
















































































































































































































 
 
 
June 20, 2014 
 
RE: Amendment A14-01 concerning Riverfront Vision Plan 
 
 
The City has received documentation from Attorney Ted Ramis representing the Port of 
Astoria regarding the Riverfront Vision Plan. The attached material has been presented to the 
Astoria Planning Commission for their consideration at the June 24, 2014 public hearing. 

 
CITY OF ASTORIA 
Founded 1811 ● Incorporated 1856 
 

COMMUNITY DEVELOPMENT  
 



















Exhibit A—photo studies
Port of Astoria

Photographic examples of development potential in the east basin area

Item Source Importance Images

Study No. 1

Bell Street Cruise 
Terminal, Pier 66

Port of Seattle, 
WA

Port of Seattle, 
http://www.portse
attle.org/Cruise/Ex
plore-
Terminals/Pages/d
efault.aspx

This 11-acre facility brings cruise ship passengers into a neighborhood adjacent to the central 
downtown area.  Passengers can walk from this terminal to attractions.

Building heights are stepped both on the upland structures, and on the overwater structures.  Dock 
facilities must provide access to passengers who disembark through ship hatches built above the 
waterline.

Study No. 2

Carnival cruise 
ship terminal 
near the Queen 
Mary

Port of Long 
Beach, CA

Carnival Cruise 
Lines, 
http://www.carniv
al.com/Funville/fo
rums/t/288552.asp
x

The cruise ship is at the right, below, in this image.  The overwater facility that serves the ship is not 
extensive.  At some point, in the design, an accessway must reach the passenger doors on the ships
although this design also uses an elevated walkway from ship to shore that would not be needed in 
Astoria.



Study No. 3

Conceptual 
design for 
passenger ferry 
terminal master 
plan 

Seattle, WA

LMN Architects, 
http://lmnarchitect
s.com/work/seattle
_multi_modal_ferr
y_terminal_master
_plan

This image was submitted by the LMN firm, for the Seattle Multi-Modal Ferry Terminal  master plan 
in 2008.

The image shows a good example of stepping-down elevations of overwater facilities to the water’s 
edge.  In this image, the left side of the building makes particularly good use of stepped-down surfaces
to preserve views from upland areas, for example views from the multi-story buildings on the edge of 
the proposed urban harbor.

Study No. 4

Ferry Building
(interior)

San Francisco, 
CA

Interior view:  
Jetting Around, 
http://www.jetting
around.com/wp-
content/uploads/2
013/02/San-
Francisco-Ferry-
Building-
Marketplace-3.jpg

The image to the right shows the interior of the iconic Ferry Building in San Francisco, which is
located upland from the bay.  We offer the ideas embodied in this development as pertinent themes for 
Astoria officials.  The building offers unique pedestrian experiences, and such interest is vital for 
generating and holding pedestrian traffic at levels that serves public policies.  The pedestrians move 
and shop within a structure that offers pedestrians views of the water.  The building also embodies 
creation of economic activity in the form of produce and other market stalls, restaurants, and cafes.  



Study No. 4
(continued)

Ferry Building
(from water)

San Francisco, 
CA

Bay view:  Trip 
Advisor, 
http://www.tripad
visor.com/Locatio
nPhotoDirectLink
g60713-
d1651521-
i26122492-
San_Francisco_Sa
iling_Company-
San_Francisco_Ca
lifornia.html#2612
2491

Study No. 5

Pier 57, Seattle, 
Washington

Donna Moore, 
Redbubble:  
http://www.redbub
ble.com/people/do
nnamoore/works/3
646044-pier-57-
in-historic-seattle
waterfront

http://www.tripad
visor.com/Locatio
nPhotoDirectLink-

San_Francisco_Sa

San_Francisco_Ca
lifornia.html#2612

The image on the next page shows the Ferry Building from 
overwater facilities consist of minimal passenger facilities to 
modest yet they must reach higher than 12 feet to serve passengers

Notably, too, from upland vistas within the Ferry B
ships enter and leave this facility.  This variety of watercraft is a source of visual interest to pedestrians 
on the shore.

http://www.redbub
ble.com/people/do
nnamoore/works/3

seattle-

As seen from the water in this image, Seattle’s Pier 57 is 
elevations.  This image demonstrates one way that ove
perpendicular to the shore, with techniques to mitigate impacts on views.

The image on the next page shows the Ferry Building from the bay.  The Commission can see that 
consist of minimal passenger facilities to serve this building.  The facilities are 

to serve passengers.  

Ferry Building and beyond, views of the water change as 
ariety of watercraft is a source of visual interest to pedestrians 

s Pier 57 is an overwater building with stepped down 
elevations.  This image demonstrates one way that overwater buildings can be constructed more or less 

with techniques to mitigate impacts on views.

as 
ariety of watercraft is a source of visual interest to pedestrians 

more or less 



Study No. 6
Navy Pier, 

Chicago, Illinois

Navy Pier, 
http://blog.navypie
r.com/wp-
content/uploads/2
012/08/Navy_Pier
_Photo_134.jpg

Chicago’s navy pier—while at an overall scale beyond Astoria’s needs—premises over 50 acres of 
development on the availability of pedestrian access along and through the entire developed space.

The interior spaces are developed with region-wide attractions such as art museum uses, shops, 
eateries, amusement uses, and amenities.  
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ORDINANCE NO. 14-____

AN ORDINANCE AMENDING THE ASTORIA DEVELOPMENT CODE PERTAINING TO 
IMPLEMENTATION OF THE ASTORIA RIVERFRONT VISION PLAN

THE CITY OF ASTORIA DOES ORDAIN AS FOLLOWS:

. . . .

Section *.  Section 1.400 pertaining to Definitions is amended by the addition to read as 
follows:

. . . .

“STEPBACK:  Building stepbacks are stepped or progressive recessions in one or more of a 
building’s faces 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. .”

. . . .

Section *.  Section 14.035 through 14.065 pertaining to Civic Greenway Overlay Zone is 
added to read as follows:

“CGO: CIVIC GREENWAY OVERLAY ZONE

14.035. PURPOSE.
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The purpose of the Civic Greenway Overlay Zone is to implement the land use principles of 
the Astoria Riverfront Vision Plan, dated December 2009, as they pertain to the Civic 
Greenway Plan Area. The Civic Greenway Overlay (CGO) Zone is intended to protect views 
of and access to the Columbia River, provide for an enhance open space and landscaping, 
support water-dependent uses consistent with Astoria’s working waterfront, and encourage 
modest scale housing in areas recommended for residential use.  The CGO Zone extends 
from approximately 16th Street to 41st Street and between Marine Drive and the Columbia 
River as depicted on the City’s Zoning Map.

14.040. APPLICABILITY AND REVIEW PROCEDURES.

The provisions of the Civic Greenway Overlay Zone shall apply to all new construction or 
major renovation, where “major renovation” is defined as construction valued at 25% or more 
of the assessed value of the existing structure, unless otherwise specified by the provisions in 
this Section.

Review of applications in the Civic Greenway Overlay Zone is subject to the administrative 
procedures and approval of the Community Development Director established in Article 9.  

A. Residential Development.

Applications may be reviewed administratively subject to the Design Review 
Standards in Section 14.065 or through the public design review process subject to the 
Design Review Guidelines in Section 14.025.

B. Non-Residential and Mixed Use Development.

Applications shall be reviewed through the public design review process subject to the 
Design Review Guidelines in Section 14.025.

C. Conditional Use Master Plan

Persons may apply to establish or amend the East Basin Plan District text under 
Section 10.050.A.  Owners of land within the East Basin Plan District may apply for 
conditional use master plan approval under Section 9.010.

14.045 USES PERMITTED OUTRIGHT. 

The following uses and activities and their accessory uses and activities are permitted in the 
Civic Greenway Overlay Zone, subject to the other appropriate development provisions of 
this Section.

1. Small boat building and repair. 
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2. Water-dependent facilities including dock, moorage, pier, terminal, transfer 
facility and marina for commercial and recreational marine craft, for passengers, 
or for waterborne commerce. 

3. Public pier. 

4. Public use in conjunction with the Columbia River Maritime Museum. 

5. Navigational structure. 

6. Shoreline stabilization. 

7. Flowlane disposal of dredged material. 

8. Pipeline, cable, and utility crossing. 

9. Storm water and treated wastewater outfall. 

10. Communication facility. 

11. Temporary dike for emergency flood protection limited to 60 days subject to 
State and Federal requirements. 

12. New dike construction.

13. Maintenance and repair of existing structure or facility. 

14. Dredging and filling, pursuant to the applicable standards in Section 4.050 and 
4.070, for any of the permitted uses 1 through 10 listed above. 

15. 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 that provides a view of the waterfront
area or the Columbia River, and that is in conjunction with an associated 
water-dependent use such as a marina or seafood processing plant; 

g. Cold storage and/or ice-processing facility independent of seafood 
processing facility. 

16. Navigation aid. 



Exhibit B—Proposed changes to draft ordinance
p. 4

4

C:\Users\trn\AppData\Local\Temp\eoh5hypd\Ex B_  Proposed changes to draft ordinance 
061814.DOCXC:\NRPortbl\Worksite\TRN\957551_1.DOCXC:\NRPortbl\Worksite\TRN\954609_1.DOC

17. Piling and pile supported structure as necessary for any of the permitted uses 1 
through 16 listed above, or as necessary for any use permitted in the adjacent 
shoreland. 

14.050. CONDITIONAL USES PERMITTED.

The following uses and activities and their accessory uses and activities are permitted in the 
Civic Greenway Overlay Zone as Conditional Uses when authorized in accordance with 
Article 11, Conditional Uses. These uses and activities are also subject to the other 
appropriate development provisions of this Section. It must also be shown that these uses 
and activities are consistent with the purpose of the Civic Greenway Overlay Zone.

1. Active restoration. 

2. Bridge crossing and bridge crossing support structure. 

3. Water-dependent or water-related recreational use not listed elsewhere in this 
zone. 

4. A use for which an exception to the Estuarine Resources Goal has been 
adopted as an amendment to the Astoria Comprehensive Plan. 

5. Fill in conjunction with any of the conditional uses 1 through 4 listed above 
pursuant to the applicable standards in Section 4.050.  

6. Dredging and filling, pursuant to the applicable standards in Section 4.050 and 
4.070, for any of the conditional uses 1 through 5 listed above. 

7. Dredged material disposal at sites designated for dredged material disposal in 
the Comprehensive Plan. 

8. 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. 

9. Water-related commercial or industrial use other than those listed under Section 
14.045(15) of this zone.

10. Piling as necessary for any of the conditional uses 1 through 9 listed above. 

11. Temporary use meeting the requirements of Section 3.240. 

12. Non-water dependent and non-water related uses may be located in existing, 
under-utilized buildings provided the use does not preclude future water-
dependent or water-related uses.
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13. Buildings with heights in excess of the figures set forth in Section 14.060.A(1) 
and (2) before any exception under Section 14.060.A(3) is applied.

14.  Development that is approved under a conditional use master plan.

14.055. STANDARDS FOR OVERWATER DEVELOPMENT.

The following development standards apply to overwater development in the Civic Greenway 
Overlay Zone.  In the event of a conflict between this Section and other Sections of the Astoria 
Development Code, this Section shall control.

A. Height. 

Maximum building height is one story, with a maximum of 12 feet above the top of the 
existing adjacent riverbank. 

Figure 14.055-1: Maximum Building Height

B. Size.

The maximum gross floor area of enclosed structures is 4,000 square feet.

C. Width. 

The maximum width of an overwater building is 25% of the total parcel width 
(measured along the parcel frontage adjacent to the Columbia River) or 50 feet, 
whichever is greater. In cases where total parcel width is 100 feet or less, the building 
width may be up to 25 feet.

Figure 14.055-2: Maximum Building Width
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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. 
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Figure 14.055-3: 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.  

Figure 14.055-4: 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 14. 055-5: Access Design C.1
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Figure 14.055-6: 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.

E. Other Development Standards. 
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The Other Applicaple Use Standards of the Gateway Overlay Zones (MH, FA, CA, HC, 
AH-HC, HR, LS, AH-MP) do not apply to overwater development in the Civic 
Greenway Overlay Zone. 

14.060. STANDARDS FOR ON-LAND AND OVERWATER DEVELOPMENT.

The following development standards apply to on-land and overwater development in the 
Civic Greenway Overlay Zone. 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 overwater building height is 38 feet and maximum on-land building 
height is 45 feetbuilding height is 28 feet. 

2. Building height up to 35 feet is permitted when bBuilding stories above 28 feet 
aremust be stepped back at least 10 feet in accordance with Section 
14.060(BC)(2).  

3. Exceptions to building height restrictions may be granted through provisions in 
Section 3.075.  

B. Setbacks.

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.

BC. 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. Mandatory stepbackAdditional Building Height.

Where the height of a building or building addition is proposed to exceed 28 
feet, at least that portion of the building exceeding 28 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 14.060-1: Building Stepbacks

3. Setbacks.  A minimum view corridor width of 70 feet,Stepbacks between adjacent 
on-land buildings, 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. Such stepbacks shall be constructed with viewing platforms or 
other physical elements that allow persons to obtain views of the Columbia 
RiverBuildings shall be set back in order to achieve athe 70-foot view corridor.

C. Special Standards for Overwater Development

1. Design and building standards.

The following design and building standards shall guide overwater development 
in the civic greenway.  The standards shall be interpreted and applied to 
promote development that supplies pedestrian access to views of the Columbia 
River, and to promote a pedestrian-friendly environment.

a. Construction at lot lines

Building facades adjacent to a lot line separating the overwater sections 
of two lots shall employ building stepbacks at each such façade.  Such 
stepbacks shall have the effect of mitigating building mass and shall 
assist the building to achieve a design that provides pedestrian access to 
locations at which pedestrians may obtain views of the Columbia River.

b. Facades adjacent to a pedestrian facility

When a structure above 28 feet in height abuts a sidewalk, the River 
Trail, or other publicly-owned pedestrian access, the building shall, at 28 
feet in height from finished grade, and at each story above 28 feet, be 
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constructed with one or more of the following features, in addition to 
stepbacks, to reduce the perceived mass and height to a more human 
scale:

(1) Trellis
(2) Lower roof overhang
(3) Horizontal projection that has a mitigating effect
(4) Awning
(5) Balcony
(6) Other feature that allows pedestrian access
(7) Other feature that reduces building height and mass

c. Required pedestrian access inside buildings.

The first story of an overwater building must be constructed such that ten 
(10) percent of the buildable square footage constitutes a publicly-
accessible area where pedestrians may obtain views of the Columbia
River.

d. Required pedestrian access outside of buildings

Each overwater structure must provide a pedestrian accessway that 
connects the River Trail to a point at or beyond the most northerly 
building elevation.  The accessway must supply a view of the Columbia 
River or terminate in an area on the property that provides access to a 
view of the Columbia River.  Pedestrian facilities that satisfy one of the 
Access Designs supplied by Section 14.060.D(2), below, are presumed 
to satisfy this requirement.

2D. 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.

a1. 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. 
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Figure 14.060-2055-3: Access Design A

b2. 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 14.060-3055-4: Access Design B
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c3. 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 14. 060-4055-5: Access Design C.1
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Figure 14.060-5055-6: Access Design C.2

d4. 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.

e5. 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).

f 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. 

g7. 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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2E. Other Development Standards. 

The Other Applicaple Use Standards of the Gateway Overlay Zones (MH, FA, 
CA, HC, AH-HC, HR, LS, AH-MP) do not apply to overwater development in the 
Civic Greenway Overlay Zone. 

14.061 EAST BASIN AREA PLAN DESIGN DISTRICT

Prior to applying the CGO overlay to properties located approximately between 28th Street to 
the West, 41st Street to the East, the pierhead line to the north, and Marine Drive/Lief Eriksen 
Drive to the South, the city will create a plan district for the area.  This plan district may be 
referred to as the East Basin Plan District.

A. Purpose

Properties within the East Basin Plan District share one or more of the following traits:

1. Currently developed;
2. Held for development by stakeholders with responsibility over public or 

privately-funded investments;
3. Development of the property is consistent with the policies of the 

Comprehensive Plan.

Accordingly the purpose of the East Basin Plan District is to supply development 
regulations that respond to the needs of this district in ways that the civic greenway 
overlay zone does not meet.

B. Scope

Regulations for the East Basin Plan District will be applied in conjunction with the base 
zoning, and the civic greenway overlay, but in lieu of development standards within the 
civic greenway overlay.

C. Plan district adoption criteria

The City shall establish design standards for the East Basin Plan District with 
legislative findings that address the following criteria:

1. The area proposed for the plan district has special characteristics or 
problems of a natural, economic, historic, public facility, or transitional 
land use or development nature which are not common to other areas of 
the civic greenway area;
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2. The legislative process may identify and address any additional uses that 
need to occur in the civic greenway zone to address the special 
characteristics or problems.

3. The boundaries of the proposed plan district and regulations that apply 
within it result from land use policy studies and economic analysis that 
document the special characteristics of the area and explain how a plan 
district will address relevant issues; and

4. The regulations of the plan district conform with the Comprehensive 
Plan, continue to meet the general purpose and intent of the base 
zoning, and harmonize with the purpose of the civic greenway overlay 
zone.

D. Review

The planning commission should periodically review the East Basin Plan District and 
its regulations to determine the impacts on development, the usefulness and usability 
of the regulations, and the public need for any amendments to the regulations.

E. Mapping

The boundaries of the East Basin Plan District should be illustrated on a map that City 
Council includes as part of an enacting ordinance, and that is reflected in the city’s 
zoning map.  

F. Application

1. The City or any other person may apply for approval of a text amendment to 
establish development standards for the East Basin Plan District.

2. A property owner may apply for a conditional use master plan under permit 
approval standards established for the East Basin Plan District within Section 
14.063.  Development approved under such a conditional use master plan will 
be deemed to comply with the Sections 14.040, 14.050, and 14.060.

14.063 EAST BASIN AREA PLAN DISTRICT DEVELOPMENT GUIDELINES AND 
APPROVAL CRITERIA

(Reserved)


