use meeting the requirements of Sections 3.24. 
o  

 

5. Development Standards 

Restricting very large buildings in the areas surrounding Downtown Astoria was discussed in the 
Amendments #1B Memorandum in terms of compatibility with the smaller standard building size in the 
downtown core and strengthening the pedestrian orientation of these areas. The following 
recommendation reflects the general nature of the initial recommendation made regarding building size. 
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Recommendation: It is recommended that the building size of on-land commercial development in the 
Bridge Vista area (i.e., in the S-2, C-3, and new pedestrian-oriented zones) be limited to 30,000 gross 
square feet. 
 
F.  DESIGN GUIDELINES AND STANDARDS 

A set of draft guidelines and standards concepts addressing the following design elements were initially 
presented in the Amendments #1C Memorandum and discussed at the APC work session on December 
17, 2014.  
 

• Building style/form 

• Roof forms and materials 

• Doors 

• Windows 

• Siding and wall treatment 

• Awnings 

• Lighting 

• Signs 

The draft proposed guidelines and standards presented in the Amendments #1C Memorandum were 
based in part on the design guidelines developed as the draft Storefront and Facade Grant and Loan 
Program in the Astor-West Urban Renewal District, which were intended to reflect the industrial working 
waterfront atmosphere and support economic revitalization of the area. These guidelines were, in turn, 
largely based on design guidelines developed for the Gateway Overlay Zone. The draft proposed 
guidelines and standards presented in the Amendments #1C Memorandum were also based on standards 
adopted for the Civic Greenway Overlay Zone, particularly those for reducing light pollution, and on 
consultation with the PMT.  
 
The proposed guidelines and standards that are presented in the following sub-sections include changes 
made in the initial draft guidelines and standards given comments from the APC work session on 
December 17, 2014 and the Town Hall meeting on January 6, 2015 regarding roof materials and colors, 
doors, windows, siding/wall treatment, signs, landscaping, and off-street parking,. 
 

1. Industrial and Commercial Uses  

In a number of cases, standards or guidelines would vary for industrial and non-industrial uses.  The 
City’s Development Code currently does not include definitions of these broad use classifications.   
Comprehensive Plan policy 185.O includes a general description of commercial and industrial uses.  
The following recommendation is generally consistent with those distinctions. 
 
Recommendation: For the purposes of distinguishing between uses which must comply with 
varying guidelines and standards, we recommend tying industrial uses to specific uses listed as 
allowed or conditional uses within the zones to which the design standards and guidelines are 
applied. The following language is proposed. 
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Industrial Use. Industrial Uses include the following as further defined in Article 1.400 of the Development 
Code: 

1. Water-dependent commercial or industrial use. 
2. Communication facility. 
3. Communication service establishment. 
4. Utility. 
5. Cold storage and/or ice-processing facility independent of seafood processing facility. 
6. Water-dependent facilities including terminals and transfer facilities. 
7. Seafood receiving and processing. 
8. Ship and boat building and repair. 
9. Aquaculture and water-dependent portions of aquaculture facility. 
10. Wholesale trade, warehouse, and/or distribution establishment (including trucking terminal). 
11. Research and development laboratory. 
12. Wood processing. 
13. Manufacturing. 
14. Light manufacturing. 

 
Non-Industrial Uses include all other uses associated with buildings that are allowed outright or 
conditionally in the S-2, A-2, A-2A, C-2 and C-3 zones.  
 

2. Building Style/Form 

Recommendation:  The following building style and form guidelines are recommended for the Bridge 
Vista area.   
 

• Buildings should retain significant original characteristics of scale, massing, and building material 
along street facades.  

• Additions to buildings should not deform or adversely affect the composition of the facade or be 
out of scale with the building.  

• Distinctive stylistic features or examples of skilled craftsmanship should be treated with sensitivity. 
All buildings should be respected and recognized as products of their time.  

• Mid-century “slip covers” should be removed when possible.  

• Solid waste disposal, outdoor storage, and utility and mechanical equipment should be enclosed 
and screened from view (Figure 8). Rooftop equipment should be screened from view by a 
parapet wall, a screen made of a primary exterior finish building material used elsewhere on the 
building, or by a setback such that it is not visible from adjacent properties and rights-of-way up 
to approximately 100 feet away.   

Figure 8: Screening Waste Disposal, Outdoor Storage, and Utility and Mechanical Equipment 
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• Building forms should be simple single geometric shapes, e.g. square, rectangular, triangular 

(Figure 9).  

 

Figure 9: Geometric Building Form Examples 

 
• Incompatible additions or building alterations using contemporary materials, forms, or colors on 

building facades are discouraged.  

• Projecting wall-mounted mechanical units are prohibited where they are visible from a public 
right-of-way or the River Trail.  Projecting wall-mounted mechanical units are allowed where they 
are not visible from a public right-of-way or River Trail. 

 

3. Roof Forms and Materials 

Recommendation:  The roof form and materials standards below are recommended. They provide 
direction according to building type.  Changes to the draft roof form and materials standards and 
guidelines from the Amendments #1C Memorandum include shifting the language from guidelines 
(“encouraged” or “discouraged”) to standards (“required” or “shall”). 
 

• Buildings for industrial uses shall include the following roof forms :  

o Single gable with low pitch; or  
o Repetitive gable with steep pitch (Figure 10 and Figure 11); and 
o Shallow eaves (Figure 11). 
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• Buildings for industrial uses may also include one or more of the following roof forms or features:  

o Small shed roof dormers 
o Monitor roof on ridge line (Figure 11) 
o Flat panel skylights or roof window 

 

Figure 10: Roof Pitches 

  

 
 
 
 
 

 

 

 

 
 
 
Figure 11: Industrial Building, Multiple Gables, Monitor Roof, and Shallow Eaves 
 
 
 
 
 
 
 
 
 

 

 

 

 

• Buildings for non-industrial uses shall include one of the following roof forms:  

o Single gable with low pitch; or  
o Repetitive gable with steep pitch; or  
o Flat or gable roof behind parapet wall (Figure 12). 

 
• Buildings for non-industrial uses may also include the following roof forms or features:  

o Structural skylights 

January 22, 2015  Page 26 



Amendments #2 City of Astoria Code Assistance Memorandum Task 9.2 
 

o Shallow eaves behind parapet wall 

 
Figure 12: Non-Industrial Building, Flat Roof Behind Parapet Wall 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

• The following roof forms are prohibited:  

o False mansard or other applied forms; and  
o Dome skylights.  

 
• Buildings shall be constructed or reconstructed with one of the following roofing materials:  

o Cedar shingle (Figure 13); 
o Composition roofing (Figure 13); 
o Built-up roofing materials, if a commercial building;  
o Galvanized corrugated metal, if an industrial building; 
o Low profile standing seam, metal roof (Figure 14), if an industrial building; or  
o Roll down, if an industrial building. 

 
Figure 13: Roofing Materials  
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• Roofing materials shall be gray, brown, black, deep red, or another subdued color. 

 
Figure 14: Low (3/8” x 1”) and High (1/4” x 1-1/4”) Roof Seams 

 

• The following roofing materials are prohibited for all types of buildings:  

o High profile standing seam metal roof (Figure 14); and  
o Brightly colored roofing material.  

 

4. Doors  

Recommendation:  Door design guidelines are presented below. Changes to the draft door guidelines 
from the Amendments #1C Memorandum include varying the standards by type of use and reducing the 
glazing for doors for industrial uses. 

• Doors should be recessed for non-industrial uses when feasible (Figures 15 and 16).  

• Large cafe or restaurant doors that open the street to the interior by pivoting, sliding, or rolling up 
overhead are encouraged (Figure 15).  

 

Figure 15: Roll-Up Doors and Recessed Doors 

 
• Doors with a minimum of 50% of the door area that is glass are required for non-industrial uses. 

• Building lighting should emphasize entrances for all uses.  

• Transom, side lites, or other door/window combinations are encouraged for commercial uses 
(Figure 16).  

• Doors combined with special architectural detailing are encouraged for commercial uses.  
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• Double or multiple door entries are encouraged for commercial uses (Figure 16).  

• Well-detailed or ornate door hardware is encouraged for non-industrial uses (Figure 16). 
Contemporary hardware should be compatible with the design of the door.  

 

Figure 16: Recessed Doors, Contemporary Door Hardware, Single/Double Doors, Side Lites, 
and Transom Windows  

 
• The following types of doors and door treatments are prohibited:  

o Solid metal or wood doors with small or no windows for non-industrial uses;  
o Automatic sliding doors;  
o Primary entry doors raised more than three feet above sidewalk level;  
o Doors flush with building facade;  
o Clear anodized aluminum frames; and  
o Reflective, opaque, or tinted glazing.  

 

5. Windows 

Recommendation:  Draft window design standards and guidelines presented in the Amendments #1C 
Memorandum were intended to discourage blank walls, improve aesthetics, increase interaction and visual 
transparency between the interior and exterior of buildings, and create a more inviting environment for 
pedestrians. They were also written to differentiate between buildings for commercial and industrial uses, 
between ground floors and upper floors, and between area inside and outside of the pedestrian-oriented 
zone in the Bridge Vista area. The following window design standards and guidelines are recommended, 
and include changes from the draft design standards and guidelines that vary for industrial uses, reduce 
requirements for non-industrial uses outside the pedestrian-oriented zone, and apply pedestrian-oriented 
requirements to uses adjacent to the River Trail. 

• All building facades visible from a public right-of-way and/or River Trail shall have windows or 
other openings in the facade.   

o In the pedestrian-oriented district and adjacent to the River Trail, at least 50% of the 
ground-floor street-facing facades of non-industrial uses shall be covered by windows and 
at least 30% of the upper-floor street-facing facades should be covered by windows.   

o Outside the pedestrian-oriented district, at least 40% of the ground-floor street-facing 
facades of non-industrial uses shall be covered by windows and at least 30% of the upper-
floor street-facing facades should be covered by windows. 
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o All building facades of buildings for industrial uses in the Bridge Vista area that are visible 
from a public right-of-way and/or River Trail shall have windows, however buildings for 
industrial uses are not subject to minimum window area requirements.   

o Buildings for industrial uses are not required to have ground floor windows but shall 
have, at the least, clear story or transom windows on the upper story facades or above a 
height of 14 feet.  

o Blank walls on any facades visible from the right-of-way and/or River Trail for any type 
of use are prohibited. 

• Windows, including transoms on existing buildings, should retain their original size and location 
as part of renovation activities.  

• Windows that open by pivoting, casement, single hung, or other shuttering are encouraged.  

• Painted wood or stucco panels or tile clad panels below windows are encouraged (Figure 17).  

• Clear glass is encouraged.  

• True divided lites are encouraged (Figure 17).  Simulated divided lites shall have exterior muntins 
to create exterior shadow lines. 

• Boldly articulated window and storefront trim are encouraged.  

Figure 17: Transom Windows, Panels Below Windows, and True Divided Lites 

 
 

• The following types of windows or window treatments are prohibited:  

o Residential-styled window bays on buildings for commercial uses;  
o Half-round windows;  
o Tinted and/or reflective glass;  
o Sliding windows;  
o Vinyl windows; and  
o Blocked-out windows.  

 

6. Siding and Wall Treatment  

Recommendation:  Limited comments were made on the draft siding and wall treatment design 
guidelines and standards presented in the Amendments #1C Memorandum. The following recommended 
guidelines and standards reflect few changes from those presented in the Amendments #1C 

January 22, 2015  Page 30 



Amendments #2 City of Astoria Code Assistance Memorandum Task 9.2 
 

Memorandum; only the materials and treatments suggested to be either discouraged or prohibited have 
been made prohibited.  

• Variations in wall cladding materials and patterns consistent with historic patterns are encouraged 
(Figure 18).  

• Natural or subdued building colors are encouraged (Figure 18).  

• Bright colors may be used for accent trim in limited amounts.  

• Durable materials such as brick, stucco, granite, pre-cast concrete, board and batten, or horizontal 
wood siding should be used (Figure 18).  These materials include galvanized corrugated metal on 
buildings for industrial uses.   

 

Figure 18: Siding Variety and Compatible Materials and Colors 

 
 

• Architectural wall features such as belt courses, pilasters, and medallions are encouraged.  

• The following types of siding and wall materials and treatments are prohibited:  

o Cladding materials such as corrugated metal panels or spandrel glass;  
o Panels that are poorly detailed or do not have detailing;  
o Neon or other fluorescent colors;  
o Bright or primary wall colors for the entire wall surface;  
o Flagstone, simulated river rock, or other similar veneer cladding;  
o Painted brick; and  
o Non-durable materials such as synthetic stucco or shingles at the ground floor.  
 

7.  Awnings  

Recommendation:  As expressed in the Amendments #1C Memorandum, the PAT/PMT advised that 
awnings should not be required in the Bridge Vista area and should be limited to protect views of the river 
in the area. No specific comments were received regarding awnings, so the following recommended 
guidelines and standards include only minor changes of those presented in the Amendments #1C 
Memorandum differentiating between prohibited and discourage awning types and treatments. 
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• Awnings and weather protection are permitted in the Bridge Vista area where they do not 
interfere with views of the river along the River Trail or along north/south streets in the area. In 
these areas, awnings are generally discouraged and shall not project into the setback area.  

• The following types of awnings and awning treatments are prohibited:  

o Fixed “bubble shaped” awnings; and  
o Awnings lit internally.  

• The following types of awnings and awning treatments are discouraged:  

o Vinyl or other non-compatible material awnings; and 
o Awnings improperly sized for the building/entry/window.  

 
 

8. Lighting  

Recommendation: The draft guidelines and standards presented in the Amendments #1C 
Memorandum were generally based on other lighting provisions developed by the City, with a focus on 
minimizing light that projects upward or that glares into other properties and traffic and discouraging 
lighting types that are not consistent with the historic style of the area. The following recommended 
guidelines and standards are those that were presented in the Amendments #1C Memorandum, with the 
exception of prohibiting instead of just discouraging certain lighting types. 

• Outdoor lighting shall be designed and placed so as not to cast glare into adjacent properties. 
Light fixtures should be designed to direct light downward and minimize the amount of light 
directed upward, including lighting from wall-washing fixtures.  The Community 
Development Director may require the shielding or removal of such lighting where it is 
determined that the lighting is adversely affecting adjacent properties or directing significant 
light into the night sky.  

• Wall-washing lighting fixtures should be concealed and integrated into the design of buildings or 
landscape walls and stairways (Figure 19).  
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Figure 19: Downward and Diffused Lighting, Wall-Washing Lighting 

 
• The following lighting types or treatments are prohibited:  

o Neon silhouette accent lighting;  
o Fluorescent tube lighting;  
o Security spotlight;  
o Signs lit by lights containing exposed electrical conduit, junction boxes, or other electrical 

infrastructure; and 
o Up-lighting that shines into the sky or light that shines into other properties or traffic. 

 

9. Signs  

Recommendation:  The City’s existing sign provisions should be sufficient to regulate signs in the Bridge 
Vista area. However, the following proposed standards and guidelines are recommended in the 
pedestrian-oriented zone in the Bridge Vista area. Changes made to the draft standards and guidelines 
from the Amendments #1C Memorandum include permitting monument signs but limiting their size 
(using existing regulations in the C-4 zoning district) and materials. 

• Monument signs (Figure 20) are allowed up to a maximum of 32 square feet in the pedestrian-
oriented zone. 

• Monument signs shall be a maximum of 5’ tall. 

• Monument signs in the pedestrian-oriented zone shall be constructed from materials that are 
consistent with the historic character of the area, including wood, brick, stone, and metal. 

• Freestanding pole-mounted signs are prohibited in the pedestrian-oriented zone (Figure 20).   

 
Figure 20: Monument Signs and Freestanding Pole-Mounted Signs 
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G. SETBACKS 

Given the objectives of promoting the historic character and strengthening the pedestrian orientation of 
development in the Bridge Vista area, minimum and maximum setbacks should be considered for yards 
along public rights-of-way in the area.  
 

1. Minimum Setbacks 

Minimum setback requirements in the Bridge Vista area were proposed in the Amendments #1A 
Memorandum (dated October 27, 2014), which focused on protecting views of the river. These include 
minimum setbacks along north-south rights-of-way between West Marine Drive and the Columbia 
River that allow for a 70-foot view corridor, as well as 10-foot setbacks on the south side of the 
River Trail and 20-foot setbacks on the north side of the River Trail. Minimum setback 
requirements that minimize setback and strengthen the area’s pedestrian orientation should be 
considered for other rights-of-way in the Bridge Vista area, particularly West Marine Drive. No 
comments were received about the following recommendation and, therefore, it remains unchanged 
from the recommendation made in the Amendments #1C Memorandum. 
 
Recommendation:  The minimum setback for yards fronting West Marine Drive and other public 
rights-of-way parallel to West Marine Drive in the Bridge Vista area, with the exception of the River Trail, 
shall be zero (0) feet. 

 
2. Maximum Setbacks 

Maximum setbacks can also reinforce historic character and pedestrian orientation in the Bridge Vista 
area. Smaller maximum setbacks can be instituted along West Marine Drive in order to more strongly 
focus on pedestrian orientation in that corridor of the Bridge Vista area. Provisions can also be made for 
extending the maximum setbacks if pedestrian-oriented amenities are provided in that space. No 
comments were received about the following recommendations about maximum setbacks and, 
therefore, they remain unchanged from the recommendation made in the Amendments #1C 
Memorandum. 
 

Recommendations: 

• Maximum setback for the Bridge Vista area – The maximum setback for yards fronting a public 
right-of-way in the Bridge Vista area, except for West Marine Drive, shall be 10 feet. 

• Maximum setback for West Marine Drive – The maximum setback for yards fronting West 
Marine Drive in the Bridge Vista area shall be five (5) feet. 

• Extending the maximum setback – The maximum setback for yards fronting a public right-of-
way in the Bridge Vista area may be extended to 20 feet for up to 50% of the building facade if 
the setback is used for a walkway, plaza, courtyard, or other pedestrian-oriented amenity or public 
gathering space. 
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H. LANDSCAPING  

A set of landscaping standards was developed for the river side of the River Trail, the land side of the 
River Trail, and for street trees in the Civic Greenway area. Those standards, with some modifications, are 
presented below and are recommended for application in the Bridge Vista area. 
 

1. River Side/Riparian Standards  

Height, spacing, and species standards were developed for landscaping on the river (riparian) side of the 
River Trail in the Civic Greenway to promote native and riparian-appropriate planting as well as protect 
visual access to the river. 

Recommendations: The following landscaping standards and guidelines are recommended; dimensional 
standards are generally illustrated in Figure __. Changes made from draft standards and guidelines 
presented in the Amendments #1C Memorandum include reducing allowed tree clusters.  

• Maximum shrub height is 30 inches.  
• Trees shall not exceed 25 feet in height at maturity 
• Maximum width of clusters of trees is 30 feet.  
• Clusters of trees shall have a minimum of 50 feet clear between branches at maturity.  
• Trees are not permitted to be planted on the river side of the River Trail within the extended 

public right-of-way or view corridor extending from it for a distance of 70’ centered on the right-
of-way centerline. 

• Maximum height of fences is three (3) feet. 
• Landscaping on the river side of the River Trail must consist of native plants that are either part 

of a list of trees, shrubs, and grasses [the same as listed in the Civic Greenway Overlay Zone] or 
are determined to be native plants according to documents cited or recommended by City staff. 
The Community Development Director, or designee, may approve plants that are not native 
under certain conditions.  

• Hardscaped pedestrian-oriented areas (courtyards, plazas, etc.) are encouraged and may account 
for up to 40% of a site’s landscape requirements. Permeable paving and other stormwater 
management techniques are encouraged in the design of courtyards and plazas. 

 

Figure __: River Side/Riparian Landscaping Diagram 
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2. Land Side/Upland Standards  

Both denser landscaping and protecting views were determined to be important for landscaping on the 
land (upland) side of the River Trail in the Civic Greenway area and Bridge Vista areas. Minor changes 
were made to the draft standards in the Amendments #1C Memorandum to yield the following 
recommended standards, including tighter spacing of landscaping for industrial uses and height and width 
requirements for trees in parking areas.  

Recommendations:  

• Maximum spacing of trees shall be 20 feet on center for non-industrial uses. Maximum spacing of 
trees shall be 15 feet on center for industrial uses. 

• Maximum spacing of shrubs is five (5) feet on center for non-industrial uses. Maximum spacing 
of shrubs is three (3)/four (4) feet on center for industrial uses. 

• Ground cover landscaping is required in between shrubs and trees. 
• Trees shall not exceed 35 feet in height at maturity. 
• Landscaping that is required between parking areas, streets, and sidewalks in accordance with 

existing parking requirements shall also be required between parking areas and the River Trail. 
• Landscaping shall minimize pedestrian exposure to parking lots with a hedge or a decorative fence 

that is 36”-42” high. 
• Maximum tree height and width in parking areas shall be 15 feet at maturity. 
• The Community Development Director may approve landscaping credits of 10-25% for non-

vegetative features including amenities for the River Trail (e.g., bench, bike rack, drinking 
fountain, lighting, etc.). 
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Figure __: Land Side/Upland Landscaping Diagram 

 
 

3. Street Trees 

Draft street tree standards that were presented in the Amendments #1C Memorandum were based on 
those adopted in the Civic Greenway area to help protect visual access to the river. No comments have 
been received regarding these standards and, therefore, no changes have been made between the 
memorandum and the standards that are recommended below.  

 
Recommendation: The following street tree standards are recommended in the Bridge Vista area. 

• Maximum height for street trees along north-south streets between West Marine Drive and the 
Columbia River shall be 45 feet. 

• Street trees along north-south streets between West Marine Drive and the Columbia River shall 
have narrow profiles and/or be pruned to a maximum width of 15 feet.  

• Street trees along north-south streets between West Marine Drive and the Columbia River shall 
be one of the columnar species listed in the code, unless otherwise approved by the Community 
Development Director. 
 

I. OFF-STREET PARKING  

Comments on draft reductions in off-street parking requirements in the pedestrian-oriented zone that 
were presented in the Amendments #1C Memorandum generally supported the reductions. Changes in 
the draft reductions include allowing expansions of existing buildings to qualify for parking requirement 
exemptions and reducing the percentage of building expansion needed to qualify for the exemptions. 

Recommendations: The following modifications of parking requirements are recommended in the 
pedestrian-oriented zone in the Bridge Vista area. 

• Reduce off-street parking requirements by 50% for uses smaller than 5,000 square feet in floor 
area  
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• Waive off-street parking requirements for existing buildings that already cover the maximum 
amount of the site allowable. 

• Exempt building expansions of 10% or less to be exempt from parking requirements. 
 
J.  APPLICABILITY AND IMPLEMENTATION 

Applicability standards are already presented as part of some of the recommended code language in this 
memorandum. The one significant section where applicability standards are not yet recommended and 
included is the section on design guidelines and standards. In general, these guidelines and standards are 
intended to apply to new development and redevelopment in the Bridge Vista area. Redevelopment or 
“major renovation” can be defined in the Bridge Vista area in two different ways, as it is in other sections 
of existing Astoria code: 
 

• Gateway Overlay Zone and Civic Greenway Overlay Zone – Construction valued at 25% or 
more of the assessed value of the existing structure. 

• Landscaping Requirements/Plan – 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. 

The provisions recommended in this memorandum can be implemented through changes to base zones 
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 use and development 
standards through an overlay zone. As part of this planning process, a new pedestrian-oriented zone and 
amended C-2 zone or new commercial zone may also be created, which could be applied in other areas of 
the City as needed or desired. 
 
Recommendations:  

• The project team recommends using the same thresholds for applicability as were used in the 
Civic Greenway area. 

• As was done in the first set of draft amendment memoranda, it is recommended that the 
provisions proposed in this memorandum be made part of a new overlay zone for the Bridge 
Vista area, with the exceptions of a potential new pedestrian-oriented zone and potential amended 
C-2 zone or new commercial zone. The regulations in the overlay zone should be additive to 
regulations in existing underlying zones, and should override when they conflict with regulations 
in the underlying zone. Implementation format will be finalized and used in the next 
memorandum on draft amendments, the Amendments #3 Memorandum. 
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ATTACHMENT A 

Table 1: Uses Permitted in Aquatic and Shoreland (A-2, A-2A, and S-2) Zones 

 A-1 A-2 A-2A S-2 
Permitted 
Outright 

1. Water-dependent 
commercial or industrial use. 
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. 
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  

1. Water-dependent 
commercial and industrial 
use. 
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 

1. Water-dependent 
commercial and industrial 
use. 
2. Small boat building and 
repair. 
3. 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 and facility. 
12. Flowlane disposal of 
dredged material. 
13. Dredging or filing as 
necessary for any of the 
permitted uses 1 through 12 
listed above, pursuant to the 
applicable standards in 
Section 4.050 and 4.070. 

1. Charter fishing office. 
2. Cold storage and/or ice 
processing facility. 
3. Marina and high intensity 
water-dependent recreation. 
4. Marine equipment sales 
establishment. 
5. Petroleum receiving, 
dispensing and storage for 
marine use. 
6. Seafood receiving and 
processing. 
7. Ship and boat building and 
repair. 
8. Maintenance and repair of 
existing structure or facility. 
9. Navigation aide. 
10. Temporary dike for 
emergency flood protection 
subject to State and Federal 
regulations. 
11. Shoreline stabilization. 
12. Public park or recreation 
area. 
13. Water-dependent industrial, 
commercial and recreational 
use. 
14. Manufactured Dwelling in an 
approved park. 
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 A-1 A-2 A-2A S-2 
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. 

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. 
16. Navigation aid. 
17. Piling as necessary for any 
of the permitted uses 1 
through 16 listed above. 

14. 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. 
15. Navigation aide. 
16. Piling as necessary for any 
of the permitted uses 1 
through 15 listed above. 
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 A-1 A-2 A-2A S-2 
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. 

Permitted 
Conditionally 

1. Mining and mineral 
extraction.  
2. Active restoration.  
3. Bridge crossing support 
structure.  
4. Aquaculture and water-
dependent portions of 
aquaculture facility.  
5. In-water log dump, sorting 
operation.  
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 

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. 
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. 
7. A use for which an 
exception to the Estuarine 
Resources Goal has been 
adopted as an amendment to 

1. Aquaculture and water-
dependent portions of 
aquaculture facility. 
2. Water-dependent or water-
related recreational use not 
listed elsewhere in this 
zone. 
3. Active restoration. 
4. Bridge crossing and bridge 
crossing support structure. 
5. A use for which an 
exception to the Estuarine 
Resources Goal has been 
adopted as an amendment to 
the Astoria Comprehensive 
Plan. 
6. Fill in conjunction with any 
of the conditional uses 1 
through 5 listed above, 
pursuant to the applicable 
standards in Section 4.070. 
7. Mining and mineral 
extraction. 
8. Dredging in conjunction 
with any of the conditional 

1. Active restoration/resource 
enhancement. 
2. Automobile sales and service 
establishment. 
3. Contract construction service 
establishment. 
4. Educational establishment. 
5. Gasoline service station. 
6. Housing which is secondary to 
another permitted use, such as 
security guard's or proprietor's 
quarters. 
7. Log storage/sorting yard. 
8. Manufactured Dwelling Park 
which satisfies requirements in 
Section 11.120. 
9. Single-family residence where 
such use occupies no more than 
25% of a structures gross floor 
area. 
10. Multi-family dwelling. 
11. Public or semi-public use. 
12. Utility. 
13. Business service 
establishment. 
14. Communication service 
establishment. 
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 A-1 A-2 A-2A S-2 
those listed under Section 
2.505(13) of this zone.  
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. 

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. 
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. 
12. Eating and drinking 
establishment open to the 
general public which provides 
significant visual access to the 
waterfront. 
13. Hotel, motel, inn, bed and 
breakfast which provides 
significant visual access to the 
waterfront. 
14. Tourist-oriented retail 
sales establishment which 
provides significant visual 
access to the waterfront. 
15. Indoor amusement, 
entertainment, and/or 
recreation establishment 

uses 1 through 7 listed above, 
pursuant to the applicable 
standards in Section 4.050. 
9. Water-related commercial 
or industrial use. 
10. Eating and drinking 
establishment open to the 
general public which provides 
significant visual access to the 
waterfront. 
11. Hotel, motel, inn, bed and 
breakfast which provides 
significant visual access to the 
waterfront. 
12. Tourist-oriented retail 
sales establishment which 
provides significant visual 
access to the waterfront. 
13. Indoor amusement, 
entertainment, and/or 
recreation establishment 
which provides significant 
visual access to the 
waterfront. 
14. Professional, business and 
medical office. 
15. Residential use meeting 
the requirements of 2.565(8). 
16. Temporary use meeting 
the requirements of Section 
3.240. 

15. Personal service 
establishment. 
16. Professional service 
establishment. 
17. Repair service 
establishment. 
18. Research and development 
laboratory. 
19. Shipping and port activity. 
20. Wholesale trade, 
warehouse, and/or distribution 
establishment (including 
trucking terminal). 
21. Eating and drinking 
establishment. 
22. Retail sales establishment. 
23. Hotel, motel, inn, bed and 
breakfast. 
24. Indoor amusement, 
entertainment and/or 
recreation establishment. 
25. Wood processing. 
26. Light manufacturing. 
27. Temporary use meeting the 
requirements of Section 3.240. 
28. Water-related industrial, 
commercial and recreational 
uses. 
29. Conference Center. 
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 A-1 A-2 A-2A S-2 
which provides significant 
visual access to the 
waterfront. 
16. 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).  
17. Conference Center which 
provides significant visual 
access to the waterfront. 
18. Piling in conjunction with 
any of the above conditional 
uses. 
19. Temporary use meeting 
the requirements of Section 
3.240. 

17. Conference Center which 
provides significant visual 
access to the waterfront. 
18. Piling in conjunction with 
any of the conditional uses 1 
through 16 listed above. 

 

Table 2: Uses Permitted in Commercial (C-2, C-3, and C-4) Zones 

 C-2 C-3 C-4 
Permitted 
Outright 

1. Eating or drinking establishment. 
2. Home occupation in existing 
dwelling. 
3. Motel, hotel, bed and breakfast, inn or 
other tourist lodging facility and 
associated uses. 
4. Tourist-oriented retail sales or service 
establishment. 

1. Business service establishment. 
2. Commercial laundry or dry cleaning 
establishment. 
3. Commercial or public off-street 
parking lot. 
4. Communication service 
establishment. 
5. Construction service establishment. 

1. Business service establishment. 
2. Commercial laundry or dry cleaning 
establishment. 
3. Commercial or public off-street parking 
lot. 
4. Communication service establishment. 
5. Eating and drinking establishment 
without drive-thru facilities. 
6. Education service establishment. 
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 C-2 C-3 C-4 
5. Conference Center. 6. Eating and drinking establishment. 

7. Educational service establishment. 
8. Family day care center in single-
family, two-family, or multi-family 
dwelling. 
9. Home occupation in existing 
dwelling. 
10. Motel, hotel, bed and breakfast, inn, 
or other tourist lodging facility and 
associated uses. 
11. Multi-family dwelling. 
12. Personal service establishment. 
13. Professional service establishment. 
14. Public or semi-public use. 
15. Repair service establishment, not 
including automotive, heavy equipment, 
or other major repair services. 
16. Residential facility. 
17. Retail sales establishment. 
18. Single-family and two-family 
dwelling in a new or existing structure: 
a. Located above or below the first floor 
with commercial facilities on the first 
floor of the structure. 
b. Located in the rear of the first floor 
with commercial facilities in the front 
portion of the structure. 
19. Transportation service 
establishment. 
20. Conference Center. 
21. Indoor family entertainment or 
recreation establishment. 

7. Family day care center in existing 
dwelling. 
8. Home occupation in existing dwelling. 
9. Personal service establishment. 
10. Professional service establishment. 
11. Public or semi-public use. 
12. Repair service establishment, not 
including automotive, heavy equipment, or 
other major repair service. 
13. Residential home, located above the 
first floor, with commercial facilities on the 
first floor of existing structure. 
14. Retail sales establishment. 
15. Single-family and two-family dwelling, 
located above or below the first floor, with 
commercial facilities on the first floor of 
existing structure. 
16. Studio for artists. 
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 C-2 C-3 C-4 
Permitted 
Conditionally 

1. Dwelling as an accessory use to a Use 
Permitted Outright or a Conditional 
Use. 
2. Family day care center in existing 
dwelling.  
3. Indoor family entertainment or 
recreation establishment. 
4. Non-tourist-oriented retail sales or 
service establishment, professional, 
financial, business and medical office 
where they are part of a mixed-use 
development that also includes some of 
the uses that are permitted outright. The 
conditional use shall not be located on 
the ground floor of the building, and 
shall not occupy more than 50% of the 
total project's gross floor area. 
5. Public or semi-public use. 
6. Temporary use meeting the 
requirements in Section 3.240. 

1. Animal hospital or kennel. 
2. Automotive sales or service 
establishment. 
3. Day care center. 
4. Gasoline service station. 
5. Hospital. 
6. (Section 2.395(6) deleted by 
Ordinance 98-01, 1-5-98) 
7. Light Manufacturing. 
8. Recycling establishment. 
9. Repair service establishment not 
allowed as an Outright Use. 
10. Temporary use meeting the 
requirements of Sections 3.240. 
11. Wholesale trade or warehouse 
establishment. 

1. Day care center. 
2. Indoor family entertainment or 
recreation establishment. 
3. Light manufacturing. 
4. Motel, hotel, bed and breakfast, inn or 
other tourist lodging facility, and associated 
uses. 
5. Multi-family dwelling, located above the 
first floor, with commercial facilities on the 
first floor. 
6. Recycling establishment. 
7. Residential facility, located above the 
first floor, with commercial facilities on the 
first floor. 
8. Temporary use meeting the 
requirements of Sections 3.240. 
9. Transportation service establishment. 
10. Wholesale trade, warehouse, mini-
storage, or distribution establishment (see 
Section 11.170). 
11. Conference Center. 
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