
 

  
DATE: FEBRUARY 7, 2022
  
TO: MAYOR AND ASTORIA CITY COUNCIL
  
FROM: BRETT ESTES, CITY MANAGER
  
SUBJECT: PUBLIC HEARING AND FIRST READING OF AMENDMENT A21-

03, COMPREHENSIVE PLAN CHANGES TO PROMOTE
REDEVELOPMENT OF THE HERITAGE SQUARE BLOCK

  
DISCUSSION / ANALYSIS:
 

As a part of the Council goal setting session at the beginning of this year, the Council set a
goal which stated: “Support efforts to increase the housing supply using the County Housing
Study as a guide. The City will focus on workforce and affordable housing overall and will
specifically pursue a public-private partnership for the redevelopment of Heritage Square to
include workforce housing.” Over the past several months, the Astoria Development
Commission engaged the services of John Southgate who has extensive professional
experience in urban renewal, planning, redevelopment, and public private partnerships. Mr.
Southgate conducted due diligence on the property and held stakeholder interviews
throughout the community. A summary of this work is included with this packet. During the
same time-period, staff compiled all of the events, studies and reports concerning this
property. This report is included for your review. At the October 4, 2021 Astoria Development
Commission meeting, staff and consultant John Southgate discussed implementation of the
City Council goal. The discussion was at an Astoria Development Commission meeting since
the site is within the Astor-East Urban Renewal District and there is the possibility of public
participation from that entity.

 

During the meeting Mr. Southgate outlined suggested amendments to the City's
Comprehensive Plan to assist in making development of the site more viable. The
Development Commission voted to move forward with the recommended amendments. Since
the Development Commission does not have the legal ability to initiate code amendments, the
City Council met on October 8th to support the Development Commission’s direction and
officially directed staff and the Astoria Planning Commission to work on the needed
amendments.

 

The City Council direction related to the code amendments was two-fold. First to eliminate the
policy language within the Comprehensive Plan for the site to be predominately re-developed



with open space so that workforce housing can be accomplished. Secondly to address the
language of the Development Code that requires all street facing ground floor space be
commercial uses and modifying it to allow housing as an outright use rather than as a
conditional use. This application (A21-03) addresses the needed Comprehensive Plan
changes and another application that is running concurrently, A21-04 addresses the
Development Code changes. Unique applications are required to be processed for the
changes to the Development Code and Comprehensive plan. This report and application is
specific to the Comprehensive Plan changes, while application A21-04 is specific to the
Development Code. Three chapters within the Comprehensive Plan address the re-
development of the Heritage Square block (11th to 12th and Duane to Exchange). They are the
Area Descriptions and Policies, Economic Element, and Parks and Recreation Open Space
chapters. Language was modified to remove the components that describe the block as fully
open space and to provide for a mixture of uses integrated with the existing Heritage Square
park.

 

The Planning Commission held a work session on December 7, 2021 and identified the
needed comprehensive plan changes. Then on December 28, 2021 a public hearing was held
to finalize the amendment and gather input from the public. The Planning Commission voted
to recommend approval the Comprehensive Plan amendments presented by Staff with the
following changes to the proposed language:

 

Area Descriptions & Policies, Policy 7 – “The City will redevelop the block bounded by 11 th,
12th, Duane, and exchange Streets (formerly the site of the Safeway store) with a mixture of
uses including but not limited to workforce housing and open space  where functions are
physically and functionally integrated with the Garden of Surging Waves and will contribute to
the revitalization of downtown. The redevelopment is intended to provide much needed
workforce housing.”

 

Economic Element, Policy 6 – “To redevelop the block bounded by 11 th, 12th, Duane, and
Exchange Streets (formerly the site of the Safeway store) with a mixture of uses including but
not limited to workforce housing and open space where functions are physically and
functionally integrated with the Garden of Surging Waves. The redevelopment will stimulate
the revitalization of downtown and increase property values in the Astor-East Urban Renewal
District.”

 

These changes have been incorporated into the draft ordinance presented to City Council and
with this updated staff report and findings. In addition, it was brought to our attention that
findings addressing statewide planning goals 9 & 10 need to be included in the staff report.
The report has also been updated since the Planning Commission meeting and is included
with this packet.  

 



 
RECOMMENDATION:
 
It is recommended that the City Council hold a public hearing, review the proposed
amendments, and if in agreement hold a first reading of the ordinance. 
 
BY: MEG LEATHERMAN, COMMUNITY DEVELOPMENT DIRECTOR
 
ATTACHMENTS:
A21-03 Staff Report and Findings_CC.pdf
Ordinance_A21-03_Comprehensive Plan_1st Reading.pdf
A21-03 APC App Packet.pdf
A21-03 Written Testimony for CC 2-7-2022 mtg.pdf

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1227183/A21-03_Staff_Report_and_Findings_CC.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1227503/Ordinance_A21-03_Comprehensive_Plan_1st_Reading.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1227130/A21-03_App_Packet-final.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1228196/A21-03_Written_Testimony_for_CC_2-7-2022_mtg.pdf
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STAFF REPORT AND FINDINGS OF FACT 

 
STAFF REPORT PUBLICATION DATE: DECMEBER 21, 2021 
 
PLANNING COMMISSION HEARING DATE: DECEMBER 28, 2021 
 
REVISED STAFF REPORT CITY COUNCIL HEARING DATE: FEBRUARY 7, 2022 
 
TO:  PLANNING COMMISSION/CITY COUNCIL 
 
FROM: MEGAN LEATHERMAN, COMMUNITY DEVELOPMENT DIRECTOR 
 
SUBJECT: AMENDMENT REQUEST (A21-03) BY COMMUNITY DEVELOPMENT 

DIRECTOR, ON BEHALF OF ASTORIA CITY COUNCIL, TO AMEND ASTORIA 
COMPREHENSIVE PLAN POLICES TO PROMOTE REDEVELOPMENT OF 
THE HERITAGE SQUARE BLOCK (11TH STREET TO 12TH STREET AND 
DUANE STREET TO EXCHANGE STREET) WITH WORKFORCE HOUSING 
AND CONTRIBUTE TO THE REVITALIZATION OF DOWNTOWN. SPECIFIC 
COMPREHENSIVE PLAN PROPOSED AMENDMENTS INCLUDE: AREA 
DESCRIPTIONS AND POLICIES CHAPTER (CP.030 - CP.105), DOWNTOWN 
AREA POLICIES (CP.055); AND ECONOMIC ELEMENT CHAPTER (CP.190 – 
210), ECONOMIC DEVELOPMENT GOAL 3 AND GOAL 3 POLICIES (CP.202); 
AND PARKS, RECREATION AND OPEN SPACE ELEMENT CHAPTER 
(CP.260 – 275), GOALS (CP.270).  

 
 
I. SUMMARY 
 

A. Applicant: City of Astoria 
Community Development Director 
1095 Duane St. 
Astoria, OR  97103 
 

B. Location:  Citywide 
 

 C. Zones: All 
 
 D.  Proposal: Amendment Request by Community Development Director, 

on behalf of Astoria City Council, to amend Astoria 
Comprehensive Plan sections to achieve a City Council goal 
of providing workforce housing.  

 

 CITY OF ASTORIA 
Founded 1811 ● Incorporated 1856 
 

COMMUNITY DEVELOPMENT  
1095 Duane Street  Astoria, OR 97103  Phone 503-338-5183  www.astoria.or.us  planning@astoria.or.us 

http://www.astoria.or.us/
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II.  BACKGROUND 
 

As a part of the Council goal setting session at the beginning of this year, the 
Council set a goal which stated: “Support efforts to increase the housing supply 
using the County Housing Study as a guide. The City will focus on workforce and 
affordable housing overall and will specifically pursue a public-private partnership 
for the redevelopment of Heritage Square to include workforce housing.” Over the 
past several months, the Astoria Development Commission engaged the services 
of John Southgate who has extensive professional experience in urban renewal, 
planning, redevelopment, and public private partnerships. Mr. Southgate 
conducted due diligence on the property and held stakeholder interviews 
throughout the community. A summary of this work is included with this packet. 
During the same time-period, staff compiled all of the events, studies and reports 
concerning this property. This report is included for your review. At the October 4, 
2021 Astoria Development Commission meeting, staff and consultant John 
Southgate discussed implementation of the City Council goal. The discussion was 
at an Astoria Development Commission meeting since the site is within the Astor-
East Urban Renewal District and there is the possibility of public participation from 
that entity. 
 
During the meeting Mr. Southgate outlined suggested amendments to the City's 
Comprehensive Plan to assist in making development of the site more viable. The 
Development Commission voted to move forward with the recommended 
amendments. Since the Development Commission does not have the legal ability 
to initiate code amendments, the City Council met on October 8th to support the 
Development Commission’s direction and officially directed staff and the Astoria 
Planning Commission to work on the needed amendments.  
 
The City Council direction related to the code amendments was two-fold. First to 
eliminate the policy language within the Comprehensive Plan for the site to be 
predominately re-developed with open space so that workforce housing can be 
accomplished. Secondly to address the language of the Development Code that 
requires all street facing ground floor space be commercial uses and modifying it 
to allow housing as an outright use rather than as a conditional use. This 
application (A21-03) addresses the needed Comprehensive Plan changes and 
another application that is running concurrently, A21-04 addresses the 
Development Code changes. 
 
Unique applications are required for the changes to the Development Code and 
Comprehensive plan. This report and application is specific to the Comprehensive 
Plan changes, while application A21-04, and associated staff report, is specific to 
the Development Code.  

 
Three chapters within the Comprehensive Plan address the re-development of 
the Heritage Square block (11th to 12th and Duane to Exchange). They are the 
Area Descriptions and Policies, Economic Element, and Parks and Recreation 
Open Space chapters. Language was modified to remove the components that 
describe the block as fully open space and to provide for a mixture of uses 
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integrated with the existing Heritage Square park. 
 
The Planning Commission held a work session on December 7, 2021 and 
identified the needed comprehensive plan changes. Then on December 28, 2021 
a public hearing was held to finalize the amendment and gather input from the 
public. The Planning Commission voted to approve the Comprehensive Plan 
amendments presented by Staff with the following changes to the proposed 
language:  
 
Area Descriptions & Policies, Policy 7 – “The City will redevelop the block bounded 
by 11th, 12th, Duane, and exchange Streets (formerly the site of the Safeway store) 
with a mixture of uses including but not limited to workforce housing and open 
space where functions are physically and functionally integrated with the Garden 
of Surging Waves and will contribute to the revitalization of downtown. The 
redevelopment is intended to provide much needed workforce housing.” 
 
Economic Element, Policy 6 – “To redevelop the block bounded by 11th, 12th, 
Duane, and Exchange Streets (formerly the site of the Safeway store) with a 
mixture of uses including but not limited to workforce housing and open space 
where functions are physically and functionally integrated with the Garden of 
Surging Waves. The redevelopment will stimulate the revitalization of downtown 
and increase property values in the Astor-East Urban Renewal District.” 

 
These changes have been incorporated into the draft amendment presented to 
City Council and with this staff report. In addition, it was brought to our attention 
that findings addressing statewide planning goals 9 & 10 needed to be included in 
the staff report. The Findings have been updated since the Planning Commission 
meeting and are provided below. 

 
III. PUBLIC REVIEW AND COMMENT 
 

The Notice was mailed and posted on the City of Astoria’s website on December 3, 
2021. A notice of public hearing was published in The Astorian on December 18, 
2021. The Department of Land Conservation and Development received the 
required 35-day notice on November 22, 2021. A city Council meeting will be 
held February 7, 2022. Any comments received will be made available at the City 
Council meeting. 
 

IV.  APPLICABLE REVIEW CRITERIA & FINDINGS OF FACT 
 

A. 10.020(A)  AUTHORIZATION TO INITIATE AMENDMENTS 
 

An amendment to  the  Deve lopmen t  Code o r  t he  
Comprehens ive  P lan  may only be initiated by the City Council, 
Planning Commission, the Community Development Director, a person 
owning property in the City, or a resident.  
 
Finding: The City f inds that the proposed Comprehensive Plan 
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Amendment was init iated by the Community Development 
Director as directed by City Council .  

 
B. 10.040 INVESTIGATION AND REPORTS 

 
The Community Development Director shall make, or cause to be made, 
an investigation to provide necessary information on the consistency of the 
proposal with the Comprehensive Plan. The report shall provide a 
recommendation to the Planning commission on the proposed amendment.  

 
Finding: The City finds that this staff report and findings satisfy this 
identified report.   

 
C. 10.050(A) CLASSIFICATION OF AMENDMENT ACTIONS, 

LEGISTLATIVE AMENDMENTS 
 

The following amendment actions are considered legislative under this 
Code: 

 
1. An amendment to the text of the Development Code or 

Comprehensive Plan.  
 

Finding: The City finds that this text amendment is specific to the 
Comprehensive Plan and is therefore a Legislative Amendment.  

 
 

D. 10.060  PROCEDURES 
 
Public notice and procedures of zoning amendments shall be in 
accordance with Article 9. 

 
Finding: The City finds that all procedures of Article 9 have been 
followed, as identified in Section II of this staff report. 

 
E. 10.070(A)  TEXT AMENDMENT CRITERIA 

 
Before an amendment to the text of the code is approved, 
findings will be made that the following criteria are met:  

 
1. The amendment is consistent with the Comprehensive Plan. 

 
Finding: The City finds that the amendment is consistent with the 
Comprehensive plan because the Comprehensive Plan allows for 
amendments to address changing community needs. The Policy reads 
“Shall be regularly reviewed, and, if necessary, revised to keep them 
consistent with the changing needs and desires of the public they are 
designed to serve.” (CP.005.5) Housing availability in the region has 
been identified, by multiple sources, as being a critical, region-wide 
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issue. The COVID pandemic has exasperated the problem. As a part 
of the Council goal setting session at the beginning of the 2020 
calendar year, the Council recognized the housing crisis and set a goal 
to add workforce housing in Astoria on Heritage Square. The goal 
stated:  “Support efforts to increase the housing supply using the 
County Housing Study as a guide. The City will focus on workforce and 
affordable housing overall and will specifically pursue a public-private 
partnership for the redevelopment of Heritage Square to include 
workforce housing.” This amendment updates the comprehensive plan 
as one part of implementing this goal. In addition, the comprehensive 
plan language is left broad enough to take into consideration the 
scenario in which workforce housing does not get developed on this 
site.  

 
2. The amendment will not affect the ability of the City to satisfy land 

and water use needs.  
 

Finding: The amendment will expand the City’s ability to satisfy land and 
water use because the amendment calls for the re-development of 
Heritage Square with workforce housing to improve the city’s ability to 
satisfy land use needs. Housing availability has been identified as 
insufficient in the community and the amendment is needed to allow a 
wider range of housing types in the urban core. The associated 
Development Code amendment that is being concurrently processed to 
implement the revised Comprehensive Plan, will allow Multi-family housing 
to be permitted outright in the C-4 Zone and the C-4 zone is the urban 
center of Astoria. There are many known benefits to locating housing in 
urbanized areas. Primarily, it places residents closest to existing, essential 
services such as infrastructure (sewer, water, etc.), police, fire, medical 
care, etc. This ends up being a win-win for the community because less 
cost is needed to provide services to the new residents since service 
providers already have coverage in that area. It also locates new 
customers directly in the downtown area and has significantly less of an 
impact on the environment compared to brand new construction. 

 
F. STATEWIDE PLANNING GOAL 9 - ECONOMIC DEVELOPMENT 

 
To provide adequate opportunities throughout the state for a variety of 
economic activities vital to the health, welfare, and prosperity of Oregon's 
citizens. 
 
Finding: Statewide Planning Goal 9 generally requires the City to provide 
adequate land for future employment needs as part of the Comprehensive 
Plan. The City of Astoria analyzed land requirements for commercial and 
industrial uses as part of the Buildable Lands Inventory (“BLI”) process, 
adopted into the Comprehensive Plan in 2011. The BLI concluded the City 
had an anticipated deficit of commercially zoned property of 21.1 acres in 
2027. Subsequent amendment decisions have reduced the anticipated 
deficit to 20.7 acres.   
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The City finds that this amendment satisfies this goal because the 
language expands the potential uses for development on the site and 
adds to the workforce supply. Most directly, the amendment does not 
reduce the amount of commercial land supply as the land is currently 
zoned commercial and the current comprehensive plan calls for open 
space on the site, while the amendment changes it to allow for a mixture 
of uses, therefore potentially increasing commercial supply. It will allow 
more flexibility for re-development of the site. This amendment is intended 
to help implement a current City Council goal which to provide for 
workforce/affordable housing on the Heritage Square block. In the event 
this does not come to fruition, commercial uses could develop on the site, 
as they are permitted outright in this zone. In addition, available housing 
has a direct impact on an employer’s ability to hire. Additional housing in 
Astoria’s urban core will add potential employees to the City’s workforce. 
This will increase economic opportunities and add to the health, welfare 
and prosperity of citizens.  

 
G. STATEWIDE PLANNING GOAL 10 - HOUSING 

 
  To provide for the housing needs of the citizens of the state. 
 

Finding: Statewide Planning Goal 10 generally requires the City to 
provide adequate land for future residential needs as part of the 
Comprehensive Plan. The City of Astoria analyzed land requirements for 
residential uses as part of the BLI process, adopted into the 
Comprehensive Plan in 2011. The BLI concluded the City had an 
anticipated surplus of R-3-zoned property of 52.18 acres and an overall 
deficit in residential need of 15.44 acres in 2027. Subsequent amendment 
decisions have increased the anticipated surplus in R-3 to 52.24 acres 
and overall deficit for 15.84 acres. It also encourages conversion of 
commercial lands to residential use.  

 
The city finds that this statewide goal is met because the property is 
currently zoned commercial and allowing for a mixture of use provides the 
opportunity for residential use (housing) to be developed here. The 
amendment does not reduce the total amount of residential land supply 
but rather expands it.  

 
V. CONCLUSION AND RECOMMENDATION 

 
The proposal meets the criteria for text amendments as cited above.  Staff 
recommends the Planning Commission recommend approval to the City Council. 
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ORDINANCE NO. 22-____ 
 
AMENDMENT REQUEST (A21-03) BY COMMUNITY DEVELOPMENT DIRECTOR, ON 
BEHALF OF ASTORIA CITY COUNCIL, TO AMEND ASTORIA COMPREHENSIVE PLAN 
POLICES TO PROMOTE REDEVELOPMENT OF THE HERITAGE SQUARE BLOCK (11TH 
STREET TO 12TH STREET AND DUANE STREET TO EXCHANGE STREET) WITH 
WORKFORCE HOUSING AND CONTRIBUTE TO THE REVITALIZATION OF DOWNTOWN. 
SPECIFIC COMPREHENSIVE PLAN PROPOSED AMENDMENTS INCLUDE: AREA 
DESCRIPTIONS AND POLICIES CHAPTER (CP.030 - CP.105), DOWNTOWN AREA 
POLICIES (CP.055); AND ECONOMIC ELEMENT CHAPTER (CP.190 – 210), ECONOMIC 
DEVELOPMENT GOAL 3 AND GOAL 3 POLICIES (CP.202); AND PARKS, RECREATION 
AND OPEN SPACE ELEMENT CHAPTER (CP.260 – 275), GOALS (CP.270). 
THE CITY OF ASTORIA DOES ORDAIN AS FOLLOWS: 
 
Section 1.  Astoria Comprehensive Plan Policy CP.055 pertaining to Area Descriptions and 
Policies, Downtown Area Policies is amended to read as follows: 
 
“CP.055. Downtown Area Policies. 
 
1. Refer to plan strategy, policies and recommendations on economics, transportation, 

parks and recreation, historic preservation, housing, and shorelands. 
 

2. The City supports efforts to improve the parking problem in the Downtown, and to 
provide landscaping and other improvements.  However, the C-4 zone will continue to 
not require off-street parking. 

 
3. Zoning actions must not detract from the vitality of the Downtown as the commercial 

center of the region. Strip commercial development is to be generally discouraged. 
 
4. The City encourages the reuse of existing buildings prior to the expansion of commercial 

zones. 
 
5. Shoreland zone policies and standards will be designed to encourage public access 

along the Downtown waterfront. 
 
6. The Central Commercial Zone (C-4) will continue to be the designation for Downtown 

central business district. Uses in this zone will be primarily retail, offices, and general 
services with some residential use.  Uses which have a large land area/low assessed 
value ratio will be permitted in other commercial areas rather than the Downtown. 

 
7.  The City will redevelop Heritage Square the block bounded by 12th, Duane, and 

Exchange Streets (formerly the site of the Safeway store) as with a public space mixture 
of uses where functions are physically and functionally integrated with or park that 
provides a wide variety of recreational opportunities, including uses such as the Astoria 
Sunday Market, an amphitheater/plaza, and The the Garden of Surging Waves and will 
contribute to the revitalization of downtown. and active open space area that will 
contribute to the revitalization of the downtown” 
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Section 2.  Astoria Comprehensive Plan Policy CP.202 pertaining to the Economic Element, 
Goal 3 and Goal 3 Policies is amended to read as follows: 
 
“Goal: Strengthen the City's downtown core as the retail center of the region, with the support 
from the Astoria Downtown Historic District Association.  
 
Policies:  

1. Promote Astoria’s downtown core. The downtown core of Astoria, generally extending 
from 6th to 16th Streets, and from the waterfront to Exchange Street is the retail, service 
and governmental center of the region.  
 

2.  Continue to work toward establishing public parking areas in the downtown area.  
 

3. Support the efforts of the downtown merchants to improve the appearance of the 
commercial core. Maintain and enhance all public infrastructures to create a pleasant 
and convenient business environment including elements such as signage, pocket parks, 
sidewalks and parking lots.  
 

4.  Promote upper story/high density housing in the downtown existing and new 
construction.  
 

5. Ensure zoning allows for higher density, mixed-use development in the commercial core. 
 

6. To redevelop a Heritage Square on the block bounded by 11th, 12th, Duane, and 
Exchange Streets (formerly the site of the Safeway store) as a mixture of uses where 
functions are physically and functionally integrated with the Garden of Surging Waves 
recreational facility that will help. The redevelopment will to stimulate the revitalization of 
downtown, support the Astoria Sunday Market, and increase property values in the 
Astor-East Renewal District. Parking will be included within the block design.” 

 
 
Section 3. Astoria Comprehensive Plan Policy CP.270 pertaining to the Parks, Recreation, and 
Open Space, Goals is amended to read as follows: 
 
“Goals. 
 
The City of Astoria will work:  
 
1. To develop a balanced park system.  
 
2. To reflect Astoria's special qualities and characteristics.  
 
3. To avoid duplication of facilities provided by other public and private agencies.  
 
4. To develop additional parks by means of subdivision regulation.  
 
5. To provide or encourage waterfront parks.  
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6. To provide a reasonable level of recreation program opportunities.  
 
7. To promote general beautification.  
 
8. To continue to plan for park programs.  
 
9. To encourage a system of trails throughout the City.  
 
10. To encourage downtown improvements. 
 
11. To create a central downtown plaza on the site of the American Legion block (Heritage 
Square) bounded by 11th, 12th, Duane, Exchange Streets.” 
 
 
Section 4.  Effective Date.  This ordinance and its amendment will be effective 30 days following 
its adoption and enactment by the City Council. 
 
 
ADOPTED BY THE COMMON COUNCIL THIS ____ DAY OF FEBRUARY, 2022. 
 
APPROVED BY THE MAYOR THIS ______ DAY OF FEBRUARY, 2022. 
 
 
       ________________________________ 
ATTEST:        Mayor 
          
______________________________ 
Brett Estes, City Manager  
 
ROLL CALL ON ADOPTION:  YEA  NAY  ABSENT 
 
Commissioner Rocka 
   Herman 
   Brownson 
   Hilton 
Mayor   Jones 
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STAFF REPORT AND FINDINGS OF FACT 

 
STAFF REPORT PUBLICATION DATE: DECMEBER 21, 2021 
 
PLANNING COMMISSION HEARING DATE: DECEMBER 28, 2021 
 
TO:  PLANNING COMMISSION 
 
FROM: MEGAN LEATHERMAN, COMMUNITY DEVELOPMENT DIRECTOR 
 
SUBJECT: AMENDMENT REQUEST (A21-03) BY COMMUNITY DEVELOPMENT 

DIRECTOR, ON BEHALF OF ASTORIA CITY COUNCIL, TO AMEND 
ASTORIA COMPREHENSIVE PLAN POLICES TO PROMOTE 
REDEVELOPMENT OF THE HERITAGE SQUARE BLOCK (11TH 
STREET TO 12TH STREET AND DUANE STREET TO EXCHANGE 
STREET) WITH WORKFORCE HOUSING AND CONTRIBUTE TO THE 
REVITALIZATION OF DOWNTOWN. SPECIFIC COMPREHENSIVE 
PLAN PROPOSED AMENDMENTS INCLUDE: AREA DESCRIPTIONS 
AND POLICIES CHAPTER (CP.030 - CP.105), DOWNTOWN AREA 
POLICIES (CP.055); AND ECONOMIC ELEMENT CHAPTER (CP.190 – 
210), ECONOMIC DEVELOPMENT GOAL 3 AND GOAL 3 POLICIES 
(CP.202); AND PARKS, RECREATION AND OPEN SPACE ELEMENT 
CHAPTER (CP.260 – 275), GOALS (CP.270).  

 
 
I. SUMMARY 
 

A. Applicant: City of Astoria 
Community Development Director 
1095 Duane St. 
Astoria, OR  97103 
 

B. Location:  Citywide 
 

 C. Zones: All 
 
 D.  Proposal: Amendment Request by Community Development Director, 

on behalf of Astoria City Council, to amend Astoria 
Comprehensive Plan sections to achieve a City Council goal 
of providing workforce housing.  

 CITY OF ASTORIA 
Founded 1811 ● Incorporated 1856 
 

COMMUNITY DEVELOPMENT  
1095 Duane Street  Astoria, OR 97103  Phone 503-338-5183  www.astoria.or.us  planning@astoria.or.us 

http://www.astoria.or.us/
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II.  BACKGROUND 
 

As a part of the Council goal setting session at the beginning of this year, the 
Council set a goal which stated: “Support efforts to increase the housing supply 
using the County Housing Study as a guide. The City will focus on workforce and 
affordable housing overall and will specifically pursue a public-private partnership 
for the redevelopment of Heritage Square to include workforce housing.” Over the 
past several months, the Astoria Development Commission engaged the services 
of John Southgate who has extensive professional experience in urban renewal, 
planning, redevelopment, and public private partnerships. Mr. Southgate 
conducted due diligence on the property and held stakeholder interviews 
throughout the community. A summary of this work is included with this packet. 
During the same time-period, staff compiled all of the events, studies and reports 
concerning this property. This report is included for your review. At the October 4, 
2021 Astoria Development Commission meeting, staff and consultant John 
Southgate discussed implementation of the City Council goal. The discussion was 
at an Astoria Development Commission meeting since the site is within the Astor-
East Urban Renewal District and there is the possibility of public participation from 
that entity. 
 
During the meeting Mr. Southgate outlined suggested amendments to the City's 
Comprehensive Plan to assist in making development of the site more viable. The 
Development Commission voted to move forward with the recommended 
amendments. Since the Development Commission does not have the legal ability 
to initiate code amendments, the City Council met on October 8th to support the 
Development Commission’s direction and officially directed staff and the Astoria 
Planning Commission to work on the needed amendments.  
 
The City Council direction related to the code amendments was two-fold. First to 
eliminate the policy language within the Comprehensive Plan for the site to be 
predominately re-developed with open space so that workforce housing can be 
accomplished. Secondly to address the language of the Development Code that 
requires all street facing ground floor space be commercial uses and modifying it 
to allow housing as an outright use rather than as a conditional use. This 
application (A21-03) addresses the needed Comprehensive Plan changes and 
another application that is running concurrently, A21-04 addresses the 
Development Code changes. 

 
The existing Development Code requires a conditional use for multi-family uses. 
The proposed language changes multi-family use to be permitted outright and 
stipulates that for properties along Marine Drive or Commercial Street, multi-family 
is only allowed above and/or behind another use. The existing code requires 
parking for a multi-family use except for properties zoned C-4 in the Downtown 
area.  
 
The Planning Commission held a work session on December 7, 2021 and 
identified the needed comprehensive plan changes.  
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III. PUBLIC REVIEW AND COMMENT 
 

The Notice was mailed and posted on the City of Astoria’s website on December 3, 
2021. A notice of public hearing was published in The Astorian on December 18, 
2021. The Department of Land Conservation and Development received the 
required 35-day notice on November 22, 2021. Any comments received will be 
made available at the Planning Commission meeting. 
 

IV.  FINDINGS OF FACT 
 

A. 10.020(A)  AUTHORIZATION TO INITIATE AMENDMENTS 
 

An amendment to  the  Deve lopmen t  Code o r  t he  
Comprehens ive  P lan  may only be initiated by the City Council, 
Planning Commission, the Community Development Director, a person 
owning property in the City, or a resident.  
 
Finding: The City f inds that the proposed Comprehensive Plan 
Amendment was init iated by the Community Development 
Director as directed by City Council .  

 
B. 10.040 INVESTIGATION AND REPORTS 

 
The Community Development Director shall make, or cause to be made, 
an investigation to provide necessary information on the consistency of the 
proposal with the Comprehensive Plan. The report shall provide a 
recommendation to the Planning commission on the proposed amendment.  

 
Finding: The City finds that this staff report and findings satisfy this 
identified report.   

 
C. 10.050(A) CLASSIFICATION OF AMENDMENT ACTIONS, 

LEGISTLATIVE AMENDMENTS 
 

The following amendment actions are considered legislative under this 
Code: 

 
1. An amendment to the text of the Development Code or 

Comprehensive Plan.  
 

Finding: The City finds that this text amendment is specific to the 
Comprehensive Plan and is therefore a Legislative Amendment.  
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D. 10.060  PROCEDURES 
 
Public notice and procedures of zoning amendments shall be in 
accordance with Article 9. 

 
Finding: The City finds that all procedures of Article 9 have been 
followed, as identified in Section II of this staff report. 

 
E. 10.070(A)  TEXT AMENDMENT CRITERIA 

 
Before an amendment to the text of the code is approved, 
findings will be made that the following criteria are met:  

 
1. The amendment is consistent with the Comprehensive Plan. 

 
Finding: The City finds that the amendment is consistent with the 
Comprehensive plan because the Comprehensive Plan allows for 
amendments to address changing community needs. The Policy reads 
“Shall be regularly reviewed, and, if necessary, revised to keep them 
consistent with the changing needs and desires of the public they are 
designed to serve.” (CP.005.5) Housing availability in the region has 
been identified, by multiple sources, as being a critical, region-wide 
issue. The COVID pandemic has exasperated the problem. As a part 
of the Council goal setting session at the beginning of the 2020 
calendar year, the Council recognized the housing crisis and set a goal 
to add workforce housing in Astoria on Heritage Square. The goal 
stated:  “Support efforts to increase the housing supply using the 
County Housing Study as a guide. The City will focus on workforce and 
affordable housing overall and will specifically pursue a public-private 
partnership for the redevelopment of Heritage Square to include 
workforce housing.” This amendment updates the comprehensive plan 
as one part of implementing this goal.  

 
2. The amendment will not affect the ability of the City to satisfy land 

and water use needs.  
 

Finding: The amendment will expand the City’s ability to satisfy land and 
water use because the amendment calls for the re-development of 
Heritage Square with workforce housing to improve the city’s ability to 
satisfy land use needs. Housing availability has been identified as 
insufficient in the community and the amendment is needed to allow a 
wider range of housing types in the urban core. The associated 
Development Code amendment that is being concurrently processed to 
implement the revised Comprehensive Plan, will allow Multi-family housing 
to be permitted outright in the C-4 Zone and the C-4 zone is the urban  
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center of Astoria. There are many known benefits to locating housing in 
urbanized areas. Primarily, it places residents closest to existing, essential 
services such as infrastructure, police, fire, medical care, etc. This ends  
up being a win-win for the community because less cost is needed to 
provide services to the new residents since service providers already have 
coverage in that area. It also locates new customers directly in the 
downtown area and has significantly less of an impact on the environment 
compared to brand new construction. 

 
V. CONCLUSION AND RECOMMENDATION 

 
The proposal meets the criteria for text amendments as cited above.  Staff 
recommends the Planning Commission recommend approval to the City Council. 
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Alex Murphy

From: DLCD Plan Amendments <plan.amendments@dlcd.oregon.gov>
Sent: Monday, November 22, 2021 4:04 PM
To: Alex Murphy
Subject: Confirmation of PAPA Online submittal to DLCD

*****EXTERNAL SENDER*****  
Astoria 
 
Your notice of a proposed change to a comprehensive plan or land use regulation has been received by the 
Oregon Department of Land Conservation and Development. 
Local File #: A21-03 
DLCD File #: 003-21 
Proposal Received: 11/22/2021 
First Evidentiary Hearing: 12/28/2021 
Final Hearing Date: 2/22/2022 
Submitted by: amurphy@astoria.or.us 
 
If you have any questions about this notice, please reply or send an email to 
plan.amendments@dlcd.oregon.gov. 
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AREA DESCRIPTIONS AND POLICIES 

 
 
CP.030. West End Area. 
 
The West End Area encompasses Astor Court and Uniontown. It is the primarily single-
family residential area that lies west of Second Street, exclusive of Vista park (general 
area of Waldorf Circle, Auburn Avenue, and West McClure Street area) and the 
property along West Marine Drive. The area is heavily developed on steeper slopes, 
with winding streets wrapping around the tip of the Astoria peninsula. Vacant lands here 
are mostly steep ravines or landslide areas in public ownership. The age of houses 
range from pre-1900s to new within a short distance. 
 
Zoning has historically been single-family on the hilltop with multi-family permitted on 
the lower areas around the hillside. A 32-unit senior citizens’ apartment complex was 
built at Second and Madison Streets. There is one small commercial use, a building that 
has most recently been used as a quilting store and grocery on Alameda. Public uses 
include the open space areas mentioned above, the Gray School, Tapiola Park and 
State Highway Division shops. 
 
Amenities of the area are the scenic views, the quiet residential character (largely 
attributable to an absence of through streets), the open space areas, and the closeness 
of a neighborhood school and Tapiola Park. Problems include the narrowness of some 
streets and the potential for landslides. 
 
[Section CP.030 amended by Ordinance 11-07, 7-5-11] 
 
CP.035. West End Area Policies. 
 
1. Refer to policies on geologic hazards, historic preservation, parks and recreation, 

and street improvements (transportation). 
 
2. The quiet residential character of the west end will be protected through the 

City's Development Code. 
 
3. Construction in areas of steep slopes and potential landslide hazard will be done 

after favorable geologic and engineering studies are submitted to the City 
building official. Proper consideration must be given to storm water drainage and 
the impacts on downslope property. 

 
4. The City and school district should cooperate in the improvement of the tennis 

courts and other recreation opportunities at Gray School (the area's only 
neighborhood recreation facility).  Consideration should be given to lighting the 
courts so long as it does not adversely affect adjacent homes.
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5. Widening projects on Glasgow and Oregon Streets must take into consideration 
the impacts on pedestrian traffic and parking. 

 
6. Zoning of the west end will generally remain stable, with the present division 

between R-1 and R-2, and a small area devoted to neighborhood commercial. 
 
CP.037.  Port Area.  
 
The Port Area is generally located along the west Astoria Waterfront. The District 
boundaries generally extend from Youngs Bay to Portway Street, and the properties 
fronting on the south side of Industry Street to the Columbia River pierhead line. The 
exact area is shown in Figure 1.2, and was originally created to coincide with the 
boundaries of the Astor-West Urban Renewal Area, created in late 2002.  The Port-
Uniontown Overlay Area was replaced with the Port Area when the Uniontown Overlay 
Area was created in 2019.  
 
The Port Area is defined by the Columbia River waterfront and Port of Astoria. Existing 
uses associated with the riverfront include Port of Astoria operations, three piers, and 
offices, other marine industrial sites, seafood processors, log export, and the River Trail 
shared-use path.  
 
Between the years of 2001 and 2006, areas of the Port-Uniontown Overlay Area (an 
area that included both the Port Area and the Uniontown Overlay Area) were the subject 
of a series of planning efforts by the Port of Astoria. These earlier plans divided the 
waterfront into two districts: the western industrial-oriented Marine Service Center 
District and the eastern visitor and recreation-oriented Marina District. They envisioned 
development of a conference center in conjunction with the existing motel site (400 
Industry), which, in part, spurred the formation of the Astor-West Urban Renewal Area. 
The Port/Uniontown Transportation Refinement Plan was adopted by Ordinance 07-01 
on February 20, 2007.  
 
The Astor-West Urban Renewal Plan, adopted in December 2002, was created to 
support redevelopment of former industrial sites within Uniontown, development of a 
conference center, and transportation and recreation improvements including extending 
the River Trail, reconstructing trolley tracks, building streets for more connectivity, and 
enhancing streetscapes with lighting, seating, and landscaping. The Port-Uniontown 
City of Astoria Comprehensive Plan CP.038 Area Descriptions, and Policies - 3 
Transportation Refinement Plan, adopted in February 2007, developed transportation, 
access, and circulation improvements for roads and paths in the Overlay Area, with 
particular focus on West Marine Drive. The land use vision that evolved from the 
Refinement Plan process was the basis for the Port-Uniontown Overlay Area.  One of 
the Port-Uniontown Overlay Area Policies was to “develop a set of design standards for 
the Port-Uniontown Overlay Area that address building massing and orientation, 
architecture, access and parking, streetscape, landscaping and other elements.”  In 
2018-2019, the City went through a new planning process to develop the Uniontown 
Reborn Master Plan which would address similar issues in a more confined area.  This 
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Plan included a portion of the area previously known as the Port-Uniontown Overlay 
Area.  With its adoption in 2019, the remaining portions of the Port area not included in 
this new Master Plan were redefined as the Port Area. 
 
(Section CP.037 added by Ordinance 14-02, 4-21-14; amended by Ordinance 19-12, 
10-7-2019) 
 
CP.038.  Port Area Policies. 
 
1. Refer to shorelands/estuary, housing, parks and recreation, geologic hazards, 

and transportation policies. 
 
2.  Support redevelopment of former industrial sites and vacant and underutilized 

lots. 
 
3.  Provide improved safety and direct access to the River Trail for new 

developments. 
 
4.  Establish visual and physical linkages within and around the Port Area, with 

emphasis on the Columbia River waterfront. 
 
5.   Enhance existing primary uses, such as Port of Astoria facilities, visitor services, 

open space, and trails. 
 
(Section CP.037 added by Ordinance 14-02, 4-21-14; amended by Ordinance 19-12, 
10-7-2019) 
 
CP.040. Central Residential Area. 
 
The Central Residential Area is the City’s oldest neighborhood, and extends generally 
from Second Street to 18th Street and from Bond Street to Niagara Street excluding the 
central business district. This area contains most of Astoria’s Victorian and other historic 
structures; the walking tour is primarily in this area.  The Shively-McClure National 
Register Historic District was designated in 2005 with 243 historic properties. The area 
is built on the north facing flank of the Astoria peninsula, and contains a variety of 
slopes, from gentle on top of the hill to very steep in the vicinity of 8th and Irving Streets. 
Vacant lands are generally landslide areas in public ownership or small neighborhood 
parks. 
 
The original zoning was divided between multi-family on the lower areas to single-family 
above Irving Street.  Single-family dwellings are the predominant land use throughout 
the area except for Bond Street. There is a small neighborhood commercial area on 8th 
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Street at the top of the hill.  Many of the older homes were converted to duplexes or 
apartments.  Public uses include several small playgrounds, Niagara Park, the 
community college, the old cemetery, and a large ravine in City ownership at Grand and 
4th Street.  The streets run in the grid pattern of the original subdivision, with blocks 200 
feet square and wide streets. 
 
Amenities of the area are the scenic views, the historic character of the neighborhoods 
with high concentrations of older structures, the proximity of the parks, playgrounds and 
community college, and the closeness to Downtown.  Problems include the housing 
condition of older apartments on Bond Street, the landslide potential in some areas, 
traffic congestion on 8th Street, and traffic congestion in the vicinity of the community 
college. 
 
[Section CP.040 amended by Ordinance 11-07, 7-5-11] 
 
CP.045. Central Residential Area Policies. 
 

3. Refer to policies on historic preservation, street improvements (transportation), 
geologic hazards, parks and recreation, and housing. 

 
[Section CP.045.1 amended by Ordinance 11-07, 7-5-11] 

 
2. Historic areas (neighborhoods with high concentrations of pre-1911 homes) will 

be protected through zoning regulations and the use of public lands for relocation 
of structures. 

 
3. The City supports the redevelopment of the former Central School property (900 

block Irving Avenue) as a residential in-fill development. 
 

[Section CP.045.3 amended by Ordinance 11-07, 7-5-11] 
 

4. The McClure playground (8th Street and Grand Avenue) should be maintained 
as a neighborhood park. 

 
[Section CP.045.4 amended by Ordinance 11-07, 7-5-11] 

 
5. Expansion of the commercial area into the residential zone must be justified on 

the basis of compatibility with historic areas, and lack of alternative space in the 
Downtown. 

 
6. Rezoning of areas from multi-family to single-family may be permitted where the 

land is steep, streets are not suitable for heavier traffic loads, and predominant 
land use is single-family.
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CP.047.  East Gateway Overlay Area. 
 
The East Gateway Overlay Area is located along US 30 / Lief Erikson Drive between 
33rd Street and Liberty Lane in eastern Astoria, as shown in Figure 1.3.  The East 
Gateway Transportation Plan was adopted by Ordinance 07-01 on February 20, 2007.  
The East Gateway Transportation Plan was developed in order to identify improvements 
that are intended to reduce congestion, enhance safety, and encourage development of 
industrial/commercial and residential sites in a manner that will benefit both vehicular 
and pedestrian/cyclist travel. The Plan established both transportation and land use 
policies. 
 
(Section CP.047 added by Ordinance 14-02, 4-21-14) 
 
CP.048.   East Gateway Overlay Area Policies. 
 
1.  Support the planned land use as defined in City planning documents for business 

parks, industrial sites, and residential sites. 
 
2.  Encourage development of commercial and industrial sites so as to provide more 

opportunity for employment within the City. 
 
3. Improve vehicular access from industrial/ commercial sites to US 30 / Lief 

Erikson Drive. 
 
4. Improve internal circulation and manage access for vehicular and non-motorized 

users in industrial / commercial sites and local street systems. 
 
5.  Improve pedestrian and bicyclist connectivity and safety across US 30 / Lief 

Erikson Drive. 
 
6.  Support the development of a local street network that will reduce reliance on US 

30 / Lief Erikson Drive. 
 
7.  Provide improved safety and direct access to the River Trail for new 

developments. 
 
8.  Support the extension of the River Trail through the east end of Astoria. 
 
9.  Provide all recommended improvements in an environmentally sound and cost 

effective manner. 
 
(Section CP.048 added by Ordinance 14-02, 4-21-14)
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CP.050. Downtown Area. 
 
The Downtown area is Astoria's central business district and the regional commercial 
and governmental center. It extends from 5th Street to 16th Street, and from the 
pierhead line in the Columbia River to Exchange Street. Originally built on pilings, the 
Downtown area was extensively filled after the 1922 fire. Virtually all the flat land in the 
Downtown (and Astoria as a whole) is on filled tidelands. This area is almost completely 
developed with buildings and parking areas. Some of the waterfront is presently 
unused, and there are several thousand square feet of vacant commercial space 
scattered around the area. However, extensive new construction and substantial 
remodeling has taken place recently, and there is pressure for expansion of the 
commercial uses into the surrounding residential area. 
 
The Downtown has historically been zoned Central Commercial (C-4), which does not 
require off-street parking. Various proposals have been put forth to solve the parking 
problem, including a system of public parking structures. The circulation system 
consists basically of a one-way couplet (Marine Drive and Commercial) which routes 
much of the US 30 traffic through the Downtown area. 
 
A system of small street-end parks with a trail linking them has been constructed for the 
waterfront area.  Marine industrial uses such as fish processing plants are located on 
the waterfront, although retail shops, restaurants and professional offices have begun to 
locate here.  Governmental or public uses bracket the Downtown with the County 
Courthouse and Post Office buildings on the west, and the Maritime Museum, Clatsop 
Care Center (646 16th), Owens Adair Apartments (1508 Exchange), and Gateway Area 
development on the east.  There is a considerable amount of housing on the second 
floors of commercial buildings and older hotels, much of which is occupied by elderly 
persons. 
 
Advantages include the Columbia River waterfront and views, the mixture and variety of 
architectural styles and uses, and the cultural aspects such as the museums, the 
performing arts center, and the library.  Problems include: the traffic congestion; lack of 
parking; the lack of backup land for waterfront industries; lack of flat, developable land 
south (uphill) of Exchange Street; and the relatively large amount of unused commercial 
space. 
 
[Section CP.050 amended by Ordinance 11-07, 7-5-11] 
 
CP.055. Downtown Area Policies. 
 
1. Refer to plan strategy, policies and recommendations on economics, 

transportation, parks and recreation, historic preservation, housing, and 
shorelands. 

 
[Section CP.055.1 amended by Ordinance 11-07, 7-5-11]
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2. The City supports efforts to improve the parking problem in the Downtown, and to 

provide landscaping and other improvements.  However, the C-4 zone will 
continue to not require off-street parking. 

 
3. Zoning actions must not detract from the vitality of the Downtown as the 

commercial center of the region. Strip commercial development is to be generally 
discouraged. 

 
4. The City encourages the reuse of existing buildings prior to the expansion of 

commercial zones. 
 
5. Shoreland zone policies and standards will be designed to encourage public 

access along the Downtown waterfront. 
 
6. The Central Commercial Zone (C-4) will continue to be the designation for 

Downtown central business district. Uses in this zone will be primarily retail, 
offices, and general services with some residential use.  Uses which have a large 
land area/low assessed value ratio will be permitted in other commercial areas 
rather than the Downtown. 

 
[Section CP.045.6 amended by Ordinance 11-07, 7-5-11] 

 
7. The City will redevelop Heritage Squarethe block bounded by 11th, 12th, Duane, 

and Exchange Streets (formerly the site of the Safeway store) as with a public 
space mixture of uses including but not limited to workforce housing and open 
space where functions are physically and functionally integrated with  or park that 
provides a wide variety of recreational opportunities, including uses such as the 
Astoria Sunday Market, an amphitheater/plaza, and The the Garden of Surging 
Waves and will contribute to the revitalization of downtown.  The park 
redevelopment is intended to provide a much needed workforce housing.and 
active open space area that will contribute to the revitalization of the downtown. 

 
[Section CP.045.7 added by Ordinance 12-04, 2-6-12] 

 
CP.057. Gateway Overlay Area. 
 
The Gateway Overlay Area extends generally from 16th Street to 41st Street, from the 
pierhead line of the Columbia River on the north to Exchange and Franklin Streets on 
the south between 16th and 29th Streets, and Marine / Lief Erikson Drive on the south 
between 29th and 41st Streets (see map Figure 1.1).   As such, it overlays portions of 
the Downtown and the Uppertown Areas, which are discussed elsewhere in the 
Comprehensive Plan.  The area is dominated by major institutional uses, including the 
Columbia River Maritime Museum, the City of Astoria Aquatics Center, Columbia 
Memorial Hospital, the Oregon State University Seafood Lab, Duncan Law Seafood 
Consumer Education Center, East End Mooring Basin, and associated Port property.  

Formatted: Not Highlight



City of Astoria 
Comprehensive Plan 

CP.057 

Area Descriptions and Policies - 8 

There are several significant vacant land and water areas suitable for redevelopment, 
notably the riverfront area east of 20th Street.  The former Astoria Plywood Corporation  

 
Mill Site was acquired by the City of Astoria in early 1998 and redeveloped as a mixed 
use residential / commercial area.    
 
In 1996, the City embarked on a master planning program for the Gateway Overlay 
Area to provide a vision for future development.  The master planning process, which 
extended over the course of twelve months, entailed extensive public involvement and 
received considerable public support.  In April 1997, the Astoria Gateway Master Plan 
was accepted by the City Council.  The Gateway Master Plan provides a conceptual 
basis for future development.  Its vision is implemented through the City’s 
Comprehensive Plan and Development Code.  The City intends to stimulate a 
pedestrian oriented, diverse area that actively promotes new complementary uses while 
maintaining and supporting primary existing uses, takes advantage of the proximity of 
the Columbia River waterfront, and complements the City's Downtown core.  The 
Gateway Area is organized as a collection of eight discrete, interrelated sub-areas 
comprised of similar and compatible land uses.  The sub-areas are linked by a 
circulation framework that includes a series of public open space amenities, trails, and a 
network of neighborhood streets.   
 
In 2008-2009, the City of Astoria developed the Riverfront Vision Plan (RVP) to address 
issues dealing with open space, land use, and transportation issues along the Columbia 
River.  Significant public involvement opportunities were designed to gain public input.  
This process was initiated to plan for these issues in a comprehensive manner and to 
set a framework for the future of the study area.  The City’s north Riverfront (Columbia 
River pierhead line to West Marine / Marine Drive / Lief Erikson Drive) was divided into 
four Plan areas of development: Bridge Vista (Portway to 2nd Street), Urban Core (2nd 
to 16th Street), Civic Greenway (16th to 41st Street), and Neighborhood Greenway 
(41st Street to east end of Alderbrook Lagoon).   

 
During the Plan development, extensive community involvement included community-
wide forums, open houses, numerous community meetings, stakeholder interviews, 
surveys, and public hearings were conducted.  Development of the Vision Plan was 
structured to gain as much public input as possible.  On December 7, 2009, after 
holding a final public hearing, the City Council accepted the Riverfront Vision Plan.  For 
Fiscal Years 2011-2012, 2012-2013, 2013-2014, 2014-2015, the City Council set goals 
to “Implement Riverfront Vision Plan on a Zone by Zone Basis.”  Phase 1 of the 
implementation project developed land use codes and new zones for the Civic 
Greenway Plan Area.  The Civic Greenway Plan Area is generally located from 
Columbia River Maritime Museum to 41st Street at Abbey Lane and the River to Marine 
/ Lief Erikson Drive.  Phase 1 for the Civic Greenway Area implementation was 
completed with adoption of Ordinance 14-09 by the City Council on October 6, 2014.  
The Ordinance extended the Gateway Overlay Area to include the entire Civic 
Greenway Area.
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To promote quality development which respects Astoria’s character and heritage, the 
Development Code should include design review guidelines to be applied to new 
construction and major renovation projects. 
 
[Section CP.057 added by Ordinance 98-04, 5-4-98; amended by Ordinance 11-07, 
7-5-11; amended by Ordinance 15-05, 6-15-15] 
 
CP.058. Gateway Overlay Area Policies. 
 
1. The City will utilize the general vision of the Gateway Master Plan to direct future 

development in the Gateway Overlay Area.  The overall Comprehensive Plan 
objectives are to: 

 
  a. promote development that complements the Downtown Area; 
 
  b. enhance the primary uses, such as the Columbia River Maritime Museum 

and Columbia Memorial Hospital, and work to redevelop areas such as 
the former John Warren Field site, which has significant development 
potential; 
 
(Section CP.058.1.b. amended by Ordinance 15-05, 6-15-15) 

 
  c. promote new land uses complementary to the riverfront and existing 

development, particularly visitor oriented uses and high density housing;  
 
  d. establish visual and physical linkages within and around the Gateway 

Overlay Area, with special emphasis on the Columbia River riverfront;  
 
  e. create a pedestrian-friendly environment throughout the Gateway Overlay 

Area through the careful siting of buildings and parking lots, careful 
consideration of street frontage design, and extension of the Astoria River 
Trail; and 

 
  f. create investor interest by promoting complementary land uses and quality 

development in the surrounding area. 
 
 2. The City will maintain the Gateway Overlay Area plan element of the 

Comprehensive Plan through its Development Code, including new planning 
zones and development standards, and through a design review process.  

 
[Section CP.058.2 amended by Ordinance 11-07, 7-5-11] 

 
3. The City, through its Development Code, will maintain a set of Design Review 

Guidelines for the Gateway Overlay Area which address the architecture, 
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landscaping, public and private circulation, signs, lighting, and other aspects of 
the built environment. The guidelines are fundamental principles which are 
applied to specific projects. 

 
[Section CP.058.3 amended by Ordinance 11-07, 7-5-11] 

 
4. The former Astoria Plywood Mill Site will be developed as a mixed-use 

development which will complement the Gateway Overlay Area and the 
Downtown Area, and provide new housing opportunities.  The Gateway Master 
Plan will serve as a guideline for the development of the Mill Site.  Variations 
from the Gateway Master Plan may be appropriate provided the overall 
development proposal substantially carries out the Gateway Master Plan 
objectives.  

 
[Section CP.058.4 amended by Ordinance 11-07, 7-5-11] 

 
 5. The City strongly encourages large public and private landowners, including the 

Columbia River Maritime Museum, Astoria School District, and Columbia 
Memorial Hospital, to continue to plan in accord with the Gateway Master Plan, 
and to work with the City in implementing the Gateway Master Plan as 
redevelopment opportunities arise. 

 
6. Refer to housing, geologic hazards, and public facilities policies. 
 

[Section CP.058.6 added by Ordinance 11-07, 7-5-11] 
 
(Section CP.058 added by Ordinance 98-04, 5-4-98) 

 
CP.060. South Slope Area. 
 
The South Slope Area consists of the area from the high school and Vista Park 
subdivision to Williamsport, and from the crest of the ridge (Niagara Street) to West 
Marine Drive.  This area is generally considered Astoria's future residential growth area. 
While considerable development exists west of 7th Street, some of the City's future 
buildable lands are in Vista Park, Sonora Park, the areas along Williamsport Road and 
Williamsport itself.  Although much of this land is steep and landslide prone, some areas 
have development potential. Careful geologic studies and engineering is necessary for 
construction to take place.  Open space, in addition to the vacant areas, includes 
Tapiola Park, the high school grounds, the middle school grounds, Shively Park and 
several ravines.  The area has outstanding views of Youngs Bay and Saddle Mountain, 
as well as good solar exposure. 
 
The predominant land use is single-family residential, although the zoning has 
historically been R-2.  Duplexes and apartments occupy a small portion of the total land 
area.  Commercial uses are clustered in the vicinity of West Marine Drive and the Old 
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Highway 101 bridge entrance.  Most of the vacant lands east of 7th Street are in public 
ownership. 
 
Amenities in the area include outstanding views and solar exposure, the proximity of 
schools and parks, the existing tree cover (a feature not existing on the north side), and 
the large amounts of open space.  Problems include the landslide potential, the difficulty 
and added costs of developing slopes, and the proximity to the former City landfill 
(Williamsport Road). 
 
[Section CP.060 amended by Ordinance 11-07, 7-5-11] 
 
CP.065. South Slope Area Policies. 
 
1. Refer to housing, geologic hazards, parks and recreation, and public facilities 

policies. 
 
2. Because of the large amounts of vacant, buildable, publicly owned land on the 

south slope, there is a unique opportunity for well-planned housing development.  
Such development must take place on a large enough scale that complete 
geologic studies can be undertaken, and that adequate storm drainage and other 
public facilities can be provided.  New housing developments should be at least 
three acres in size, and should include a mixture of housing costs and types.  
The planning commission should review all such developments under the 
planned development provision of the Development Code. 

 
3. Rezoning on the south slope must provide for increased amounts of land zoned 

for multi-family housing.  The area east of 7th Street, including Williamsport, is an 
appropriate area because of the potential described in Section CP.065.2 above.   

 
Densities must, however, be dependent on the capability of the land in terms of 
landslide potential, slope and other factors. 

 
4. Zoning along Olney Road (State 202) will remain residential in order to 

discourage strip commercial development and to protect the residential character 
of adjacent areas.  However, a small neighborhood commercial zone may be 
appropriate at the intersection of Williamsport and Olney Roads after the sewer is 
installed and development increases. 

 
5. Consideration should be given to the improvement of the water main to 

Williamsport concurrently with the installation of the sewer interceptor. 
 
6. The City should begin discussion with the State Forestry Department on the 

trade of buildable State lands in the Williamsport area for unbuildable City 
property in the land reserve area.  Such land should then be made available for 
housing development by public or private developers.
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7. Although much of the public land in Williamsport is currently platted, these plats 
should be vacated and the land replatted in a manner more appropriate to the 
land, based on specific development proposals. 

 
CP.067. Astoria Riverfront Vision Overlay Area. 
 
The Astoria Riverfront Vision Plan was accepted by the City Council on December 7, 
2009. The Astoria Riverfront Vision Plan was developed to address a series of land use, 
transportation, and scenic, natural, and historic resource issues along the Columbia 
riverfront in the City. The area spans from Pier 3 in the west to Tongue Point in the east 
along the Columbia River, and is divided into four sub-areas:  Bridge Vista Area, Urban 
Core Area, Civic Greenway Area, and Neighborhood Greenway Area.  The Astoria 
Riverfront Vision Overlay Area is shown in Figure 1.4.  The following sets of policies are 
included in the Riverfront Vision Plan. 
 
(Section CP.067 added by Ordinance 14-02, 4-21-14) 
 
CP.068.    Astoria Riverfront Vision Overlay Area Policies. 
 
1. Promote physical and visual access to the river.  The overall Comprehensive 

Plan objectives are to: 
 
 a. Maintain current areas of open space and create new open space areas. 
 
 b. Provide for public access to the river within private developments. 
 
 c. Retain public ownership of key sites along the riverfront. 
 
 d. Protect view sheds along the river, including corridors and panoramas 

from key viewpoints. 
 
 e. Use alternative development forms (e.g., clustered development, 

narrower, taller profiles, setbacks, stepbacks, and gaps in building 
frontages) to preserve views. 

 
2. Encourage a mix of uses that supports Astoria's "'working waterfront" and the 

City's economy.  The overall Comprehensive Plan objectives are to: 
 
 a. Maintain the authentic feel of the riverfront. 
 
 b. Prioritize siting of water-related businesses along the river. 
 
 c. Allow for some residential development along the riverfront. emphasizing 

smaller-scale work force (moderate income) housing. 
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 d. Allow for development that supports downtown and other commercial 
areas. 

 
 e. Limit development in areas with most significant impacts on open space, 

view or other resources. 
 
 f. Promote uses that provide jobs and support the local economy. 
 
3. Support new development that respects Astoria's historic character.  The overall 

Comprehensive Plan objectives are to: 
 
 a. Enhance or refine Development Code to achieve vision principles. 
 
 b. Implement design review, design standards, or other tools to guide the 

appearance of new development. 
 
 c. Devote resources to rehabilitating old structures. 
 
4. Protect the health of the river and adjacent natural areas.  The overall 

Comprehensive Plan objectives are to: 
 
 a. Protect natural areas for wildlife viewing. 
 
 b. Replace invasive plants with native species. 
 
 c. Incorporate natural elements in the design of future public and private 

improvements. 
 
5. Enhance the River Trail.  The overall Comprehensive Plan objectives are to: 
 
 a. Maintain, repair, extend, and enhance the River Trail. 
  
 b. Provide better pedestrian connections between the downtown and the 

riverfront. 
 
 c. Create amenities such as shelters, lighting, and public restrooms in 

targeted locations. 
 
 d. Ensure adequate parking opportunities along, adjacent to, and near the 

riverfront. 
 
 e. Address safety issues associated with mix of autos, pedestrians, trolley, 

and other activities. 
 
 f. Ensure long-term maintenance of public improvements. 
 (Section CP.068 added by Ordinance 14-02, 4-21-14) 
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CP.070. Uppertown Area. 
 
The Uppertown Area, traditionally the Norwegian, Swedish, and Danish section of the 
City, extends from 23rd Street to 40th Street, and from Irving Street to the pierhead line. 
A large publicly owned area lies between 18th and 23rd Streets, generally north of 
Jerome.  Although a few scattered residences still exist here, this is the site of the 
massive 1954 landslide. Single-family residences predominate east of 23rd.  South of 
Irving is the large land reserve owned variously by the City, County, and State.  A 
mixture of industrial, commercial, and public uses lie between Marine Drive and the 
waterfront.  New residential and commercial development has occurred north of Lief 
Erikson Drive since 2005.  Public uses in the area consist of the hospital, the fire and 
police station, the City shops, Astor School, and the East End Mooring Basin. Open 
space includes the land reserve, the old landslide area, and Columbia Field. 
 
Zoning in the residential areas is Medium Density Residential (R-2).  Marine Drive, 
which is the commercial center of the area, is mostly zoned General Commercial (C-3), 
and the area east of 35th Street between the waterfront and Marine Drive is industrial 
either Marine Industrial Shoreland (S-1), or General Industrial (GI), except for the area 
between 38th and 39th Street which is zoned Tourist-Oriented Shoreland (S-2A). 
 
Amenities include a stable neighborhood character, a neighborhood grade school, 
views of the River, good police and fire protection, and extensive commercial services. 
Problems include landslide hazards and increased traffic through the residential 
neighborhood due to the single main transportation route along Marine Drive through 
town. 
[Section CP.070 amended by Ordinance 11-07, 7-5-11] 
 
CP.075. Uppertown Area Policies. 
 
1. Refer to policies regarding housing, historic preservation, parks and recreation, 

transportation, shorelands and estuary, and geologic hazards. 
 

[Section CP.070.1 amended by Ordinance 11-07, 7-5-11] 
 
2. The predominantly residential character of the area upland of Marine Drive/Lief 

Erikson Drive will be preserved. 
 
3. New or expanded commercial or industrial uses along Marine Drive between 

23rd and 33rd Street will, whenever feasible, limit their traffic access points to 
side streets or common driveways. 

 
4. The City should cooperate with the school district to improve the recreational 

opportunities at Columbia Field near Astor School, possibly in conjunction with 
the improvements at Gray School.
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5. The Land Reserve area south of Irving Street should be considered for future 

housing development because of its view potential, and proximity to public 
facilities. This area may also be considered for public uses, hospital, and/or other 
health care facilities if a detailed analysis indicates that insufficient land is 
available to accommodate needed facilities within the Urban Growth Boundary 
for the 20 year planning period.  The feasibility study for this area must include 
in-depth geologic investigations and storm sewer design. 

 
[Section CP.075.5 amended by Ordinance 11-07, 7-5-11] 

 
6. The City should consider providing an alternate east-west route to Lief Erikson in 

the Uppertown area, particularly for emergency vehicles. 
 
CP.077.  Uniontown Overlay Area. 
 
The Uniontown Overlay Area extends from Smith Point to Columbia Avenue for the 
properties fronting the south side of West Marine Drive, and from Smith Point to 
Portway Street for the properties fronting the north side of West Marine Drive (Figure 
1.5).  Located along the Columbia River, in the northwest corner of the City of Astoria, 
the Uniontown Neighborhood is both a gateway into the City and an important industrial 
and commercial activity center. The City’s iconic 4.1-mile-long Astoria-Megler Bridge is 
located in Uniontown, which brings people across the Columbia River from Washington. 
People from the Oregon coast access Uniontown by crossing the New Young’s Bay 
Bridge from the west. The historic past of a thriving cannery and seafood port is still 
apparent today in Uniontown with the location of the Port of Astoria along the 
waterfront.  
 
The Uniontown Area slightly overlaps with the West End General Land Use Area, an 
established residential neighborhood addressed in Sections CP.030 through CP.035. 
There is also overlap with the Uniontown-Alameda Historic District, placed on the 
National Register of Historic Places in 1988, which extends roughly from West Marine 
Drive south to West Exchange Street and between Hull Avenue on the west and Hume 
Avenue on the east. The Area is adjacent to the Astoria Riverfront Vision Plan “Bridge 
Vista” area which extends along the Riverfront from Pier 1 to approximately 2nd Street. 
However, the Uniontown Overlay zone does not overlap with the Bridge Vista Overlay 
zone. 
 
In 2018-2019, the City went through a planning process to develop the Uniontown 
Reborn Master Plan which was adopted by the City Council on October 7, 2019.   This 
Plan included a portion of the area previously known as the Port-Uniontown Overlay 
Area.  With its adoption in 2019, the portions of the Port area not included in this new 
Master Plan were redefined as the Port Area.  The Uniontown Reborn Master 
Plan focuses on the portion of West Marine Dr. from Smith Point to Bond St. in the City 
of Astoria. The area includes land adjacent to West Marine Dr. as well as land to the 
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north and in the Port of Astoria that is designated for commercial, industrial, and mixed-
use development.  
 
A. The existing conditions in the area are summarized below:   
 

1.  Land Use Conditions:  
 

The Uniontown area includes a diverse range of land uses. The 
existing land uses can be broadly categorized as industrial, commercial, 
and residential. The area includes a range of types of uses within these 
three categories, particularly commercial and industrial uses.  

 
2. Economic Conditions:  

 
Uniontown’s economic conditions are based on both industrial 
employment and tourism-related and retail businesses. Housing 
affordability is a challenge for Uniontown and preserving the historic 
character of the neighborhood is a top priority among the community.  

 
3. Transportation Conditions:  

 
West Marine Drive is a major, auto-oriented commercial corridor in 
Astoria, that runs right through Uniontown. High traffic volumes provide 
Uniontown with lots of visitors and people passing through daily, however. 
Sidewalks and bicycle facilities exist, but in spots they are narrow or 
uncomfortable to use. Transit service also exists along this corridor. As 
West Marine Drive moves east, closer to downtown Astoria, the 
transportation environment transforms into a more pedestrian friendly 
street.  

 
Uniontown’s historic character and central location are key attributes of the 
neighborhood, but due in part to a lack of a unifying vision and a coherent set of plans 
to guide public investments and support redevelopment activity, investment has not 
made its way into Uniontown like it has for other historic areas of Astoria.  
 
The purpose of the Uniontown Reborn Master Plan is to better integrate transportation 
and land use planning and develop new ways to support economic development along 
with safety and access enhancements to improve conditions for pedestrians, bicyclists, 
transit users, and motorists. The project will lay the groundwork for design and 
construction of streetscape and lane reconfigurations improvements on West Marine 
Drive/U.S. 101, along with potential land use and development code refinements to 
foster community-supported future development.  
 
The Uniontown Reborn Master Plan was developed through a process of identifying and 
considering multiple alternatives for land uses, transportation, and public improvements. 
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The community and a Stakeholder and Technical Advisory Committee (STAC) provided 
input and weighed the alternatives against a set of evaluation criteria. The preferred 
alternative for the plan is summarized below. 
 
B. The preferred alternatives for the Plan are summarized below. 
 

1. Land Use Preferred Alternative.  
 

The preferred alternative for land uses in the area focuses change along 
the West Marine Drive corridor. The alternatives vary across two 
subareas. The West Gateway Subarea extends from Smith Point to 
Portway Street on both sides of West Marine Drive. The plan envisions 
that this subarea will incrementally transition from an auto-oriented 
environment into a more pedestrian-oriented and walkable form. The 
Core Subarea extends from Portway Street to Columbia Avenue, on the 
south side of West Marine Drive. The plan envisions that the traditional 
urban pattern of this area will be preserved and strengthened as 
properties are improved and new buildings are added in the area. The 
land use alternative is implemented through the Uniontown Overlay zone, 
which modifies development code provisions related to use regulations, 
setbacks, landscaping, building height and massing, and design 
standards and guidelines. 

 
2. Transportation Preferred Alternative.  

 
The preferred alternative for transportation envisions that West Marine 
Drive would be reconfigured to create an environment that is more 
pedestrian- and bicycle friendly and a safer street with fewer motor vehicle 
accidents, while continuing to meet ODOT mobility targets. The alternative 
includes improvements to pedestrian and bicycle facilities, such as 
widening sidewalks and adding or upgrading bike lanes. The preferred 
transportation alternative does not designate specific transit 
enhancements but includes recommendations for providing safe and 
comfortable access to and from current and future transit stations. 
 

3. Public Improvements Preferred Alternative. 
 

Seven public improvements have been identified by the public to help 
achieve the vision for Uniontown. These additional improvements support 
the land use and transportation alternatives of the Plan and are important 
to creating a safer and more inviting neighborhood for both residents and 
businesses. The improvements include enhanced pedestrian crossings, 
lighting improvements, pedestrian and bicycle connections, wayfinding, 
transit stop improvements, potential off-street parking locations, and 
gateway opportunities. 
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(Section CP.077 added by Ordinance 19-12, 10-7-2019) 
 
CP.078. UNIONTOWN OVERLAY AREA POLICIES. 

 
1. The City will implement the land use vision and goals of the Uniontown Reborn 

Master Plan by directing future development to: 
 

a. Create an attractive western gateway into the City through high-quality site 
and building design. 

 
b. Develop a pedestrian-friendly commercial district by orienting buildings to 

the street and creating interesting and comfortable street frontages. 
 
c. Expand the tree canopy and provide attractive and environmentally 

friendly site landscaping. 
 
d. Design new or rehabilitated buildings to respect the historic patterns and 

character of the City and the Uniontown-Alameda National Register 
Historic District. 

 
e. Provide a mix of land uses that support a vibrant commercial corridor, new 

investment, and a range of employment opportunities. 
 
2. The City will implement the transportation vision and goals of the Uniontown 

Reborn Master Plan to: 
 

a. Reconfigure the cross-section of West Marine Drive to create a more 
pedestrian and bicycle-friendly street while maintaining mobility and 
reliability for drivers. 

 
b. Upgrade pedestrian and bicycle facilities throughout the plan area to 

provide a more comfortable and safer environment for all users. 
 
c. Support improvements that provide safer and more comfortable access to 

and from current transit stops in the area. 
 

3. The City will implement public improvements in the Uniontown area to: 
 

a. Enhance the safety of pedestrian crossings and the connectivity of 
pedestrian and bicycle routes throughout the plan area. 

 
b. Improve street lighting to increase visibility while preserving the historic 

patterns and character of the area. 
c. Create a more inviting commercial district and neighborhood by installing 

a wayfinding system that guide people to points of interest and important 
destinations. 
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d. Actively seek out opportunities to develop public, off-street parking 

facilities in the district in order to reduce reliance on private off-street 
parking lots and on-street parking. 

 
e. Design and install gateway elements to welcome visitors to the City of 

Astoria and contribute to Uniontown’s “working waterfront” history and 
identity. 

 
4. Refer to shorelands/estuary, housing, parks and recreation, geologic hazards, 

and transportation policies. 
 
(Section CP.078 added by Ordinance 19-12, 10-7-2019) 

 
CP.080. Alderbrook Area. 
 
The Alderbrook Area generally lies between Lief Erikson Drive and the pier head line, 
and from 41st to 54th Streets.  It is an area of primarily older, single-family homes, with a 
few scattered duplexes. The area is topographically low, and some of it is in the 100-
year floodplain. There are four small parks – Alderbrook Hall and Park at 4509 Lief 
Erikson Drive; LaPlante Park in the 4500 Block Cedar Street; Birch Street Ball Field at 
49th and Birch Street; and Alderbrook Lagoon Beach at the foot of 53rd Street.  The only 
commercial uses are a small business on Lief Erikson Drive, a motel at 54th and Lief 
Erikson Drive, and a construction business at 49th and Ash Streets.  A commercial 
fishing facility was located on the waterfront between 49th and 50th Streets; however, 
this facility is currently being converted into an art studio/retreat.  The Area also 
overlaps with the Astoria Riverfront Vision Plan “Neighborhood Greenway” area which 
extends along the Riverfront from 41st Street to the east side of the Alderbrook 
neighborhood at approximately 54th Street and between Lief Erikson Drive and the pier 
head line of the Columbia River as depicted on the City’s Zoning Map.     
 
Alderbrook Area is the only older neighborhood directly on the waterfront, and this is 
discussed in the shorelands / estuary section. The area has historically been zoned 
Medium Density Residential (R-2). The adjacent Blue Ridge and Emerald Heights areas 
are zoned High Density Residential (R-3), and are primarily multi-family housing areas. 
The majority of structures in the Blue Ridge area were demolished prior to 2007 and the 
land is mostly vacant pending redevelopment.  The adjacent motel is zoned General 
Commercial (C-3). The City limits line stops east of Blue Ridge and includes North 
Tongue Point industrial area and South Tongue Point, but excludes North Tongue Point 
Job Corps Center and the US Coast Guard station, although this area is in the City’s 
Urban Growth Boundary. 
 
Advantages of the Alderbrook Area are the proximity to the waterfront, the lack of 
through traffic (away from Lief Erikson Drive), the neighborhood hall and neighborhood 
character, and the availability of lower cost housing. However, the limited access into 
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the Alderbrook Area from Lief Erikson Drive creates concerns with increased traffic to 
the area with no secondary vehicular outlets. Disadvantages include the flooding 
potential, the traffic along Lief Erikson Drive (a problem when crossing to the 
playground), and the distance to school. 
 
[Section CP.080 amended by Ordinance 11-07, 7-5-11; amended by Ord 15-08, 12-7-
2015] 
 
CP.085. Alderbrook Area Policies. 
 
1. Refer to shorelands / estuary, housing, parks and recreation, geologic hazards, and 

transportation policies. 
 

[Section CP.085.1 amended by Ordinance 11-07, 7-5-11] 
 

2. The residential character of Alderbrook will be protected through the designation 
of the aquatic area from 41st Street to Tongue Point as natural, and by the 
present zoning pattern.  Development in the 100-year flood area shall be subject 
to the requirements of the City’s Flood Hazard Overlay Zone. 

 
 [Section CP.085.2, amended by Ordinance No. 87-21, 12-21-1987; amended by 

Ord 15-08, 12-7-2015] 
 
3. Light water-dependent / water-related development consistent with the natural 

estuary designation (such as commercial fishing operation) may be allowed so 
long as it does not conflict with the residential area and is consistent with the 
City’s Riverfront Vision Plan. 

 
[Section CP.085.3 amended by Ordinance 11-07, 7-5-11; amended by Ord 15-
08, 12-7-2015] 

 
4. The Blue Ridge area should be zoned multi-family residential. Additional 

apartment development is encouraged in this area. 
 

[Section CP.085.4 amended by Ordinance 11-07, 7-5-11] 
 
5. Except for small neighborhood commercial and tourist commercial zones, the 

area along Lief Erikson Drive will remain residential. 
 
6. The property west of the sewer lagoons is designated as a park site and is the 

current (2015) east terminus of the River Trail; it is zoned Institutional (IN). 
However, the site's use as a regional park raises problems of traffic generation 
on residential streets. The local community must be involved in any future 
decision regarding this area.
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[Section CP.085.6 amended by Ordinance 11-07, 7-5-11; amended by Ord 15-
08, 12-7-2015] 

 
7. The Blue Ridge area and portions of the North Tongue Point area are currently 

accessed from Old Highway 30 which is owned by the Federal government 
through the Department of Labor.  The City should work with the Department of 
Labor to obtain the former roadway as a City right-of-way to assure adequate 
access to these areas prior to development.   

 
[Section CP.085.7 added by Ordinance 11-07, 7-5-11] 
 

8.  Extension of the trolley service to the Alderbrook neighborhood should be 
investigated and considered. 

 
{Section CP.085.8 added by Ord 15-08, 12-7-2015} 

 
 
CP.087. Emerald Heights Area. 
 
Emerald Heights Area generally lies between Lief Erikson Drive and the forested Land 
Reserve area to the south and from approximately 35th Street to the east boundary of 
the City limits near Highway 30.  It was formerly the US Navy housing facility used 
during World War II.  The property was sold to the Clatsop County Housing Authority 
and eventually to a private individual with requirements for provision of low to moderate 
income housing.  Much of the land is forested and managed for timber harvesting.  
Much of the area is topographically steep with some areas of buildable land.  The site is 
developed with four-plex residential structures and no single-family or two-family 
dwellings as of 2008.  There are small parks and playground areas within the 
development, a community building, and management office.  Emerald Heights is zoned 
High Density Residential (R-3). 
 
Advantages of the Emerald Heights Area are the built infrastructure that may be 
adequate for future in-fill development of the area, the lack of through traffic (away from 
Lief Erikson), the neighborhood hall, and the availability of lower cost housing.  
Disadvantages include the single road access to the site, the age of the buildings and 
infrastructure, the steep topography on either side of the ridge, and the distance to 
schools. 
 
[Section CP.087 added by Ordinance 11-07, 7-5-11]
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CP.088. Emerald Heights Area Policies. 
 
1. Refer to housing, public facilities, geologic hazards, forest resources, and 

transportation policies. 
 
2. The multi-family residential character of Emerald Heights Area will be protected 

through the present zoning pattern.  Additional residential development is 
encouraged in this area. 

 
[Section CP.088 added by Ordinance 11-07, 7-5-11] 

 
CP.090. Tongue Point Area. 
 
The Tongue Point Area extends from its tip in the Columbia River to the old US 
Department of Transportation Maritime Administration (MARAD) Basin area in the 
south, including the area northwest of Mill Creek. The Astoria Coast Guard Base, the 
Tongue Point Job Corps Center, several large hangars, eight finger piers and paved 
back-up land, Clatsop Community College Marine Environmental Research Training 
Station (MERTS), and the Army Corps of Engineers facility constitute the developed 
portions of Tongue Point. A prominent scenic wooded area, the water areas around the 
point, the marsh at the mouth of Mill Creek, and the old MARAD Basin are the major 
natural features. 
 
The Oregon Division of State Lands obtained title to the southern five finger piers and 
45 acres of uplands area at northern Tongue Point.  This area was sold to a private 
development group and eventually to the Port of Astoria, and has been used for fish 
processing, storage, and Hollywood movie sound stage.  The Federal government is 
also in the process of declaring the southern portion of tongue Point (land adjacent to 
the MARAD Basin) as surplus property.  The Oregon Division of State Lands has also 
expressed an interest in obtaining title to this area.  Tongue Point has been the subject 
of intensive discussions between the Port and State and Federal resource management 
agencies over the amount of development that should be permitted in the area.  On 
June 30, 1981, a mediated agreement was reached by local government and State and 
Federal resource management agencies, covering the amount of estuarine alteration 
that may be undertaken in the Oregon portion of the CREST region. The agreement 
sets out the plan designations for Tongue Point and supporting policy language. 
 
[Section CP.090 amended by Ordinance 81-16, 11-16-81; amended by Ordinance 11-
07, 7-5-11] 
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CP.095 Tongue Point Area Policies. 
 
1. The area of Tongue Point from the residences northeast to the tip will be 

designated natural, with a hiking trail around the periphery of the point.  The 
Natural designation is intended to protect the tip of Tongue Point for its natural 
values, which include wildlife habitat, old growth timber, passive recreation 
opportunities, and the historic and scenic importance the point has for Astoria. 

 
2. An area designated “Conservation” will be provided between the Natural area 

and the Development areas as a step-down zone. 
    
3. The US Coast Guard station and a small area around it will be designated 

Development. 
   
4. Development at Tongue Point will be in accordance with the Tongue Point 

Subarea Plan, Section CP.180. 
   

 [Section CP.095.4 amended by Ordinance 91-22, 9-3-91] 
 
5. The City has annexed all portions of Tongue Point Area except the Federally 

owned North Tongue Point area utilized by the US Coast Guard and Job Corps 
training facility.  Annexation of this portion of Tongue Point should consider the 
need to provide sewer and other services to the area.  As other Federal lands in 
the vicinity are transferred to local agencies, annexation should be considered for 
those areas as well. 

 
[Section CP.095.5 amended by Ordinance 11-07, 7-5-11] 

 
[Section CP.095 amended by Ordinance 81-16, 11-16-81] 

 
CP.100. Land Reserve Area. 
 
The Land Reserve Area generally lies between Irving Avenue and the southern City 
limits line near Pipeline Road, and from 16th Street to the east City limits line near 
Emerald Heights area.  The large undeveloped area in the south and eastern portions of 
the City consists of approximately 1,225 acres of Class I forestland.  It is virtually all in 
public ownership, the City and State Forestry Department being the largest owners, with 
some large County-owned parcels.  (Refer to the Forest Resources section of the Plan.)  
This area has been in the City limits for many years but is outside the Urban Growth 
Boundary.  It has, and is considered to be, a future growth area.  Although much of the 
land is inaccessible and unbuildable, some areas could be developed.  The City is 
planning a sewer interceptor extension to the Williamsport area, which will promote 
development in that area.  The area above Irving Street in Uppertown has some 
potential for future development.  The Land Reserve Area also contains an extensive 
Urban Trail System that crosses multiple property ownerships including City, County, 
and State owned parcels.
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This area was historically zoned Low Density Residential (R-1) and Medium Density 
Residential (R-2).  It is not platted, and road access, such as it is, is via Williamsport 
and Pipeline Roads.  Many streams and deep ravines drain the area. 
 
Because of the effect of a 1980’s Oregon Supreme Court decision (1000 Friends vs. 
LCDC), the Land Reserve Area was removed from the Urban Growth Boundary. Future 
development would require a Plan amendment altering the location of the Urban Growth 
Boundary, as well as a rezoning. 
 
[Section CP.100 amended by Ordinance 81-16, 11-16-81; amended by Ordinance 82-
08, 10-18-82; amended by Ordinance 11-07, 7-5-11] 
 
CP.105. Land Reserve Area Policies. 
 
1. Refer to policies on forest resources, geologic hazards, parks and recreation, 

public facilities, and housing. 
 

[Section CP.105.1 amended by Ordinance 11-07, 7-5-11] 
 
2. After inclusion in the Urban Growth Boundary by Plan amendment, development 

of areas within the Land Reserve Area must be on a large enough scale that 
adequate geologic hazards and engineering studies can be undertaken, and that 
adequate public facilities can be provided. 

 
 [Section CP.105.2 amended by Ordinance 82-08, 10-18-82] 
 
3. Development in this area will be primarily residential, although small retail or 

service commercial activities to serve the residents may be permitted under the 
planned development section of the Development Code.  Housing developments 
will incorporate a variety of housing types and costs, particularly where the land 
was publicly owned.  Density will be determined on the basis of the capability of 
the land, as determined from geologic and engineering studies.  Adequate 
amounts of usable open space must be provided within residential 
developments. 

 
4. The City should investigate the management of the unbuildable portions of the 

land reserve with the State Forestry Department. Consideration must be given, 
however, to the potential conflicts between adjacent residential areas and forest 
management practices.  Forestry activities will be carried out with the full 
knowledge of the surrounding residents. 

 
5. The City will work closely with the Oregon Department of Forestry to determine 

which City-owned lands could be exchanged with the State in order to facilitate 
development, particularly in areas close to existing residences such as 
Williamsport or the east end of Irving Street. 
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6. The City's Urban Growth Boundary will not include the State Forest lands south 
of the present south City limits at this time. However, at such time that the US 30 
Bypass is proposed, consideration should be given to inclusion of the route in the 
City limits, or the extension of the Urban Growth Boundary to include the route. 

 
7. Public uses, hospital, and other health care facilities may be located in this area 

after inclusion in the Urban Growth Boundary. 
 

[Section CP.105.7 added by Ordinance 11-07, 7-5-11] 
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ECONOMIC ELEMENT 
 
CP.190. Economic Element Background Summary. 
 
As the largest City, and the county seat of Clatsop County, Astoria's economy is 
reflected in that of the region. There is heavy reliance on the natural resources of the 
area including timber, fish, and shipping. As the commercial and governmental center of 
the region, retail and wholesale trade is important to the City. Government activities, 
including education, the US Coast Guard, the Tongue Point Job Corps Center, and 
State and local government facilities are a significant part of the local economy. As the 
financial, cultural, and medical center of the region, the community college, hospital, 
clinics, and related facilities employ a large number of professional people. 
 
Astoria's economy is evolving from one based on natural resources, primarily fishing, 
seafood processing, wood products, shipping, and water transportation, to trade and 
services. The growth of tourism is an important part of Astoria's redevelopment. Tourism 
related income in the County grew at over 6% annually during the period 1991 to 1995, 
to over $250 million; and to over $397 million in 2010.   Employment in trade increased 
over 70% between 1983 and 1996, while employment in lumber and wood products 
decreased 28% during the same period. (Source: Clatsop Economic Development 
Commission 1997 report on Employment Department, Bureau of Labor statistics, and 
Oregon Tourism Commission for 2010.) 
 
The City maintains a significant underutilized inventory of lands especially suited for 
water dependent development, including the Port of Astoria docks, North Tongue Point, 
and South Tongue Point. The Port is attempting to find replacement uses for areas 
formerly devoted to log exports, and other maritime uses. The Oregon Division of State 
Lands has leased North Tongue Point to Port of Astoria in an attempt to attract 
industrial users. A large inventory of industrial land was created at South Tongue Point 
in conjunction with the Marine and Environmental Research and Training Station 
(MERTS). The changing nature of the economy indicates that many areas formerly 
used for water dependent or water related development, are no longer needed or 
desirable for shipping or other activities requiring access to the Columbia River channel. 
 
Rail services to Astoria was formally discontinued in 1996 when the Burlington Northern 
Railroad filed to abandon the rail line from Tongue Point through Astoria. In February 
1997, the Federal Surface Transportation Board applied an "Interim Trail Use Condition" 
on the approximate seven-mile line within the City limits through the National Rails-to-
Trails Act. The Burlington Northern Sante Fe Railroad donated the right-of-way of the 
Astoria line from Willbridge Junction in Portland to Tongue Point. During this same time, 
the track structures and operating rights were sold to the Portland and Western Railroad 
which is certified by the Federal Surface Transportation Board as the common carrier 
operating a line. 
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Because of Astoria's water orientation, the Port of Astoria plays an important role in the 
City's economy. The Port owns approximately 170 acres within the City, and employs 
approximately 23 people.  The Port renewed log exports at the Port piers in 2011. 
 
In 2015 the City Council set a FY 2015-16 goal to “Promote positive economic 
development through strengthening partnerships.” In October 2016, “Advance Astoria” 
was launched to engage the business community and residents alike about future 
growth and the types of businesses that would flourish and align with local culture.  

 
Although historically Astoria has flourished with a strong export base of natural 
resources, and more recently tourism, other economic sectors are needed to diversify 
the local economy to increase resiliency, attract private investment, increase workforce 
development skills and expand local and regional markets to spur “high wage” jobs 
(2016: $17.50/hr). To achieve a more diversified economy and meet Statewide Land 
Use Planning Goal 9, the existing economic conditions were analyzed through an 
“Economic Opportunities Analysis” (EOA) including an inventory of commercial and 
industrial lands for a required twenty-ear supply. The Economic Development Strategy 
is the outcome of Advance Astoria and to a large extent implements the following goals 
and policies. More importantly, it identifies specific actions to create a stronger and 
healthier local economy. 
 
[CP.190 amended by Ordinance 98-04, 5-4-98; amended by Ordinance 11-07, 7-5-11; 
amended by Ordinance 17-10, 7-3-17] 
 
 
CP.195. Conclusions and Problems. 
 
1. Astoria is still the commercial center of the region, but commercial expansion in 

Warrenton has affected downtown businesses. The perceived lack of parking 
space is one major factor. The lack of land for expansion has adversely affected 
businesses looking for new locations. Although the downtown is not in a period of 
decline, there are several large commercial buildings that are presently unused 
or underused. 

 
[CP.195.1 amended by Ordinance 11-07, 7-5-11] 

 
2. Much of new downtown development is toward the waterfront. The success of 

new business locating in this area, the demand for old buildings to be renovated, 
and the interest in the "People Places" concept, River Trail, and Riverfront Vision 
Plan attests to this trend. There is a potential conflict between commercial 
activities and marine industry. Land and water use policies should protect those 
areas which have marine industrial potential, but trends in the industry such as 
containerization has shifted demand away from the downtown area to areas such 
as Tongue Point. 

 
[CP.195.1 amended by Ordinance 11-07, 7-5-11]
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3. The "People Places" concept raises questions about construction costs, 

maintenance and liability. However, its value in bringing tourists to the downtown, 
raising property values, and increasing the vitality of the area is well established. 
Other improvements in the downtown area did not meet voter approval in the 
past, including parking expansion. Future improvements may be dependent on 
sources of funding other than property taxes. 

 
4. The distinction between general commercial, tourist commercial, central 

commercial and to some extent even industrial zoning seems to be increasingly 
blurred in the City's zoning scheme: there are automobile sales lots in both 
central and tourist commercial zones, trailer parks, and multi-family dwellings in 
the industrial zone. Revision of the Comprehensive Plan and Development Code 
needs to address this question: Does the City wish to have one zone for 
industrial/commercial uses, or does it wish to protect certain areas for certain 
uses? 

 
[CP.195.4 Amended by Ordinance 98-04, 5-4-98; amended by Ordinance 11-07, 
7-5-11] 

 
5. [CP.195.5 Deleted by Ordinance 98-04, 5-4-98] 
 
6. Astoria's economy is significantly affected by forces well beyond the City's 

control. These include the current condition of ocean resources, State and 
Federal policies, forest practices both on private and public timber lands, 
international trade policies, and the prospects for oil production in off-shore 
Alaska and California. The Port of Astoria, a special district which falls under the 
purview of the City's Comprehensive Plan, has a powerful effect on the local 
economy. As yet, the Port has not realized its potential for the generation of jobs 
and income in the community. The Chamber of Commerce, which is supported to 
some extent by the City, is concerned with the economy of the area. Many 
communities participate in the Clatsop County Economic Development 
Resources (CEDR) group for coordinated efforts concerning economic 
development projects, the Columbia River Estuary Study Taskforce (CREST), 
and other local and regional economic development agencies.  These groups 
have been successful in obtaining grants for projects such as the Youngs Bay 
Salmon Enhancement program, the "People Places" study, and the obtaining of 
an additional Coast Guard cutter. 

 
[CP.195.6 amended by Ordinance 11-07, 7-5-11] 

 
7. Tourism in Clatsop County has increased in recent years, and the Astoria area 

has been the recipient of some of this economic activity. Astoria is becoming a 
"destination" like the communities on the ocean beaches. The quantity of lodging 
facilities in the City have increased in recent years to accommodate the needs 
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except during peak tourist times. The Columbia River Maritime Museum is a 
major tourist attraction.  In recent years, there has been construction of private 
facilities which can accommodate moderate sized gatherings and conventions.  
Tourism is an economic activity which has several disadvantages, such as low 
wages, and seasonality. However, Astoria has a highly seasonal work force 
which tourism, particularly the convention business during the winter, could 
counteract.  Astoria has begun to capitalize on its scenic, historic character; 
proper emphasis on it through advertising and public projects has the potential of 
stimulating the City's tourist economy. 

 
[CP.195.7 amended by Ordinance 11-07, 7-5-11] 
 

8. Sectors tied to tourism – in particular retail and hospitality - can be susceptible to 
economic downturns and on average pay lower wages. In 2015, the average 
wage in Clatsop County is $34,176, and slightly higher in Astoria at $36,192. 
However, Astoria’s average is much lower compared to the Statewide average of 
$48,322. Although Astoria has numerous professional jobs, a strong government 
sector, and healthy presence of utilities and health care industries, there is still a 
lack of high wage jobs with benefits that continues to be a serious challenge. 

 
 (CP.195.8 added by Ordinance 17-10, 7-3-17)
 
 

CP.200. Economic Development Goal 1 and Goal 1 Policies. 
 
Goal: 
 
The City of Astoria will strengthen improve, and diversify the area's economy to 
increase local employment opportunities.  
 
[CP.200 amended by Ordinance 11-07, 7-5-11] 
 
Policies: 

 
1. Encourage, support, and assist existing businesses.  

 
2.  Provide support to local start-up businesses.  

 
3.  Seek the input of local businesses and carefully consider the economic impacts 

of proposed programs, regulations and decisions related to implementing the 
community’s comprehensive plan.  
 

4.  Encourage private development such as retail, restaurants, commercial services, 
transient lodging, and make strategic investments in target industries. 
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 (CP.200.4 amended by Ordinance 17-10, 7-3-17)  
 

5.  Provide a supportive environment for new business.  
 

6.  Encourage a diversity of businesses, target firms to add to the business mix and 
strengthen the overall economic base.  
 

7.  Encourage and support local industrial development in order to diversify beyond 
the City's predominant industrial sectors, while maintaining strong support for 
these sectors.  
 

8.  Broaden the economy to help balance the seasonal nature of existing industries 
and employment.  
 

9.  Encourage the broadening of the economy, particularly in areas which help 
balance the seasonal nature of existing industries.  

 
[CP.200.1 to CP.200.9 added by Ordinance 11-07, 7-5-11] 

 
CP.201. Economic Development Goal 2 and Goal 2 Policies. 

 
Goal: 
 
Promote cooperative economic development partnerships. 
[CP.201 added by Ordinance 11-07, 7-5-11] 
 
Policies: 
 
1. Actively coordinate with the Astoria Downtown Historic District Association, the 

Port of Astoria, the Chamber of Commerce, and other local and regional groups 
involved in economic development. 
 

2. Participate in and support regional economic development plans/programs. 
 

[CP.201.1 to CP.201.2 added by Ordinance 11-07, 7-5-11] 
 
3. Work with State and regional partners to implement Advance Astoria: Five Year 

Economic Development Strategy. 
 
 (CP.201.3 added by Ordinance 17-10, 7-3-17)
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CP.202. Economic Development Goal 3 and Goal 3 Policies. 
 
Goal: 
 
Strengthen the City's downtown core as the retail center of the region, with the support 
from the Astoria Downtown Historic District Association. 
[CP.202 amended by Ordinance 11-07, 7-5-11] 
 
Policies: 
 
1. Promote Astoria’s downtown core. The downtown core of Astoria, generally 

extending from 6th to 16th Streets, and from the waterfront to Exchange Street is 
the retail, service and governmental center of the region.  
 

2. Continue to work toward establishing public parking areas in the downtown area.  
 

3. Support the efforts of the downtown merchants to improve the appearance of the 
commercial core. Maintain and enhance all public infrastructures to create a 
pleasant and convenient business environment including elements such as 
signage, pocket parks, sidewalks and parking lots.  
 

4. Promote upper story/high density housing in the downtown existing and new 
construction.  
 

5. Ensure zoning allows for higher density, mixed-use development in the 
commercial core.  
[CP.202.1 to CP.202.5 added by Ordinance 11-07, 7-5-11] 

 
6. To redevelop a Heritage Square on the block bounded by 11th, 12th, Duane, and 

Exchange Streets (formerly the site of the Safeway store) as a mixture of uses 
including but not limited to workforce housing and open space where functions 
are physically and functionally integrated with the Garden of Surging Waves 
recreational facility that will help. The redevelopment will to stimulate the 
revitalization of downtown, support the Astoria Sunday Market, and increase 
property values in the Astor-East Urban Renewal District.  Parking will be 
included within the block design. 

 
(CP.202.6 added by Ordinance 12-04, 2-6-12]
 

 
CP.203. Economic Development Goal 4 and Goal 4 Policies. 
 
Goal: 
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Continue to encourage water-dependent industries to locate where there is deep water, 
adequate back-up space, and adequate public facilities. 
 
Policies: 
 
1. Maintain areas of the City in order to provide sufficient land for water dependent 

as well as non-water dependent industries. 
 
[CP.203 amended by Ordinance 11-07, 7-5-11] 

 
2. If there is an oversupply of such lands, reconsider for other uses consistent with 

target industries. 
 
 (CP.203.2 added by Ordinance 17-10, 7-3-17)
 
CP.204. Economic Development Goal 5 and Goal 5 Policies. 
 
Goal: 
 
Encourage the preservation of Astoria's historic buildings, neighborhoods and sites and 
unique waterfront location in order to attract visitors and new industry. 
 
Policies: 
 
1. Provide public access to the waterfront wherever feasible and protect existing 

access.  The importance of the downtown waterfront in terms of aesthetics, 
public access and business improvement cannot be overemphasized. The City 
supports the concept of the "People Places Plan," and encourages local 
organizations in the construction and maintenance of waterfront parks and 
viewing areas. 
 
[CP.204.1 amended by Ordinance 11-07, 7-5-11] 

 
2. The City will use the Gateway Master Plan as the guiding document for 

redevelopment of the Gateway Overlay Area.  
 

[CP.205.4 amended by Ordinance 98-04, 5-4-98; renumbered and amended by 
Ordinance 11-07, 7-5-11] 

 
3. Encourage the growth of tourism as a part of the economy. 
 
 a. Consider zoning standards that improve the attractiveness of the City, 

including designation of historic districts, stronger landscaping 
requirements for new construction, and Design Review requirements. 
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  [CP.205.5 amended by Ordinance 85-08, 5-6-85; renumbered and 
amended by Ordinance 11-07, 7-5-11] 

 
4. Protect historic resources such as downtown buildings to maintain local character 

and attract visitors.
 
 
CP.205. Economic Development Goal 6. 
 
Goal: 
 
Maintain a system of public facilities and services capable of supporting existing and 
future industry, and commercial development. 
 
[Section CP.200 amended by Ordinance 85-08, 5-6-85; renumbered and amended by 
Ordinance 11-07, 7-5-11] 
 
[Section CP.205.1 to CP.205.6 amended by Ordinance 85-08, 5-6-85; deleted as 
CP.205, amended and renumbered by Ordinance 11-07, 7-5-11] 
 
 
CP.206. Economic Development Goal 7 and Goal 7 Policies. 
 
Goal: 
 
Encourage successful home-based businesses. 
 
[CP.206 added by Ordinance 11-07, 7-5-11] 
 
Policies: 
 
1. Encourage home occupations, cottage industries and activities which have little 

impact on the surrounding neighborhoods through the City’s Development Code. 
 
2. Encourage provision of support services needed by home-based businesses. 
 

[CP.206.1 to CP.206.2 added by Ordinance 11-07, 7-5-11] 
 
3. Create a strong network and entrepreneurial ecosystem for startups, business 

incubation, and small business development. 
 
 (CP.206.3 added by Ordinance 17-10, 7-3-17)
 
 
CP.207. Economic Development Goal 8 and Goal 8 Policies. 
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Goal: 
 
Be prepared for business growth with ready properties. 
 
[CP.207 added by Ordinance 11-07, 7-5-11] 
 
Policies: 
 
1. Support the development and maintenance of property inventory. 
 
2. Maintain an adequate supply of vacant commercial, industrial and waterfront 

development property to provide for the economic growth of the community. 
 
3. Ensure an adequate supply of employment lands with areas large enough to 

meet the objectives needed for commercial uses, but not so large as to affect 
adjacent residential neighborhoods. 

 
4. Support efforts to consolidate parcels, where appropriate to meet business needs 

for larger properties. 
 

[CP.207.1 toCP.207.4 added by Ordinance 11-07, 7-5-11]

 
 
CP.208. Economic Development Strategies and Actions. 

 
1. Regularly update the City’s Buildable Lands Inventory. 
 
2. Make the City’s Buildable Lands Inventory and maps readily accessible to 

prospective employers and developers of commercial and industrial properties. 
 
3. Work proactively with prospective employers to identify suitable sites for future 

development, including opportunities to consolidate groups of smaller parcels 
into larger developable sites. 

 
4. Conduct neighborhood, sub-area, or specific area planning processes to identify 

site-specific opportunities for future business and employment uses. 
 
5. Update home occupation ordinance provisions as needed to encourage home 

occupations but limit associated negative impacts such as traffic, on-street 
parking, and noise. 

 
6. Investigate public-private partnerships to actively support a strong commercial 

core. 
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7. Work with the Chamber of Commerce and other local and regional economic 
development groups to develop market fact sheets and marketing packets with 
highlights of the demographic and retail market analysis. 

 
8. Prepare and maintain a current, up-to-date, inventory of available buildings and 

land with complete data, including price, features, utilities, infrastructure, maps, 
photos or contact information. If selected properties are known to soon be 
vacant, include those in the review.  Determine which properties are ready for 
occupancy and which need renovation or complete site prep and development.  
Evaluate the condition, property owner attitude, price competitiveness and other 
factors to assess true market readiness. 

 
9. Continue to use urban renewal district(s) and associated funding to support 

development in specific areas, including land assembly, public improvements 
and other similar efforts. 

 
[CP.208.1 to CP.208.9 added by Ordinance 11-07, 7-5-11] 

 
 
CP.210. Economic Development Recommendations. 
 
1. In the City’s waterfront areas, the City will continue to promote a combination of 

tourist oriented development, industrial development associated with the City’s 
working waterfront and water-related and dependent industries, and distribution 
and sales of goods and services for Astoria residents and businesses.  These 
efforts will be guided by and consistent with the Astoria Riverfront Vision Plan. 

 
 (Section CP.210.1 amended by Ord. 15-04, 6-15-15) 
 
2. The City should evaluate its S-2, General Development Shoreland Zone to 

ensure that it permits a range of non-water dependent or non-water related uses. 
Or, the City should consider developing a separate manufacturing or industrial 
zone. 

 
3. The City should consider allowing the location of small scale manufacturing or 

cottage industries in its General Commercial Zone, C-3, and Central Commercial 
Zone, C-4. 

 
4. [Section CP.210.4 deleted by Ordinance 11-07, 7-5-11] 
 
5. The City and business community should develop a cooperative program for 

strengthening and upgrading the core commercial area's competitive position. 
 
6. The City's historic character is one of its major tourist attractions. Historic districts 

can form the focus for tourist oriented promotion. Therefore, the City should take 
a more active role in the designation of historic districts. 
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7. [Section CP.210(7) deleted by Ordinance 98-04, 5-4-98] 
 
8. The City will implement Advance Astoria: Five Year Economic Development 

Strategy to guide day to day decisions on future investments and target five 
industries for development: craft beverages, maritime, research and development 
centered on education, health care, and seafood, seafood processing, and 
microenterprise. The Economic Development Strategy is hereby adopted by 
reference. 

 
 (CP.210.8 added by Ordinance 17-10, 7-3-17) 
 
[Section CP.210 amended by Ordinance 85-08, 5-6-85] 
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PARKS, RECREATION AND OPEN SPACE ELEMENT 
 
 
CP.260. Background Summary. 
 
The City of Astoria, with its long history, has developed a system of parks, open space 
and recreation facilities; its setting at the mouth of the Columbia River offers many 
recreation opportunities. The City is surrounded by State parks, wildlife, refuges, forest 
lands, beaches and water areas. 
 
Astoria contains about 90 acres of park facilities, or about 9 acres per 1,000 population. 
Among these are several proposed parks, including the landfill site, and the site west of 
the sewer lagoons. The City plans to relocate the ballfields to the former landfill site. 
Many small neighborhood parks are scattered around the community, with various 
levels of development or potential.  The cities of Astoria and Seaside sponsor the only 
full public recreation programs in Clatsop County, and include softball, baseball, 
swimming, basketball, and volleyball.  Clatsop Community College offers indoor 
recreation courses such as dance, tennis, and various exercise classes. The City's 
recreation program has expanded to its limit at the present time, placing a strain on 
facilities and personnel. 
 
The inventory contains summaries and plot plans of each City park with 
recommendations of possible improvements. One project currently under study by the 
Parks Department and the Public Works Department is the closure of the former landfill 
site. The old landfill would then be converted to an active recreation facility, which would 
include ballfields and a stadium.  Ideas for waterfront park or open space proposals are 
contained in the Astoria "Waterfront People Place System" prepared for the City in 
October, 1977.   In addition, the “Astoria Waterfront Master Plan”, commonly known as 
the “Murase Plan”, was adopted in 1990.  The “Astoria Riverfront Vision Plan” was 
adopted in 2009.  Concepts for various improvements include a small fishing pier in the 
downtown area, places to sit at platted street ends, bike trails, and paths.  
Implementation of these Plans would require considerable discussion and additional 
planning at the time the ideas were pursued. Construction of a River Trail along the 
former railroad right-of-way began in 1988 with the construction of the 6th Street River 
Park and with the construction of the first two blocks of River Trail / River Walk between 
15th and 17th Streets in 1991.  By 2012, the River Trail has been constructed from 
Smith Point to 53rd Street.  Sources of funding for park improvements are available 
through the U.S. Bureau of Outdoor Recreation, U.S. Department of Housing and Urban 
Development, the State Highway Division (bike trails), and the State Marine Board 
(motor-boat related facilities).  
 
Bike and hiking trails are discussed in terms of linking various community facilities as 
part of a coordinated system.  A Trails Master Plan was adopted in April 2006 which 
included mapping and an inventory of existing trails and potential new trails.  The Plan 
made recommendations on multiple uses of the trail system and made suggestions for 
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future studies concerning mapping and location of trail connections for the City’s trails 
system.  A large hurricane force storm in December 2007 damaged many of the existing 
trails and changed some of the problems, issues, and opportunities identified in the 
2006 Plan.  An updated Trails Master Plan was adopted in April 2013 and included 
mapping of existing and potential new trails as requested by the public. The Plan made 
recommendations on trail maintenance and improvements, new trail development, trail 
design standards and amenities, trail regulations and safety, and trail management and 
funding. 
 
[CP.260 Amended by Ordinance 06-05, June 19, 2006; amended by Ordinance 13-04, 
May 6, 2013] 
 
 
CP.265. Conclusions and Problems. 
 
1. As a peninsular community between Youngs Bay and the Columbia River, water 

related recreation opportunities are abundant. 
 
2. Coastal weather patterns operate as a deterrent to many year-round park 

usages; increased public demand for indoor facilities strain available resources. 
 
3. The City's severe topography creates dramatic views and forested open space; it 

also limits the availability of large tracts of flat land for certain types of active 
recreation facilities such as ballfields.  Park maintenance problems are also 
compounded in steep terrain areas. 

 
4. Astoria's location offers many opportunities for recreation such as hiking, 

beachcombing, hunting, fishing, and sightseeing.  Public transportation to these 
areas is non-existent, however. 

 
5. The large publicly-owned tracts of forested open space within the City limits 

reduces the traditional need for major land acquisition programs often required in 
other communities.  Much of the forested areas are not managed for multiple 
use, including recreation.  However, sufficient land is available outside the City 
for activities such as hunting and hiking. 

 
6. Although the City has many areas being used as parks, many of these areas are 

not formally dedicated as parks and may therefore be converted to other uses at 
some time in the future.  Parks which are well established and not needed for 
other purposes need to be offered protection from conversion. 

 
7. The City has limited funds for the construction of new parks and the maintenance 

of existing facilities.  Consideration must be given to the maintenance costs of 
providing new park or recreation areas.
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8. Many persons who are not residents of the City are placing increasing demands 
on the City's recreation program. This is primarily due to the fact that the City 
operates the only public organized sports program in the County. 

 
9. The shrinking enrollment of the Astoria School District may mean the reduction of 

school properties used for recreation facilities throughout the City. 
 
10. Use of the trail system by motorized vehicles creates conflicts and problems that 

can be addressed by restricting vehicular uses on trails within the City limits. 
 
 [CP.265.10 added by Ordinance 06-05, June 19, 2006; amended by Ordinance 

13-04, May 6, 2013] 
 
 
CP.270. Goals. 
 
The City of Astoria will work: 
 
1. To develop a balanced park system. 
 
2. To reflect Astoria's special qualities and characteristics. 
 
3. To avoid duplication of facilities provided by other public and private agencies. 
 
4. To develop additional parks by means of subdivision regulation. 
 
5. To provide or encourage waterfront parks. 
 
6. To provide a reasonable level of recreation program opportunities. 
 
7. To promote general beautification. 
 
8. To continue to plan for park programs. 
 
9. To encourage a system of trails throughout the City. 
 
10. To encourage downtown improvements. 

 
11. To create a central downtown plaza on the site of the American Legion block 

(Heritage Square) bounded by 11th, 12th, Duane, and Exchange Streets. 
 

[CP.270.11 added by Ordinance 12-04, 2-6-12] 
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CP.275. Policies. 
 
1. Park planning will recognize the recreation needs of all segments of the 

population; provide a variety of year-round recreation opportunities, including 
indoor facilities; be safe, accessible and of aesthetic value to the City; and 
contribute to the economic and social well-being of the community. To the extent 
possible, park and recreation planning to meet the particular needs of segments 
of the population should be coordinated with the School District, Community 
College, and other organizations and groups. 

 
2. Astoria's steep topography operates as a limitation on "large" community-wide 

park acquisition and development.  To the extent possible, large parks for active 
recreation, such as ballfields, should be integrated with school grounds and other 
appropriate public facilities.  Playgrounds and tot-lots should be provided to serve 
distinct neighborhoods, but specific sites need to be selected with care so as not 
to incur unreasonable maintenance and development costs. 

 
3. The nearby ocean beaches, hiking, picnic and camping facilities along the coast 

are accessible to Astoria residents with automobile transportation. The plan does 
not include, therefore, provision of large, community-wide multipurpose facilities.  
Portions of the City's wooded areas may be appropriate for nature trails, hiking 
trails, and other natural uses within the City limits. To the extent possible, 
cooperative arrangements will be continued with such agencies as the Astoria 
School District, or Community College for shared uses of indoor facilities in lieu 
of large capital expenditures for separate facilities. 
 

 [CP.275.3 amended by Ordinance 06-05, June 19, 2006] 
 
4. The City Planning Commission has the responsibility for subdivision approval.  

Where appropriate, necessary and feasible, the Planning Commission will apply 
density credits for the provision of common open space and recreation areas 
within the subdivisions.  The Planning Commission may require that such areas 
be maintained by subdivision homeowners rather than by the public. 

 
5. [CP.275.5 Deleted by Ordinance 90-19, July 2, 1990.] 
 
6. The City of Astoria, through Parks and Community Services Department 

organizes and administers the only publicly sponsored recreation program in the 
area other than the program sponsored by the City of Seaside.  Approximately 
20% to 30% of the participants are non-Astoria residents.  In view of the 
popularity of the recreation program, cooperative arrangements should be 
encouraged with Clatsop County and other jurisdictions for shared program 
maintenance and supervision costs as an alternative to curtailment of services to 
non-Astoria residents.  Consideration should be given to the formation of a North 
County Recreation District. 
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 [CP.275.6 amended by Ordinance 06-05, June 19, 2006] 
 
7. Attractively maintained park and recreation areas contribute much to the 

aesthetics and livability of a community. The City supports the efforts of 
merchants or other persons to provide landscaping, street trees, or other 
improvements where feasible. 

 
8. The Parks and Community Services Department, in cooperation with the City's 

Engineering Department and other agencies, should recommend, and 
periodically update, a long range park and trail maintenance and improvement 
program. 

 
 [CP.275.8 amended by Ordinance 06-05, June 19, 2006; amended by Ordinance 

13-04, May 6, 2013] 
 
9. Ways should be explored for the development of hiking and bike trails along 

appropriate City streets, railway rights-of-way, utility corridors, and park access 
routes as per recommendations in the Transportation System Plan and the 
Recreational Trail Master Plan. To the extent possible, such trails will utilize 
existing City maintained trails and provide linkages to major park lands and other 
public facilities.  Planning for trails must consider such limitations as topography, 
climate, maintenance and development costs, adjacent landowner concerns, 
legal access to the trails, and should emphasize intensive use areas. 

  
[CP.275.9 amended by Ordinance 06-05, June 19, 2006; amended by Ordinance 
13-04, May 6, 2013] 

 
10. To the extent possible, open space, park features and landscaping will be 

considered in specific downtown redevelopment projects and proposals.  
Pedestrian shelters, street furniture, and similar improvements can add to the 
appeal of the City's center. 

 
11. The City of Astoria encourages the Oregon Department of Fish and Wildlife, the 

Oregon Department of Forestry, and the U.S. Fish and Wildlife Service to 
establish an Eagle Nest Management Plan for the eagle nest that is located east 
of Emerald Heights on Federal property (not the same nest as that referred to as 
"Mill Creek nest").  

 
[CP.275.11 added by Ordinance No. 81-16, Sec. 1, enacted November 16, 
1981.] 

 
12. The City will continue its efforts to improve public access to the shoreline 

through: 
 
 a. The construction of public access points, pathways, and street ends; 
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 b. The encouragement of public access projects in conjunction with private 
waterfront development actions, possibly through the use of local 
improvement districts and/or grant funds; and 

 
 c. The protection of street ends and other public lands from vacation or sale 

where there is the potential for public access to the water.  The City will 
work with the Division of State Lands (DSL) to determine the status of 
submerged and submersible lands adjacent to the City street ends. 
 
[CP.275.12 added by Ordinance No. 90-19, July 2, 1990.] 

 
13. The City will review proposals for the vacation of public easements or rights-of-

way which provide access to water areas.  Existing rights-of-way and similar 
public easements which provide access to the shoreline shall be retained or 
replaced if they are sold, vacated, exchanged, or transferred.  Rights-of-way may 
be vacated so long as equal or improved access is provided elsewhere.  The 
Planning Commission will review proposals for street vacations in shoreland 
areas at a public hearing under the quasi-judicial hearings process. 
 
[CP.275.13 added by Ordinance No. 90-19, July 2, 1990.] 

 
14. The City will consider the improvement of a public access site on Youngs Bay in 

the vicinity of Tapiola Park.  Any improvements must be coordinated with the 
Astoria Bypass project being proposed by the City and the Oregon Department of 
Transportation. 
 
[CP.275.14 added by Ordinance No. 90-19, July 2, 1990.] 

 
15. The City will cooperate with the Port of Astoria to provide public access in the 

Port Docks area consistent with security considerations.  Efforts should be made 
to maintain vehicle access to the ships docked along Pier 2.  A fishing access 
area should be provided on the breakwater of the mooring basin when it has 
been completed. 
 
[CP.275.15 added by Ordinance No. 90-19, July 2, 1990.] 

 
16. The City supports the efforts of the Alderbrook Community to develop a 

neighborhood park on the area west of the sewage lagoons. The park should be 
used for passive recreation only, including hiking, bicycling, bird watching, and 
other low intensity uses. 
 
[CP.275.16 added by Ordinance No. 90-19, July 2, 1990.] 

 
17. The City should consider the development of a mini-park at the 51st and Birch 

Streets site in Alderbrook. 
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[CP.275.17 added by Ordinance No. 90-19, July 2, 1990.] 

 
18. The City should encourage the Oregon Department of Forestry (ODF) to develop 

trails and routes on ODF lands for all users but particularly for mountain bike and 
motorized trail bike use. 

 
[CP.275.18 added by Ordinance 06-05, June 19, 2006] 

 
19. The Astoria Column Park should be used as the main trail head for the City trail 

system.  However, additional designated parking areas considered should be 
located near the Cathedral Tree on Irving Avenue, at the ends of James Street, 
Franklin Avenue, Spruance Avenue, at Clatsop Community College, at the west 
end of the River Walk at Smith Point/Port area, and at the proposed new sports 
complex located at the former Transfer Station (1800 Williamsport Road). 

  
[CP.275.19 added by Ordinance 06-05, June 19, 2006; amended by Ordinance 
13-04, May 6, 2013] 

 
20. The City trail system use should be limited as follows: 
 
 A. Pedestrian Trails:  Pedestrian trails in the City permit foot traffic only. 

Pedestrian trails include the Clatsop Community College Connector, 
Richard Fencsak Cathedral Tree Trail, City Water Reservoir Path, Middle 
School Path, and the Coast Guard Trail. 

 
B. Multiple-Use Trails: 

 
 1. Soft Surface Trails:  Bike and pedestrian use are the only allowed 

uses on soft-surface trails designated as multiple-use. Multiple-Use 
Soft Surface Trails include new trails that are developed within the 
Urban Forest. 

 
 2. Hard Surface Trails:  Multiple-use trails with hardened surfaces, 

such as the River Walk, also allow other non-motorized activities 
such as skateboarding and rollerblading. Multiple-Use Hard Surface 
Trails include the River Walk, Shively Park, Pipeline Road, and any 
new hard surfaced trails that are developed within the Urban 
Forest.  

 
C. Trail use classifications shall not exclude use by “wheelchairs” as defined 

in the American with Disabilities Act.  
 

[CP.275.20 added by Ordinance 06-05, June 19, 2006; amended by Ordinance 
13-04, May 6, 2013] 
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21. Trail improvement projects and new trail developments should follow 
recommendations in the Trails Master Plan for trail design standards and 
amenities.  

 
[CP.275.21 added by Ordinance 06-05, June 19, 2006; amended by Ordinance 
13-04, May 6, 2013] 

 
22. The City should develop trail user maps and informational signage for the City 

Trail System.  
 

[CP.275.22 added by Ordinance 06-05, June 19, 2006] 
 
23. The City will create an active, urban downtown park space that will incorporate a 

wide variety of uses for all downtown visitors and workers, including areas for 
uses such as picnics, outdoor concerts, movies, chess, workers to have lunch, 
and other activities. 

 
[CP.275.23 added by Ordinance 12-04, 2-6-12] 
 

24. Prohibited uses on all City trails includes the use of firearms, target practice, 
equestrian use, and use of motorized bikes or other motorized vehicles. 

 
 [CP.275.24 added by Ordinance 13-04, May 6, 2013] 
 
25. The City should use the Astoria Parks and Recreation Comprehensive Master 

Plan, dated 2016, to guide future decisions for land use, public investment, and 
determining community needs. 

 
 [CP.275.25 added by Ordinance 16-04, July 18, 2016] 
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DATE: November 29, 2021 

TO: Astoria Planning Commission 

FROM:          Megan Leatherman, Community Development Director 

SUBJECT: Code Amendment Work Session-Heritage square 

 
BACKGROUND 
 
As a part of the Council goal setting session at the beginning of this year, the Council set 
a goal which stated:  “Support efforts to increase the housing supply using the County 
Housing Study as a guide. The City will focus on workforce and affordable housing overall 
and will specifically pursue a public-private partnership for the redevelopment of Heritage 
Square to include workforce housing.” Over the past several months, the Astoria 
Development Commission engaged the services of John Southgate who has extensive 
professional experience in urban renewal, planning, redevelopment, and public private 
partnerships. Mr. Southgate conducted due diligence on the property and held 
stakeholder interviews throughout the community. A summary of this work is included 
with this packet. During the same time-period, staff compiled all of the events, studies 
and reports concerning this property. This report is included for your review. At the 
October 4, 2021 Astoria Development Commission meeting, staff and consultant John 
Southgate discussed implementation of the City Council goal. The discussion was at an 
Astoria Development Commission meeting since the site is within the Astor-East Urban 
Renewal District and there is the possibility of public participation from that entity. 
 
During the meeting Mr. Southgate outlined needed amendments to the City's 
Comprehensive Plan to develop on the site.  Additionally, he noted other Development 
Code amendments which could be needed or beneficial to the project. The Development 
Commission voted to move forward with the recommended amendments.  
 
Since the Development Commission does not have the legal ability to initiate code 
amendments, the City Council met on October 8th to support the Development 
Commission’s direction and officially directed staff and the Astoria Planning Commission 
to work on the needed amendments.  
 
The City Council direction related to the code amendments was two-fold. First to eliminate 
the policy language within the Comprehensive Plan for the site to be predominately re-
developed with open space so that workforce housing can be accomplished. Secondly to 
address the language of the Development Code that requires all street facing ground floor 
space be commercial uses and modifying it to allow housing as an outright use rather 
than as a conditional use.  
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PROPOSED LANGUAGE 
 
The existing Development Code requires a conditional use for multi-family uses. The 
proposed language changes multi-family use to be permitted outright and stipulates that 
for properties along Marine Drive or Commercial Street, multi-family is only allowed above 
and/or behind another use. Since the C-4 zone is not required to provide parking, this 
amendment adds a parking requirement for multi-family housing in the C-4 zone. The 
existing parking requirement for multi-family is 1.5 spaces per dwelling unit with more 
than one bedroom and 1.25 spaces per dwelling unit for those with one bedroom. The 
proposed amendment provides for a slight reduction in this requirement for workforce 
housing. Workforce housing developments may reduce parking to 1.05 space per 
dwelling unit with more than one bedroom and .75 spaces per dwelling unit for one 
bedroom. The rationale for this reduction is that inhabitants of workforce housing typically 
have fewer vehicles.  
 
Three chapters within the Comprehensive Plan address the re-development of the 
Heritage Square block (11th to 12th and Duane to Exchange). They are the Area 
Descriptions and Policies, Economic Element and Parks and Recreation Open Space 
chapters. Language was modified to remove the components that describe the block as 
fully open space and modified in the draft amendment to provide for a mix of uses 
integrated with the existing Heritage Square park.  

 

CONCLUSION 
 
The Planning Commission should review the included reports and draft code amendment 
and provide input to staff at the work session. 
 
 

      11/30/21 

Community Development Director       Date 
City of Astoria 



 
 
 
 

REDEVELOPING THE SAFEWAY BLOCK 
 

A CHRONOLOGICAL ACCOUNT OF PLANNING, ASSESSMENT AND PUBLIC 
INPUT 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

CITY OF ASTORIA 
JULY 2009 

 
 
 

Prepared by: 
Brett Estes, Community Development Director 

Rosemary Johnson, Planner 
John Goodenberger, Consultant 

 
 

1 
 

T:\General CommDev\Safeway\2008 Synopsis\Report.final draft.doc 



2 
 

T:\General CommDev\Safeway\2008 Synopsis\Report.final draft.doc 

EXECUTIVE SUMMARY 
 

There have been numerous events, studies, and reports concerning the downtown property 
which was the site of the former Safeway grocery store.  As the current property owner, the City 
is responsible for the maintenance and future redevelopment of the site.  How that 
redevelopment would occur is the subject of many of these studies.  The Community 
Development Department has condensed the volumes of information concerning this site as a 
consolidated reference for City Council and the community on what has been studied and why.   
 
Recently, there has been renewed discussion regarding the status of the Safeway Block.  This 
issue is included as a Council Goal and community groups have expressed interest for 
improvements to this central Downtown plaza site, especially in light of the upcoming Astoria 
Bicentennial.  This document has been prepared to aid discussion on the future of this key 
downtown property.  A synopsis of the planning studies completed for this site is provided in this 
executive summary.  More detailed information can be found in the accompanying report. 
 
1990 to 2000 
 
From 1990 to 2000, the City was in frequent contact with the representatives of Safeway 
concerning the need for a new Safeway store.  It was the desire of the City that Safeway 
maintain a Downtown location.  Safeway participated in development of the Gateway Master 
Plan, as they had concerns about potential land use provisions which would affect their ability to 
construct a new store.  No new Safeway locations were proposed in that Plan. 
 
1998 ODOT Transportation Growth Management Quick Response Program 
 
The Transportation Growth Management Division (TGM) of the Department of Land 
Conservation and Development, through its Quick Response Program, assisted the City with a 
study for the relocation / redevelopment of Safeway.  That study was completed by Crandall 
Arambula.  Four sites were evaluated including 1) John Warren Field; 2) Gateway Area; 3) 
Existing Site; 4) Another Downtown Site.  Eventually a plan was prepared for the Downtown 
location which was presented to the public for comment during the TGM process.  Ultimately, 
Safeway determined that they did not wish to remain Downtown and needed to pursue other 
locations.   
 
2000, Clatsop Community College Urban Campus Plan 
 
At the same time Safeway was reviewing options for a new store location, Clatsop Community 
College was discussing either upgrading their existing facility or building a new campus.  
Ultimately, the College identified three potential sites for a new facility: 1) Downtown Astoria, 2) 
Airport Hill on Alternate Highway 101, and 3) North Coast Business Park on Highway 101.  An 
ODOT / DLCD Transportation Growth Management Quick Response Program grant was 
obtained to study the Downtown Astoria Option. Three alternatives were studied by Crandall 
Arambula, two of which were on the downtown Safeway site.  The favored option included the 
entire Safeway block being redeveloped, featuring a single, multi-story building with a campus 
green.  Other underutilized buildings in the area were also proposed to be used by the College. 
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2001, Safeway / Community College Relocation Options 
 
In January, 2001, the Governor’s Community Solutions Team awarded a Community Response 
Fund Grant of $33,000 for continued study of a new Safeway location to allow development of a 
possible downtown College campus.  Crandall Arambula was hired to further analyze the 
Safeway relocation options.  A downtown College campus was favored by consultants and had 
some public support.  As this concept was being refined, Crandall Arambula evaluated two sites 
to relocate Safeway.  The first site was John Warren Field, which was previously considered as 
a potential site for CCC.  The second site was just east of the Gateway Area at the site of the 
Hauke Sentry Market in the 3300 block of Lief Erikson Drive, the eventual Safeway location.  No 
recommendations or conclusions were developed as this study was analyzing pros and cons of 
the two sites. 
 
2002 / 2003, Safeway Relocation/Downtown Site Acquisition
 
In 2002, there is decreasing support by the public for the College urban campus and the CCC 
Board was split on the concept.  Following discussions throughout the community, the College 
withdrew interest in the Safeway block and decided to abandon the urban campus concept.  The 
City utilized a $750,000 Community Development Incentive Fund Program grant (initially 
intended for the College urban campus) and purchased the site from Safeway to help revitalize 
this part of downtown.  In light of the fact that the College was no longer pursuing an urban 
campus concept, other Safeway property redevelopment alternatives were considered through a 
planning process conducted by Crandall Arambula.   The consultants essentially revised their 
urban campus plan and replaced a College building with a mixed-use structure on the southeast 
corner of the block.  The structure was proposed to be two to four stories.  Under the terms of 
sale with Safeway, a maximum of 5,000 square feet could be retail food and /or restaurant use.  
Second floor uses could be used as office space and the upper floors could be developed as 
affordable or ownership housing. 
 
2004, Safeway Design and Redevelopment, Moore Iacofano Goltsman, Inc. (MIG) 
 
The Community Development Incentive Fund grant used to purchase the Safeway block was 
conditioned upon public use of the site.  With the results of the previous studies and the 
potential use of the site for private development, the State required that the grant be converted 
to a grant/loan and a more specific plan for the site was required.  In 2004, MIG was hired and 
presented three alternative development scenarios to Astoria citizens at two public meetings for 
discussion.  These alternatives included: A) Clatsop Community College; B) Public use; C) 
Mixed public/private use.  Alternatives B and C were explored with and without relocating the 
American Legion building.  The strongest support from the public meetings was for Alternative 
B: Public Uses.  In December 2004 a report was presented to City Council where the three 
Alternatives were given.  The consultant recommended that the Safeway store be demolished 
and a temporary multi-use parking lot / plaza be developed.  Council ultimately decided to 
recommend Option B which includes a public plaza, a possible new library, public meeting 
rooms and parking. 
 



2005 - 2009, Safeway Site Loan / Grant and Reuse 
 
Following Council’s direction at the December 20, 2004 meeting, staff forwarded the proposal to 
the State in order to renegotiate the terms for the grant used to purchase the Safeway site.  
Ultimately, a grant of $266,925 with a 15 year loan of $483,075 was negotiated.  In June 2005, 
the City had the Safeway building demolished, retaining the concrete flooring as a central plaza 
area.  The City decided to utilize the two existing parking areas on either side of the plaza as on-
grade, interim parking until the site is redeveloped with a more beneficial use. 
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INTRODUCTION 
 
Safeway was an integral downtown anchor from 
the time it was constructed in 1957 until it 
relocated to the present location east of 
downtown.  In 1979, representatives of Safeway 
announced they were looking for alternate 
locations to develop a larger, more modern store. 
City staff, in conjunction with a variety of State 
agencies, worked to avoid the Safeway building 
becoming vacant.  Periodic verbal discussions 
between Safeway representatives and City staff 
continued for the next decade. 
 
There is a provision in the Comprehensive Plan Community Growth - Plan Strategy which 
states: “The downtown area will be protected as the commercial center of the region through 
policies discouraging strip commercial development, encouraging the establishment of 
additional parking areas, and promoting the concepts of limited malls and “People Places.”  The 
City continues to support a strong and vibrant Downtown. 
 
1990 to 2000 
 
From 1990 to 2000, the City was in more frequent contact with the representatives of Safeway 
concerning the need for a new Safeway store and the desire of the City that Safeway maintain a 
Downtown location due to its contribution to the commercial vitality of Downtown and the 
provision of needed service for residents living close by.  With construction of a new store in 
Seaside, Safeway had vacated a downtown store in that community and the resulting vacant 
building remained a blight for many years.  This prospect as a significant concern to Astoria. 
 
During this period, the City was in the process of acquiring the former Fairgrounds site 
located in the 1800 block Marine Drive (the current location of the Gateway Cinema, Aquatic 
Center, and OSU Seafood Consumer Center).  In addition, the City was working with 
Department of Environmental Quality (DEQ) on the environmental clean up of the former 
Astoria Plywood Mill site.  These two projects spurred the development and adoption of the 
Gateway Master Plan for the area from 16th to 29th Streets and the River to Exchange Street.  
The Plan was adopted on May 4, 1998.  While not directly related to the Safeway relocation, 
these projects impacted the work being done with Safeway and their eventual decisions.   
 
Safeway opposed the adoption of the Gateway Plan as they believed that the potential new 
store sites within this area would be easier to develop without the need for design review as 
required in the Gateway Plan.  The Plan did not directly address the potential Safeway 
relocation, but the vision for the Gateway Area limited the possible locations available. 
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1998 ODOT Transportation Growth Management Quick Response Program 
 
The Safeway Corporation requested, through the City, that the Department of Land 
Conservation and Development (DLCD) provide a consultant team to help determine an 
appropriate design and site for a new grocery store in Astoria.  The Transportation Growth 
Management Division (TGM) of the DLCD, through its Quick Response Program, selected 
Crandall Arambula, PC to work with the interested parties to select a site and develop a design 
for a store.  Grocery store designs were developed and evaluated for four potential sites: 1) 
John Warren Field; 2) Gateway Area; 3) Existing Site; 4) Another Downtown Site. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
1)  John Warren Field:   
 
 John Warren Field is used as the 

School District football field. Although 
the analysis of the site showed it would 
work well for the store, the loss of the 
athletic field and site ownership were 
large detriments.  During the review of 
this option, it was discovered that 
ownership of the property would revert 
from School District ownership to the 
City of Astoria should the property not 
be used as an athletic field.   
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2)   Gateway:   
 
 Site access was the largest problem 

with this site as turning activity on and 
off Marine Drive was discouraged by 
ODOT.  Site ownership and land 
assembly were also problems.  The 
City had acquired the Fairgrounds 
property in 1993, but the proposed 
Gateway location included other 
privately owned properties. 

 
 
 
 
3)  Existing Site:  
 
 The site was thought to be the best 

choice for the Downtown if parking 
could be found, ownership obtained, 
and traffic circulation problems worked 
out. Circulation issues were significant.  
Resolution included converting Duane 
Street to two-way traffic and vacating 
Exchange and 12th Streets adjacent to 
the site.  Access to the store from 
Marine Drive and Commercial Street 
was also considered a liability. 

 
4)  Another Downtown Site: Proposed on the 

NW corner of 10th Street & Marine Drive, 
there were considerable obstacles to 
overcome including street vacation and 
land assembly.  While the site was good 
for westbound access, it was virtually 
inaccessible for east-bound motorists.  
The site was thought to be better suitable 
for lodging or commercial use that would 
benefit from the waterfront location. 

 
 
 
 
 A portion of this area was a sunken parking lot and fish processing office which was 

scheduled to close, a bowling alley with sunken parking lot, and a historic 
office/restaurant building. 
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Safeway eventually prepared a plan for the Downtown location which was presented to the 
public for comment during the TGM process.  Ultimately, Safeway determined that they did not 
wish to remain Downtown and needed to pursue other locations.   
 
2000, Clatsop Community College Urban Campus Plan 
 
At the same time Safeway was reviewing options for a new store location, Clatsop 
Community College was discussing either upgrading their existing facility or building a new 
campus.  The City of Astoria was in support of the College remaining within the City limits, 
either at their current location or a location close to downtown.  Ultimately, the College 
identified three potential sites for a new college facility: 1) Downtown Astoria, 2) Airport Hill on 
Alternate Highway 101, and 3) North Coast Business Park on Highway 101.  There was 
disagreement among the CCC Board members as to the feasibility or desirability of an urban 
campus versus a greenfield site.  
 
An ODOT / DLCD Transportation Growth Management Quick Response Program grant was 
obtained to study the Downtown Astoria Option.  This resulted in completion of the Clatsop 
Community College Downtown Astoria Campus Study, dated August 14, 2000.   
 

Consultants proposed the existing 
Safeway block be redeveloped featuring 
a single, multi-story building with a 
campus green.  A Mediterranean-style 
building, similar to the Liberty Theater, 
was felt to be most appropriate.  The 
new building would make a visual 
connection to the waterfront from its 
upper floor windows. 

Final Plan as submitted July 2000 

 
Concerns were raised regarding the 
cost of building an urban campus 
versus building a campus on a 
greenfield site.  Phase I construction of 
an urban campus was to include the 
development of a main campus 
building, plus the shared use of the 
Astoria Public Library, Liberty Theater 
and Astoria Senior Center.   
 

It was estimated the downtown campus would cost $23,930,140.  By contrast, it was estimated 
a new campus constructed on a greenfield site would cost $35,312,750.   
 
Merits of the downtown campus were reviewed against the following criteria: 

1)   The ability to provide for future building programs. 
2)   The ability to provide for required parking. 
3)   The flexibility for the campus facility program to change. 
4)   The ability to create an “Imageable” campus setting. 
5)   The proximity to secondary services. 
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6)   The ability to provide a central commons area. 
7)   The ability to share facilities. 
8)   The cost of improvements. 
9)   The ability to acquire additional buildings or sites. 
10) The ability to phase development. 
11) The community’s political acceptance. 

 
Three alternatives were presented to the public: 
  
Alternative 1: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Alternative 1 was bound by Duane and Exchange Streets and 10th and 14th Streets.  Tree-lined 
streets and special paving helped demark its edges.  The main campus building was proposed 
to be constructed on the southern edge of the former Safeway block. A campus green was 
proposed for the block’s northern end.  Under-utilized buildings within the zone, such as the 
former US Bank (current Banker’s Suite) building at 12th and Duane Streets, were incorporated 
into the campus.  Connections to the waterfront were reinforced by tree-lined streets and special 
paving on 11th and 12th Streets.  Alternative 1 appears to be the consultant’s preferred plan. 
 
Alternative 2: 
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Alternative 2 was bound by Duane and Exchange Streets and 10th and 14th Streets.  Tree-lined 
streets and special paving helped demark its edges. The main campus building was proposed to 
be constructed on the block’s western end.  A campus green was proposed to the east.  
Underutilized buildings within the zone, such as the former US Bank building at 12th and Duane 
Streets, are incorporated into the campus.  Connections to the waterfront are reinforced by tree-
lined streets and special paving on 11th and 12th Streets. 
 
Alternative 3:  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The Alternative 3 campus was proposed to be developed on the John Warren Field site.  
Classroom buildings are proposed to be located on the eastern end of the site, adjacent to 
Columbia Memorial Hospital.  The site’s western end was dedicated to parking.  No formal 
connection to the waterfront was proposed.  The School District opposed this location and the 
School Board voted to not release John Warren Field. 
 
Concurrent with these processes, CCC and the City established an Urban Campus Team to 
address relocation options, including the proposed former Safeway site.  Public surveys and 
numerous meetings were held concerning the Urban Campus concept. The CCC Board and the 
public continued to be undecided on the issue.  South Clatsop County residents opposed the 
proposed Astoria locations. 
 
Then Governor Kitzhaber was supportive of the urban campus concept and supported the City’s 
planning efforts urging CCC to locate in the Astoria downtown area.  On December 12, 2000, 
the City Council adopted Resolution 00-34 in support of the CCC Urban Campus.  After months 
of debate among the CCC Board, City, and general public, the CCC Board voted to pursue the 
urban campus concept. 
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The City assisted CCC with negotiations for joint use of the various downtown buildings and the 
City acquired some properties as they became available to bank them for the possible campus 
use. Over the years, CCC brought several bonds before the voters for construction of a new 
campus.  All requests failed. 
 
2001, Safeway / Community College Relocation Options 
 
In January, 2001, the Governor’s Community Solutions Team awarded a Community Response 
Fund Grant of $33,000 for the “Astoria Revitalization Grant: Safeway Relocation / Community 
College Development” project, including an appraisal of the site.  Crandall Arambula was hired 
to do the next phase of the study to analyze Safeway relocation options.   
 
A downtown College campus was favored by consultants and had some public support.  As this 
concept was continuing to be pursued, Crandall Arambula  looked at two locations to relocate 
Safeway.  The first site was John Warren Field, which was previously considered as a potential 
site for CCC.  The second site was just east of the Gateway Area at the site of the Hauke 
Sentry Market in the 3300 block of Lief Erikson Drive, the eventual Safeway location.  No 
recommendations or conclusions were developed as this study was analyzing pros and cons of 
the two sites. 
 
1)  John Warren Field Site 
 
 The City believed the John 

Warren Field site was not 
suitable for the Safeway 
relocation and rejected this 
option. 

 
 
 
 
 
 
 
 
 
2) Site adjacent to Gateway Area 
 
The Gateway Area site was the location 
of Hauke Sentry Market.  Acquisition of 
this large site by Safeway was feasible. 
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In November 2001, the City and College entered into an Intergovernmental Agreement 
concerning the Downtown Campus site.  The agreement identified specific properties for 
acquisition in the downtown area and included action items for both entities including acquisition 
of sites, identifying funding sources, and the College pursuing bonds.  The Agreement was 
contingent upon the College obtaining bond approval which never occurred. 
 
2002 / 2003, Safeway Relocation/Downtown Site Acquisition
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In 2002, there was decreasing support by the 
public for the Urban Campus and the CCC 
Board is split on the concept.  Following public 
discussion throughout the community, in the 
newspaper, and on the radio, the College 
withdrew interest in the Safeway block and 
decided to abandon the Urban Campus idea.   
 
The City planned to utilize a $750,000 Community Development Incentive Fund Program grant 
to acquire the Safeway property to revitalize downtown Astoria.  In light of the fact that the 
College was no longer pursuing an urban campus concept, other Safeway property 
redevelopment alternatives were considered. 

2002, Economic Development Appraisal  
 
An appraisal confirms that the marketability, 
and highest and best use of the property is 
unchanged from the 2001 appraisal.  As is 
market value of fee simple interest:  
$762,150. 

 
Crandall Arambula, PC conducted two public forums; more than 100 citizens participated in 
each.  The plan called for acquisition of the entire block occupied by Safeway and the American 
Legion. The consultants recommended that a significant portion of the block be retained as 
public open space.  Under the plan, an “L” shaped open space, or 65% of the block, was 
retained for a multiple-use “People Place.”  
 
The City acquired the Safeway site in 2003 
and continued discussions with the American 
Legion regarding the status of their property.   

American Legion building 

 
 
 
 
 
 
 
 
 
The consultants essentially revised the urban campus plan and replaced a College building with 
a mixed-use structure on the southeast corner of the block.  The structure was proposed to be 
two to four stories.  Under the terms of sale with Safeway, a maximum of 5,000 square feet 
could be retail food and /or restaurant use.  Second floor uses could be used as office space 
and the upper floors could be developed as affordable or ownership housing. 
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January 2003, Safeway Environmental 
Site Assessment,  Phase I 
 
While the plans were progressing for the 
redevelopment of the block, Hahn and 
Associates, Inc. performed Phase I 
environmental site assessment.  The 
January 2003 assessment revealed 
evidence of recognized environmental 
conditions in connection with the 
property.  Further investigation in a Phase 
II assessment was recommended 
including the following:  1) subsurface 
investigation to determine historic 
contamination; 2) decommission 
American Legion heating oil underground 
storage tank and check concrete vault for 
tank or contamination; 3) geophysical 
survey of other underground tanks to be 
decommissioned.   
 
April 2003, Phase II Environmental Site 
Assessment 
 
As a second phase to the January 2003 
report, Hahn and Associates, Inc. 
conducted an additional assessment.  
This report recommended the following:  
1) decommission of the two abandoned 
underground storage tanks; 2) further soil 
testing of the NE corner of the store; 3) 
special management of petroleum 
contaminated soils if disturbed, or soil 
should be removed or capped; 4) 
additional testing of the magnitude, 
extent, and source of VOCs in 
groundwater; 5) additional testing if DEQ 
letter of “no further action” is issued; and 
6)  if left in-place, no actions necessary 
with respect to VOCs in groundwater 
unless site is for  residential use.   
 
December 2003, Subsurface 
Investigation Report 
 
As recommended in the Phase II Report, 
a subsurface investigation and 
assessment as required by the Purchase 
and Sale Agreement was conducted by 
Hahn & Associates.  They recommended 
various options for clean up based on 
disturbance of the site and/or the reuse of 
the site.  The assessment recommended 
the following:  1) VOC’s (volatile organic 
compounds) may be left undisturbed 
unless residential use is proposed; 2) 
activities that may exacerbate the spread 
of contamination should be avoided; 3)  
DEQ could require additional studies 
which would be a financial liability.   

One concept proposed by the editor of The Daily 
Astorian was to consider a “Living Library.”  The 
concept would utilize $760,000 of Logan Memorial 
Library trust funds held by the City.  The proposal 
includes residential living units above a public library. 
 
 
2004, Safeway Design and Redevelopment, Moore 
Iacofano Goltsman, Inc. (MIG) 
 
In 2002, a Crandall-Arambula planning process for 
the site resulted in a preferred community option 
involving multi-story mixed use development (office, 
retail, residential or other uses) on the southeast 
quarter of the site, with the development of a public 
plaza/green space on the remainder of the site.  
Further planning was needed to determine the final 
use and potential development of site.   
 
 
 
 



The Community Incentive Fund (CIF) grant from the Oregon Housing and Community Services 
(OHCS) used to purchase the Safeway block was a grant conditioned upon public use of the 
site.  With the results of the previous studies and the potential use of the site for private 
development, OHCS required that the grant be converted to a grant/loan. 
 
The City needed to submit a design plan to OHCS by the end of 2004 and therefore issued a 
request for qualifications for a consultant to prepare a plan for design and redevelopment of the 
site.  Moore, Iacofano, and Goltsman (MIG) was ultimately hired. Safeway had completed their 
new building at 3250 Lief Erikson Drive and vacated the downtown site. 
 
Three alternative development scenarios were discussed with Astoria citizens at two public 
meetings.  These alternatives included: A) Clatsop Community College Urban Campus; B) 
Public use; C) Mixed public/private use.  Alternatives B and C were explored with and without 
relocating the American Legion building. 
 
A)  Clatsop Community College:   
 
 Although the College Board withdrew interest in pursuing a downtown campus in 2002, 

the Board decided to revisit this concept in 2004. This scenario would include more than 
200,000 square feet of college buildings on as many as four downtown blocks, as well as 
structured parking for 310 cars and a 30,000 square foot college plaza or green. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Alternate A 

Advantages of Alternative A include: 
1)   Commercial and housing revenue. 
2)   Avoids private development risk/subsidy. 
3)   The existing College site could be sold for development. 
4)   The campus provides leverage for further downtown development. 
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Disadvantages of Alternative A include: 
1)   It removes the former Safeway site and three additional blocks from the local tax 

base. 
2)   It requires uncertain bond funding. 

 
B)  Public Use:   
 
 This scheme provides a home for a new library, new senior center, a public plaza, on-site 

parking and off-site parking, and other public uses.  This could be done with or without 
relocating the American Legion.  However, new uses would occupy less space if the 
American Legion were to remain.  A full block of public uses, including a major open 
plaza or green and a significant civic building was estimated to cost $15 million, all of 
which would be borne by the public with the exception of up to $1 million in existing 
reserves for the library. 

 

Alternate B 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Within Alternative B, there were two sub-alternatives.  Sub-alternative B1 was for public uses 
with the American Legion relocated.  This scenario proposed a new library, public meeting 
rooms such as an auditorium or City Council chambers, a public plaza or green, off site surface 
parking (on another block and angle parking on the street.  Sub-alternative B2 was for public 
uses with the American Legion retained.  This scenario proposed an new library, smaller public 
meeting rooms, smaller public plaza, onsite surface parking, and angle parking on the street. 

 
Advantages of Alternative B include: 

1)  The public gains a variety of public facilities including an outdoor gathering 
space. 

2)   It avoids the risk and potential subsidy of private development. 
3)   It increases the likelihood of leveraging further development nearby. 

 
Disadvantages of Alternative B include: 

1)   The site is removed from the tax base. 
2)   It provides no commercial uses on the site. 
3)   It relies on uncertain public funding. 
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C)  Mixed Use:   
 
 The third alternative mixed public and private uses.  Ideas included ground floor retail, 

housing on upper floors, a community meeting room or auditorium, a public plaza and on-
site parking.  This proposal could be accomplished with or without the relocation of the 
American Legion. A mix of public and private uses on the block were estimated to cost 
$12 to $14 million.  Depending upon whether or not the American Legion remained and 
whether or not housing was for sale or for rent, the public cost was estimated to be in the 
$2 to $6 million range. 

 

Alternate C 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Advantages of Alternative C include: 
1)   A “critical mass’ of new development, including new commercial space, is 

created. 
2)   It promotes a 24-hour vitality within downtown. 
3)   It retains a tax base on site, but also provides a public plaza or green. 

 
Disadvantages of Alternative C include: 

1)   Although condominiums are thought to be the most viable use, private 
development will not be able to be constructed without public subsidy. 

2)   This alternative also relies on uncertain public funding for parking and plaza. 
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Two public workshops were held to present 
the alternatives to the public for discussion 
and comment.  Between 60 to 70 Astoria 
area residents attended each workshop.  
Participants were encouraged to voice their 
opinions and/or fill out a questionnaire. 
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Most of the workshop participants expressed strong support for the College remaining in Astoria 
and many supported relocated to a downtown site.  However, few participants were supportive 
of a college campus centered on the former Safeway site as shown on Alternative A.   
 

“. . . The strongest public support [received from the workshop] was for 
Alternative B: Public Use.  Workshop participants were enthusiastic about City 
control of the site and of a public plaza.  Participants were also supportive of a 
public building to house the library and other public uses, but quite guarded 
about the expense of such a facility.  In general, workshop participants were 
quite suspicious of a mixed used development scheme (Alternative C).  This  
skepticism was grounded in two issues: first, the unpredictability inherent in 
selling the property and thereby giving up control of the property; and second, 
doubt that small condominiums costing as much as $200,000 would sell in 
downtown Astoria on a site without river views.  

 
Specifically, regarding the American Legion Post, the overwhelming majority of workshop 
participants felt that the time has come for the Legion to find a new home.  Most 
participants encouraged the City and the Legion to find an economic agreement that 
moves the Legion to a new location and makes the Legion’s current building part of a 
larger redevelopment scheme.”   (MIG, Safeway Block Redevelopment Alternatives, 
Memorandum, City of Astoria, December 1, 2004, pg. 3) 

 
A summary of public comment is provided in the appendix.   
 
On December 6, 2004, a report was presented to City Council where the three Alternatives were 
given.  The consultant also recommended that the Safeway store be demolished and a 
temporary multi-use parking lot / plaza be developed.  There was discussion between 
Alternatives B and C, as to which the Council felt was a preferred option.  There was also 
discussion regarding the terms of the $750,000 State grant used for the purchase of the former 
Safeway site and the necessity to revise that grant.  It had been previously determined that the 
grant would need to be converted to a grant and loan, but the uses proposed in either 
Alternative could affect that split (based upon the public versus private use).  Final deliberation 
on a proposed alternative was continued so staff could determine how either option would affect 
the distribution of State grant / loan. 
 
At their December 20, 2004 meeting, it was presented that Option B: Public Use would result in 
the lowest conversion of the grant to loan.  There was further discussion that should a mixed 
use building be proposed in the future, perhaps the grant / loan terms could be renegotiated.  
Council decided to recommend Option B to the State suggesting a possible grant/loan with 
$37,500 in a five year loan for the CIF monies and the balance in grant.   
 
 
2005 - 2009, Safeway Site Loan / Grant and Reuse 
 
Following Council’s direction at the December 20, 2004 meeting, staff forwarded the proposal to 
the State Housing and Community Services office.  The grant / loan split as proposed by the 
City was rejected and new figures were provided by the State.  A grant of $266,925 with a 15 
year loan of $483,075 was ultimately proposed.  The grant / loan split was based upon the 



percentage of space dedicated to public uses under the proposed interim improvement (keeping 
the Safeway building footprint as open space).  This revised grant / loan agreement was 
approved in April 2006.   
 
In June 2005, the City had the Safeway building demolished, retaining the concrete flooring as a 
central plaza area.  The City decided to utilize the two existing parking areas on either side of 
the plaza as on-grade parking as an interim measure until the site is redeveloped.  During the 
summer of 2005, additional striping in the parking lot was completed to accommodate more 
cars. 
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2005, Site Assessment, Buffalo Geological 
Consulting 
 
During this time, a geophysical survey, as 
recommended by Hahn & Associates in 
2003, was conducted as a second phase to 
the site assessment. 
 
The report discussed the issues related to 
the City not controlling the American Legion 
portion of the block and recommended 
additional assessment of that area in the 
future.  The report noted the following:  1)  
American Legion’s underground storage  
tank (UST) appears to be the source of 
contamination in the SE corner of the 
building; 2) City’s lack of ownership of entire 
block limits the City’s ability to fully study the 
site to DEQ standards; 3)  development of 
the City-owned portion of the block could be 
hampered unless a study also includes the 
American Legion site; and 4) there are no 
groundwater uses in the vicinity that would 
be affected by the contaminations.

The City considered various activities to 
utilize the site throughout the year. Some 
potential activities include use by Sunday 
Market, Regatta Square, and other 
community events. 
 
In 2006, temporary landscape containers, 
benches, and tables were installed that 
could be relocated when final landscaping 
is proposed with development of the 
block.  
 
The City encouraged people to call the 
site the “City Square” and not refer to it as 
“The Slab.”  The City had held a “Name 
the Block” survey in 2006, and after 
names were submitted, none were 
selected. The Downtown Square 
continues to be used by the Sunday 
Market, Regatta, and other community 
events throughout the year.   
 
 
 



The Bank of America building located at 977 
Commercial Street was destroyed by fire in November 
2008 creating an urgent need for a site-ready location 
within the Downtown area.  In December 2008, the City 
leased a small portion of the plaza to the Bank of 
America as a temporary site for a mobile banking 
facility.  In June 2009, the bank moved to another 
temporary location as per the lease agreement. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

In December 2008, BSM 
Engineering conducted a 
structural analysis of the plaza 
to determine the stability of the 
concrete to accommodate the 
Bank of America mobile unit.  
The analysis found that the 
southern-most portions of the 
plaza can support greater 
loads as the beams in this 
area are constructed of 
concrete rather than timber 
used on the northern-most 
portions. 

Sunday Market on Plaza 
& 12th Street, 2008 

City Service Fair on Plaza, 2008 
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APPENDIX 1 
SAFEWAY & URBAN CAMPUS TIMELINE 

 
MAY 1990 - FEBRUARY 2002 
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Safeway and Urban Campus Time Line 
May 1990 to February 2002 

 
5-19-90 Paul Benoit spoke with Safeway re: expansion at the downtown location, Safeway 

receptive to idea 
 
5-21-90 Paul Benoit spoke with some potentially affected businesses if Safeway expanded 

downtown 
 
5-22-90 Memo from Ron Fox (PPL) regarding Safeway’s desire to expand downtown with a 

need for 160,000 square feet of land for 40,000 square foot store 
 
6-26-90 Letter from Safeway stating the downtown site was not of sufficient size 
 
8-9-90 Letter from Paul Benoit to Safeway, requesting additional information to help with 

redevelopment needs 
 
9-4-90 Letter from Safeway regarding need for a site for a 50,000 square foot store  
 
8-4-97 ADC meeting - Chairman Van Dusen directs staff to proceed with RFP for sale of 

Fairgrounds property for family entertainment and not as potential Safeway site 
 
9-15-97 ADC meeting - unanimous decision to approve draft RFP and proceed with process for 

sale of Fairgrounds property for family entertainment 
 
12-4-97 Paul Benoit meets with Ross McKechnie (Romac Corp “land agent for undisclosed 

buyer”) concerning exclusive option to purchase Fairgrounds property area 
 
12-17-97 Paul Benoit meets with Ross McKechnie (Romac Corp land agent) and Safeway 
 
12-20-97 Paul Benoit meets with Ross McKechnie (Romac Corp land agent) and Safeway 
 
2-25-98 Daily Astorian article “Out of the zone, Change may be a blow to Safeway’s plans” 

concerning new Gateway zoning that would not allow large stores 
 
3-2-98 Daily Astorian editorial “Much ado about Safeway, Astoria’s needs come first” 

concerning Safeway’s desire to stop Gateway zoning so they can locate at Fairgrounds 
 
3-6-98 Daily Astorian editorial “Is it OUR place or is it THEIR place?” concerning potential 

Safeway location at former Fairgrounds site [Gateway Theater site] and Astoria’s desire 
to keep community identity 

 
3-25-98 Crandall Arambula contracted by City through State TGM Program for Quick Response 

services for relocation of Safeway 
 
4-27-98 Daily Astorian editorial “Why not site CCC in downtown Astoria?” concerning 

suggesting to CCC that urban campus concept can work as it did in Savannah GA 
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4-29-98 Daily Astorian guest commentary article “A college site for the next century” by CCC 

President John Wubben concerning potential sites and desire for site outside of City for 
growth  

 
8-13-98 Meeting of Crandall Arambula & Safeway to review potential Safeway locations 
 
9-8-98 ADC meeting – concerning boundary amendment of Astor-East Urban Renewal 

District to include Safeway block.  Mayor offers Safeway proposal drawing for public 
review which was presented in an earlier Executive Session.  Councilors discuss 
keeping Safeway downtown even at loss of other buildings.  Mayor notes that there 
would be streets to vacate and states that the community needs to remember that there is 
a process and there will need to be much public discussion.  ADC directs staff to look at 
a potential boundary amendment. 

 
9-9-98 Daily Astorian article “City reveals ambitious Safeway plan” concerning downtown 

conceptual plan on public view 
 
9-10-98 Daily Astorian article “Businesses receptive to moving for new Safeway” 
 
9-11-98 Daily Astorian article “Safeway executives enthused about Astoria project, Downstore 

expansion proposal still considered preliminary” 
 
9-11-98 Safeway Conceptual Plan comment form provided for public input with plan posted at 

Library.  All comments received were sent to City Council, City Manager, Larry 
Ksionzyk, George Crandall, Bill Jackson at Safeway 

 
9-14-98 Daily Astorian editorial “Safeway plan has considerable merit, City of Astoria and 

Safeway executive have been resourceful” 
 
9-16-98 Daily Astorian article “Astorians check out Safeway proposal” 
 
10-1-98 Meeting with Crandall, City & Safeway 
 
10-5-98  City Council meeting - Mayor notes he and staff met with Safeway the week before.  

Benoit noted that Safeway's proposal for downtown location on display in Library.  50 
comments received.  Most are favorable, concern over street vacation and loss of 
historic buildings.  Safeway concerned about cost of property acquisition.  (of note, this 
was also the meeting where Willis brought up the trolley) 

 
11-2-98 City Council meeting - Morden reported that Astoria was invited to make a 

presentation to SEAPAC about Safeway progress.  George Crandall architect did slide 
show showing how Safeway could stay downtown.  ADHDA will work to bring project 
to fruition.  Jeannine Grafton reported that Benoit has compiled a list of innovatively 
planned Safeways including Leavenworth and Port Townsend. 
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11-98 TGM Quick Response Summary Report by Crandall Arambula on potential Safeway 
locations 

 
12-7-98 City Council meeting - Morden reports that CEDC is going to discuss Safeway at their 

next meeting. 
 
12-8-98 Paul Benoit, George Crandall, Bill Jackson, Larry Ksionzyk address CEDC monthly 

membership meeting on Safeway expansion  
 
1-20-99 Daily Astorian article “Hospital casts interested eye to Warren Field” ‘after Warren 

Field was mentioned near the top of Safeway’s list for relocation’ 
 
2-99 Downtown Safeway design proposal posted at Library for public comments. All 

comments received were sent to City Council, City Manager, Larry Ksionzyk, George 
Crandall, Bill Jackson at Safeway 

 
3-8-99 Downtown Safeway design at Library removed 
 
3-11-99 Daily Astorian article “Downtown hot topic still on middle burner, State economic 

planner says Safeway’s Astoria project is still alive” 
 
3-26-99 Daily Astorian article “Downtown Astoria out of college picture” 
 
4-27-99 Daily Astorian editorial “Thompson is right, A mall campus [Warrenton site] is 

expensive and breeds congestion”  
 
9-15-99 Letter from Safeway to American Legion advising that they are not decided on a site but 

still considering rebuilding on-site 
 
9-23-99 Daily Astorian editorial “Bad faith, Astoria deserves better from Safeway” encouraging 

Safeway to remain downtown  
 
10-7-99 Daily Astorian editorial “Safeway holds a secret meeting, Why was Columbia Memorial 

Hospital excluded?” concerning Safeway meeting with School District 
 
10-11-99 Daily Astorian editorial “ Why Safeway matters, Its block is critical to downtown’s 

future” 
 
10-15-99 Daily Astorian article “Schools open 90-day window for Warren Field, Safeway and 

Columbia Memorial Hospital invited to submit proposals for future of football stadium” 
 
10-22-00 Daily Astorian editorial “It is sometimes easier to work with the Federal government” 

concerning keeping Astoria’s sense of place while working with a big corporation like 
Safeway 
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11-15-99 City Council meeting – Councilor Thompson submitted CCC Task Force 
recommendation to City Council for consideration before CCC Board reviews.  Council 
recommended that CCC consider urban campus. 

 
11-15-99 City Council meeting – Lucian Sweredloff spoke in support of an urban campus 
 
11-19-99 Clatsop Community College 2020 Vision Task Force “Findings & Recommendations” 

including section on relocation options which included downtown  
 
1-18-00 ADC meeting – Boundary Amendment of Astor-East Urban Renewal District.  ADC 

discussed issue of Safeway, Warren Field, and downtown.  Doug Thompson spoke 
about a meeting last May with Mayor, City staff and Bill Jackson of Safeway and that 
Safeway has other options available to them.  He stated that the City needs to 
understand what its bargaining position is and what has to happen for Safeway to do 
whatever they are going to do. 

 
1-27-00 Daily Astorian article “Safeway misses deadline on Warren Field, Hospital turns in 

proposal for expansion of facility” 
 
2-2-00 Paul Benoit met with Russ Hunter and John Wubben concerning idea of urban campus 
 
2-10-00 Daily Astorian editorial “Follow the money, A downtown option gives Clatsop College 

philanthropic, private and public funding opportunities” 
 
2-11-00 Daily Astorian article “New player spices future of Warren Field, Astoria school leaders 

decide not to give hospital or Safeway the inside track on prime property” 
 
2-11-00 City submits application to DLCD Quick Response Program for assistance to study 

CCC Urban Campus concept 
 
3-6-00 City Council meeting – Councilor Heilman reported attending meeting regarding the 

location of a new campus 
 
4-19-00 Meeting with Governor Kitzhaber and City Councilor Heilman, CCC John Wubben, 

Liberty Theater Steve Forrester & Cheri Folk, Russ Hunter, Larry Ksionzyk, DLCD, 
ODOT, OEDD, Pat Egan concerning urban campus concept and assistance by 
Community Solutions Team 

 
4-26-00 Letter from Governor Kitzhaber to CCC supporting urban campus and committing NW 

Community Solutions Team to help 
 
4-27-00 Mayor Van Dusen appoints Urban Campus Citizen Advisory Committee 
 
5-3-00 Daily Astorian article “Kitzhaber backs Astoria urban campus, Governor says money 

may be forthcoming if college leaders will relocate campus in downtown” 
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5-11-00 Urban Campus Citizen Advisory Committee workshop with Crandall on downtown 
design 

 
5-12-00  Daily Astorian article “[school] District wants Safeway to submit Warren Field designs” 
 
5-25-00 Urban Campus Citizen Advisory Committee workshop with Crandall on downtown 

design 
 
6-5-00  City Council meeting - Ernie Barrows spoke about idea to incorporate Safeway into an 

urban renewal district.  City needs to do a financial impact statement.  ADC needs to be 
up front about the costs. 

 
6-8-00 Urban Campus Citizen Advisory Committee workshop with Crandall on downtown 

design 
 
6-15-00 Daily Astorian article “County touts its site for college, Commissioners back campus in 

Warrenton” 
 
6-16-00 Daily Astorian article “Downtown campus proposal takes shape, Proponents see idea as 

way to wake up Astoria” 
 
6-19-00 Daily Astorian editorial “Downtown is double winner, Funding mix could be tapped for 

Astoria CCC campus” 
 
6-19-00 City Council meeting – Heilman gave an update on urban campus concept and 

possibility of Safeway relocating to Warren Field 
 
6-26-00 Daily Astorian guest column article “Community college is wonderful asset” 
 
7-13-00 Urban Campus Citizen Advisory Committee workshop with Crandall on downtown 

design 
 
7-17-00 City Council meeting – Council accepted concept plan for urban campus.  Councilors 

also discussed lack of commitment from Safeway about its intentions 
 
7-26-00 Letter from Governor Kitzhaber to CCC encouraging them to do an urban campus 
 
8-7-00 City Council meeting – Urban Campus Citizen Advisory Committee meeting minutes 

of 5-11-00, 6-6-00, and 7-13-00 submitted 
 
8-14-00 Crandall “Downtown Astoria Campus Study” w/ ODOT/DLCD TGM Quick Response 

Program grant completed 
 
9-18-00 City Council meeting - Don Fell asked for information concerning Safeway and John 

Warren field 
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9-25-00 Larry Ksionzyk met with School Board concerning possible Safeway location at Warren 
Field 

 
10-12-00 Daily Astorian article “North Coast Business Park best option [for location of CCC], 

architect says”  
 
10-16-00 City Council meeting – Council approved applying for a Community Response Fund 

Grant to evaluate issues regarding Warren Field.  Morden encouraged Safeway to work 
with Council in a private public partnership 

 
10-31-00 Meeting with Paul Benoit, Bill Campbell, Jim Sitzman, Larry Ksionzyk, John Wubben, 

Jean Danforth, Frank Satterwhite, Pat Egan, Bud Kramer, Russ Hunter, Norm Eader, 
Steve Fick, concerning Urban Campus 

 
11-1-00 Memo to City Council reviewing 10-31-00 Urban Campus meeting 
 
11-3-00 Meeting with Paul Benoit, Dan Bartlett, Jim Sitzman, Bill Campbell concerning Urban 

Campus 
 
11-15-00 City Council work session – Urban Campus & Downtown Revitalization memo from 

Dan Bartlett noting that urban campus concept would help City Council goal “continue 
to partner with public, private and non-profit entities to enhance livability of Astoria” 
since Governor Executive Order 97-22 considers strong community college as indictor 
of livability. 

 
11-17-00 Daily Astorian article “College board moves closer on site decision, Three options for 

campus are still in the hopper” 
 
11-29-00 Daily Astorian article “College board close to final site decision, Final vote is expected 

12-12 after last hearing” 
 
12-4-00 CCC press release “Innovative SurveyPoint poll helps CCC Board understand what 

issues are most important in making decision on proposed new campus site” 
 
12-4-00  City Council meeting - Sara Meyer, representing the Clatsop Community College 

Board, asked about the City’s enthusiasm for an urban campus.  Councilor Thompson 
asked Mr. Bartlett if Council is required to take any action on the proposal by the 
Northwest Regional Community Solutions Team.  Mr. Bartlett explained the procedures 
that should be followed in adopting the resolution and elaborated on the State’s proposal 
for the downtown urban campus as well as the exhibits to the State’s proposal.  Council 
adopted Resolution 00-34 in support of CCC Urban Campus.   

 
12-5-00 Daily Astorian article “City gives thumbs up to downtown campus” 
 
12-7-00 Daily Astorian article “Location, parking, transit top issues for new college site” 
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12-7-00 Daily Astorian editorial “Money will flow to an urban campus, PSU and UW provide 
example of how to fund a downtown campus” 

 
12-11-00 CCC public meeting on new campus site 
 
12-12-00 Daily Astorian article “Board urged to choose downtown campus, College leaders meet 

tonight to rule on site choices 
 
12-13-00 Daily Astorian article “Board Oks downtown campus, Clatsop Community College 

Board finally votes 4-2 after months of debate over siting options” 
 
12-13-00 Daily Astorian article “City leaders happy but surprised” at CCC decision to consider 

downtown location.  Mayor “stressed the importance of keeping Safeway in Astoria” 
 
12-18-00 Daily Astorian editorial “Opportunity knocks, CCC board gives us boldness; we must 

deliver energy and boldness” concerning opportunity for urban campus 
 
12-22-00 Daily Astorian article “Garrett stuns college board with resignation” ‘over other board 

members discussing the campus relocation issue outside of public meetings’ 
 
12-27-00 Seaside Signal article “Astoria chosen as site for new college, Downtown campus 

picked by board, public input ignored” 
 
12-28-00 Memo from Larry Ksionzyk concerning NW Regional CST assistance to City and CCC 

indicating items required for State to proceed with Safeway project, including “The City 
must lead, particularly the Mayor” 

 
1-16-01 Governor’s Community Solutions Team awarded a Community Response Fund Grant 

of $33,000 for “Astoria Revitalization Grant: Safeway Relocation/Community College 
Development project” 

 
1-22-01 Urban Campus Team meeting w/ CCC, Paul Benoit 
 
2-7-01 Urban Campus Team meeting w/ CCC, Dan Bartlett, Paul Benoit, Mitch Mitchum, 

State 
 
2-27-01 Memo from Dan Bartlett to City Council “John Warren Field and Urban Campus – 

Status Report” including update on Safeway site 
 
2-27-01 Daily Astorian article “Clatsop Community College submits grant application 

[$750,000]” 
 
3-1-01 Daily Astorian article “Campus site choice dominates college election” 
 
3-8-01 Daily Astorian ad by CCC for public survey of urban campus conceptual plan 
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3-19-01  City Council meeting - Northwest Community Solutions Team awards city $33,000 
from Strategic reserve fund to support activities related to development of a new urban 
campus and Safeway's decisions for development of a new store east of the downtown 
core. 

 
3-19-01  City Council meeting - Contract with Crandall Arambula for analyzing Safeway 

relocation options approved and signed 
 
3-19-01 Letter from CDD to Venerable Properties concerning development requirements for east 

area property 
 
4-4-01 Meeting of Urban Campus Team with Jim Sitzman, Vince Chiotti, Paul Benoit, Dan 

Bartlett, Mitch Mitchum, Dave Phillips, John Wubben, Lindi Overton, Norm Eder, 
Mike Smith, Paula St. James 

 
4-10-01 Letters from CDD to east area property owners offering help with environmental 

contamination questions 
 
4-10-01 Spencer & Kupper complete review and recommendations on Safeway relocation 
 
4-12-01 Crandall presentation to staffs of City, CMH, School District, CCC, and Safeway on 

potential Safeway & CCC relocation 
 
4-16-01  City Council meeting - Mayor Van Dusen asked City Manager Bartlett to relay some 

good news.  City Manager Bartlett announced that the Northwest Regional Community 
Solutions team will announce on April 17 that Clatsop Community College and the City 
of Astoria will receive $ 750,000 in grant funding for the urban campus.   

 
4-17-01 Daily Astorian article “State grant advances downtown campus, College and City of 

Astoria receive word of $750,000” 
 
5-1-01 Meeting on Safeway relocation w/ CMH and presentation by Crandall 
 
5-1-01 Daily Astorian article “Urban designer discusses John Warren Field” concerning 

Crandall presentation on potential Safeway  & CCC relocation to CCC Board, CMH 
Board, City Council, School District Board, and open to public 

 
5-2-01 Daily Astorian article “Architect urges cooperative effort downtown, John Warren 

Field’s future still uncertain as the parties come together to mull options” 
 
5-2-01 Daily Astorian article “College has Sept 30 deadline for central campus” 
 
5-4-01 Daily Astorian article “Mayor pledges to retain zoning priority, Mayor says Warren 

Field is unsuitable for Safeway store move” 
 
5-7-01 City Council meeting - Mayor reports on up coming meeting regarding John Warren 

Field as possible site for Safeway 
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5-7-01  City Council meeting - Bartlett distributes memo from Columbia Memorial Hospital 

on desire to use John Warren.  He recommends no further staff efforts to modify John 
Warren Field zoning.  Councilor Thompson is in favor of the staff recommendation. 

 
5-7-01 City Council meeting - Don Webb indicates he attended the meeting regarding John 

Warren Field and notes that there was no traffic impact statement performed. 
 
5-8-01 Urban Campus Team Charette meeting w/ CCC, Dan Bartlett, Mitch Mitchum, Paul 

Benoit, State 
 
5-8-01 Daily Astorian editorial “Yes, but, City should force Safeway to customize its new 

store” concerning Safeway not locating at Warren Field need for Safeway to design a 
store for Astoria not just any design 

 
5-8-01 Daily Astorian article “Council rejects Warren Field for Safeway” 
 
5-8-01 Daily Astorian article “College to appoint citizens’ group to help with strategies” 

concerning creation of New Campus Advisory Panel 
 
5-9-01 Urban Campus Team meeting w/ CCC, Dan Bartlett, Mitch Mitchum, Paul Benoit, 

State 
 
5-9-01 Urban Campus Team Charette meeting w/ CCC, Dan Bartlett, Mitch Mitchum, Paul 

Benoit, State 
 
5-21-01 City Council meeting – Council approves contracting with RP Herman & Associates to 

do an appraisal of the Safeway Block 
 
5-22-01 Urban Campus Team Charette meeting w/ CCC, Dan Bartlett, Mitch Mitchum, Paul 

Benoit, State 
 
5-22-01 City contracts with RP Herman & Associates to do an appraisal of the Safeway Block 
 
5-23-01 Daily Astorian ad “Public Meetings – Urban Campus Planning” for 5-24-01 meeting 
 
5-24-01 Urban Campus Team Charette meeting w/ CCC, Dan Bartlett, Mitch Mitchum, Paul 

Benoit, State 
 
5-24-01 CCC meeting seeking public opinion on urban campus design concepts 
 
5-25-01 Daily Astorian article “Moving Safeway promotes sprawl, Losing store from Astoria’s 

core will fulfill Adair’s dream” concerning keeping Safeway downtown and conflicting 
desires of historic figures of whether to make Downtown or Uppertown the core  

 
5-30-01 CCC awarded $750,000 Community Incentive Fund Reservation grant for purchase of 

downtown site  
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5-30-01 Daily Astorian article “College leaders bring downtown campus into sharper focus” 
 
6-6-01 Urban Campus Team meeting w/ CCC, Dan Bartlett, Mitch Mitchum, Paul Benoit 
 
6-21-01 Urban Campus Team meeting w/ CCC, Mitch Mitchum 
 
6-22-01 RP Herman & Associates completes appraisal report on Safeway and American Legion 

buildings 
 
7-10-01 Urban Campus Team meeting w/ CCC, Dan Bartlett 
 
7-11-01 Urban Campus Team meeting w/ CCC, Dan Bartlett, Mitch Mitchum, Paul Benoit 
 
7-19-01 CCC Campus Advisory Panel meeting with Preliminary Campus Design Concepts 
 
7-27-01 Daily Astorian ad by CCC for public survey of urban campus conceptual plan 
 
7-27-01 Daily Astorian article “Councilors hold firm on college campus” concerning desire for 

downtown location 
 
7-27-01 Daily Astorian article “College seeks clarity on mixed report” concerning NASC report 

on CCC building conditions and potential move 
 
7-31-01 Daily Astorian guest column article “College Board members address ‘myths’ about 

proposed new campus” by Jean Danforth & Russ Hunter 
 
8-1-01 Urban Campus Team meeting w/ CCC, Dan Bartlett 
 
8-14-01 Urban Campus Team meeting w/ CCC, Dan Bartlett, Paul Benoit, State 
 
8-15-01 Daily Astorian article “College planning study [by Crandall] honored for high quality, 

Planning Association says downtown study well done” 
 
8-20-01 CCC “Masterplan for Downtown Astoria” 
 
9-7-01 Urban Campus Team meeting w/ CCC 
 
9-12-01 Urban Campus Team meeting w/ CCC 
 
9-28-01 Daily Astorian article “CCC board may make campus decision in October” 
 
10-3-01 Urban Campus Team meeting w/ CCC, Dan Bartlett, Paul Benoit 
 
10-3-01 Letter from Dan Bartlett to Safeway concerning potential purchase of downtown 

Safeway site, with copies to City Council 
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10-11-01 Dan Bartlett and John Wubben meeting 
 
10-12-01 Daily Astorian article “Clatsop College board nears decision on downtown concept” 
 
10-15-01 “Final Report of the New Campus Advisory Panel to the CCC Board of Directors” 
 
10-16-01 Daily Astorian article “Group tells of worries about urban campus, Panel backs idea, but 

wants more clarity before proceeding any further” 
 
10-16-01 Daily Astorian article “South county ponders future” concerning lack of support by 

south county for bond measure 
 
10-18-01 Daily Astorian article “NASC [NW Association of Schools & Colleges] director blasts 

CCC campus” concerning poor condition of CCC building 
 
10-19-01 Daily Astorian article “Safeway decision looms large in college downtown planning” 
 
10-22-01 Daily Astorian editorial “Time for action at Clatsop College, CCC has leverage 

opportunities in Astoria and Seaside” 
 
10-30-01 City & CCC met with Safeway concerning execution of an option to purchase their 

property 
 
10-30-01 Daily Astorian article “Board unanimous: Downtown, Measure will ask voters to pay 

for urban campus” 
 
11-5-01 City met with American Legion to discuss an option to purchase their property 
 
11-7-01 Urban Campus Team meeting w/ CCC, Dan Bartlett, Paul Benoit 
 
11-14-01 Urban Campus Team meeting w/ CCC, Dan Bartlett, Paul Benoit, Mitch Mitchum 
 
11-19-01 City Council meeting – approve Intergovernmental Agreement for downtown campus 

site 
 
11-20-01 Daily Astorian article “Councilor rails against Safeway move, Council says plan will 

ease sprawl; Thompson calls plan ‘Orwellian doublespeak” 
 
11-27-01 Urban Campus Team meeting w/ CCC, Dan Bartlett, Paul Benoit 
 
11-28-01 Intergovernmental Agreement for Downtown Campus between City and CCC  
 
12-01 “CCC Voter Survey – A Report for CCC by CFM Research” 
 
12-3-01 Urban Campus Team meeting w/ CCC, Dan Bartlett 
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12-4-01 CDD meeting with Tiland Schmidt Architects for Safeway concerning potential store 
design for east area site 

 
12-6-01 Daily Astorian editorial “The quibblers nibble at Safeway, CCC, Grocer’s exit from 

downtown opens the door to opportunity” 
 
12-14-01 Daily Astorian article “Supports sing praises of new college, Downtown campus would 

boost tax rolls of Astoria, maintain college accreditation” 
  
12-17-01 Urban Campus Team meeting w/ CCC 
 
12-17-01 City Council meeting – changes to Intergovernmental Agreement on downtown 

campus site 
 
12-18-01 Daily Astorian article “Poll shows clear opposition for downtown site, Downtown 

college idea needs a better pitch, committee says” 
 
12-20-01 Daily Astorian editorial “Clatsop College poll is a wake-up call, If college leaders don’t 

believe in their project, no one else will” concerning poll indicating that prospective 
ballot measure is discouraging 

 
12-21-01 Daily Astorian article “College abandons spring vote, Board puts off bond measure, will 

reconsider options” 
 
1-02 Oregon Planners’ Journal article on OR American Planning Association award to 

Crandall Arambula on CCC Campus Study 
 
1-8-02 Daily Astorian article “[CCC] Board to focus on current campus, Overwhelming public 

opinion against downtown site sways members to consider options” 
 
1-23-02 Daily Astorian article “Deli owner wants Safeway to stay downtown” 
 
1-23-02 City Council meeting – public urges CC to keep Safeway downtown 
 
1-24-02 Daily Astorian article “Flight of Safeway alarms merchant, City Council refuses to 

support campaign to keep grocer downtown” 
 
1-25-02 Daily Astorian article “[College] Board shelves downtown campus, Group will likely 

focus on improving current community college site” 
 
1-29-02 Daily Astorian editorial “New horizons for Community Store, Safeway’s departure 

creates a beckoning opportunity”  
 
2-4-02 City Council meeting – public urges CC to keep Safeway downtown  
 
2-4-02 Daily Astorian article “Astorians struggle to keep Safeway downtown, Many demand 

City take action to preserve Astoria’s core” 



13 
 
T:\General CommDev\APC\Agenda PACKETS\12-7-21 Work Session\Safeway and Urban Campus Time Line 5-1990 to 2-2002.doc 

 
2-5-02 Daily Astorian article “Citizens demand City halt flight of Safeway, Mayor supports 

town hall meeting on issue, but says options are limited” 
 
2-6-02 Daily Astorian article “College reconsiders rebuilding campus, new building could 

solve problems” 
 
2-13-02 Daily Astorian article “of Cabbages and Kings, No one is pushing Safeway out of 

downtown” concerning Safeway’s decision to move out of downtown 
 
2-25-02 Daily Astorian editorial “Location, location, location, Thompson’s ethics inquiry aims 

to throw Safeway process into disarray” concerning inquiry about Mayor’s involvement 
in Safeway decisions 
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EXECUTIVE SUMMARY 
 

There have been numerous events, studies, and reports concerning the downtown property which 
was the site of the former Safeway grocery store.  Known as Safeway / American Legion Block, it 
was renamed “Heritage Square” in 2012.  As the current property owner, the City is responsible for 
the maintenance and future redevelopment of the site. How that redevelopment would occur is the 
subject of many of these studies. The Community Development Department has condensed the 
volumes of information concerning this site as a consolidated reference for City Council and the 
community on what has been studied and why.  
 
In July 2009, the City completed a “Chronological Account of Planning, Assessment, and Public 
Input” that documented the history of the site from 1990 to 2009.  That Report addressed many 
of the planning studies and environmental reports which led to the City Council decisions on 
how to develop the site at that point in time.  Part 2 of the Report was prepared in August 2021 
at the request of the City Council to address the future phases of development of the former 
Safeway Block.  
 
The first phase of the site redevelopment was construction of the Garden of Surging Waves, a 
formal Chinese Garden, completed in 2014, and the environmental evaluation and cleanup of 
the site.  Redevelopment of the remaining portion of the block has been the subject of 
subsequent studies with the most recent one in 2016. 
 
This document has been prepared to aid discussion on the future of this key downtown property.  
A synopsis of the planning studies completed for this site is provided in this Report.  More 
detailed information can be found in the accompanying documents. 
 
Astor-East Urban Renewal District 
 
On December 6, 2011, the Astor-East Urban Renewal District (AEURD) was expanded by 
Ordinance 11-10 adopted as the Tenth Amendment to the Astor-East Urban Renewal Plan.  It 
added 1.81 acres to the AEURD area consisting of the American Legion Block, where the 
former Safeway store was located, and connections to the existing boundary.  The amendment 
was adopted to assist with construction of the Garden of Surging Waves and Heritage Square 
redevelopment. 
 
Garden of Surging Waves 
 
The Garden of Surging Waves is located in the northwest quadrant of Heritage Square block.  It 
consists of a Chinese influenced garden and was the first phase of a major renovation of the 
almost entire City block which was outlined to be the City of Astoria’s Legacy Bicentennial 
project.  Financial support for construction of the Garden of Surging Waves came from multiple 
sources including grants, corporations, and private individuals.  It was constructed between 
2012 and dedicated on May 14, 2014. 
 
2011 to 2017 Environmental Investigations 
 
Once it was determined that the western portion of the Block would become the Garden of 
Surging Waves Park, multiple environmental studies were conducted.  The Site is identified on 
the Oregon Department of Environmental Quality (DEQ) Environmental Cleanup Site 
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Information (ECSI) database as site #4075.  In 2012, the City was awarded a $400,000 US 
Environmental Protection Agency (EPA) multi-purpose brownfield pilot grant for assessment and 
cleanup of the Site. 
 
Geotechnical Investigation for Legion Block Amphitheater and Public Space, and Garden of 
Surging Waves - GRI - 2011 
 

In 2011, GRI conducted a geotechnical investigation of the site in preparation of 
construction of the Garden of Surging Waves.  The investigation concluded that 
“structural loads for the proposed improvements can be supported by conventional 
spread footings established on compacted structural fill. . .”  The report included 
“conclusions and recommendations concerning seismic design considerations, site 
preparation and grading, structural fill, lateral earth pressure, and design and construction 
of foundations and pavements.” 

 
Stormwater Report and Calculations - AAI Afghan Associates Inc. Engineering - 2012 
 

AAI completed a Stormwater Report and Calculations Report to detail a stormwater 
system for the block for construction of the Garden of Surging Waves. The Report 
provides the details for a trench drain system for the Garden. 

 
Data Evaluation & Scope of Work Development Technical Memo - Hahn and Associates, Inc. 
(HAI) - 2012 
 

In 2012, Hahn and Associates, Inc. (HAI) prepared a memorandum to document the 
evaluation of existing environmental testing data collected at the site. The purpose of this 
work was to provide a scope of work and budget for additional tasks that would be 
necessary to pursue regulatory site closure from the Oregon Department of 
Environmental Quality (DEQ). 

 
Site Investigation Report - GeoEngineers - 2012 
 

A Phase II Site Investigation Report was conducted by GeoEngineers in June 2012.  This 
report assessed the magnitude and extent of contamination in soil, groundwater, and soil 
gas caused by former site activities.  It concluded that there is no current beneficial use of 
groundwater within the Site’s Locality of Facility (LOF).”   

 
Asphalt Concrete Soils Testing Inc. (ACS) - April 2013 

Soils testing was completed in 2013 by Asphalt Concrete Soils Testing Inc. of the soils 
attached to the asphalt being removed for construction of the Garden of Surging Waves. 
 

Quality Assurance Project Plan & Sample Analysis Plan - AMEC - 2014 
 

A Quality Assurance Project Plan (QAPP) & Sample Analysis Plan (SAP) was developed 
in 2013.  The objective of this QAPP/SAP was to document the Site history, sampling 
scope and goals, type and quality of data needed to support the goals, and methods that 
will be used for collecting and assessing data.  This QAPP/SAP contains all the elements 
required for both a field sampling plan and QAPP. 
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Phase II Environmental Site Assessment - AMEC - 2014 
 

A Phase II Environmental Site Assessment was conducted by AMEC in 2014.  It 
developed a Conceptual Site Model (CSM) which is a summary that was intended to 
describe: Sources of risk; How and where the contaminants are likely to move 
(pathways); and Who/ what is likely to be affected by the contaminants (receptors).  It 
concluded that “. . . soil and groundwater data indicate that conditions at the Site do not 
pose an unacceptable risk to urban residential, occupational, or park users. . . 
Construction workers who may come into contact with soil in these areas should 
implement appropriate health and safety measures.” 

 
Analysis of Brownfield Cleanup Alternatives - AMEC - 2015 
 

In 2015, an Analysis of Brownfield Cleanup Alternatives (ABCA) was completed by 
AMEC.  The objective of this ABCA was to present cleanup alternatives for the Site and 
to guide selection of a remedy based on a systematic evaluation of the alternatives.  The 
Report identified alternatives for soil and groundwater and made a recommendation on 
the preferred remedial alternatives on each.  The preferred remedial alternatives were 
Alternative 3c for soil and Alternative 6 for groundwater monitoring. 
 

Interim Remedial Action Measures (IRAM) Work Plan - AMEC - 2015 
 

Following regulatory acceptance of the Phase II ESA, Amec Foster Wheeler conducted 
additional soil sampling in July, 2015. The purpose of the additional sampling was to 
gather soil contaminant data for use in preparing an Analysis of Brownfields Cleanup 
Alternatives (ABCA).  The preferred remedies, as identified in the ABCA, are a removal 
action for impacted soils that exceed DEQ Risk-Based Concentrations (RBCs) and 
monitored natural attenuation (MNA) for impacted groundwater. This IRAM addressed 
the soil remediation portion of the ABCA only, with groundwater to be addressed 
following completion of the soil removal.  
 

Interim Remedial Action Measures Work Plan Addendum - AMEC - 2016 
 

An Interim Remedial Action Measures (IRAM) Work Plan Addendum was requested by 
the Oregon Department of Environmental Quality (DEQ).  On January 4, 2016 AMEC 
Foster Wheeler began implementation of the DEQ-approved IRAM Work Plan dated 
December 23, 2015.  During soil removal activities cracks were observed in the elevated 
concrete parking deck within the excavator operating area. A structural engineer with 
Afghan Associates, Inc (AAI) Engineering conducted a site visit to determine if loading 
activities and soil removal activities would compromise the structural integrity of the 
raised parking deck. AAI submitted a report describing field conditions and a reshoring 
design plan. Modifications to the scope of work presented in the IRAM Work Plan 
resulting from AAI Engineering’s assessment and DEQ recommendations are included in 
this Addendum.   

 
Revised Quality Assurance Project Plan & Sampling and Analysis Plan, Addendum #3 - AMEC 
- 2016 
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The Quality Assurance Project Plan and Sampling Analysis Plan (QAPP/SAP) dated April 
23, 2014 for the Heritage Square property was initially submitted to the DEQ and an 
addendum was submitted on May 6, 2016. Comments to the addendum were provided by 
the DEQ on June 3, 2016 and June 24, 2016. This addendum is based on requests by 
the DEQ to assess groundwater quality at the Site. The plan for groundwater monitoring 
well installation and development methods, groundwater sampling procedures and 
frequency, and investigation derived waste (IDW) management were described in the 
Plan. 
 

Soil Cleanup Report Letter - AMEC - 2017  
 

In 2017, AMEC prepared a Soil Cleanup Report Letter.  This letter report described the 
cleanup work performed at the site from January 4, 2016 through February 10, 2016 and 
serves as the final report to be prepared pursuant to the EPA grant requirements.  The 
Report concluded that “Due to the widespread nature of the remaining low-concentration 
contaminants, it is unlikely that additional soil removal would result in “clean closure” of 
the site.”  Due to presence of potential residual contamination above human health RBC’s 
and the history of trespassing on the site, the City developed a Basement Security Plan 
which identified measures to prevent access to the contaminated areas. 
 

Draft Groundwater Assessment Report - AMEC - 2017 
Groundwater Monitoring Well 
 

In April 2016, the City received an Oregon Business Development Department, 
Brownfield Redevelopment Fund Grant for excavation and removal of the contaminated 
soil, installation of groundwater monitoring well, and completion of groundwater sampling.  
In July 2016, a two-inch groundwater monitoring well was installed within the Duane 
Street right-of-way, immediately down gradient of the site. A Draft Groundwater 
Assessment Report was submitted to DEQ which indicated that once sufficient 
groundwater data had been obtained from the well, the BIOCHLOR model would be 
updated for the site, and a final report would be prepared and submitted to DEQ for 
review/approval. 
 

Revised Groundwater Assessment Report - AMEC - 2017 
 

This revised report presents the results from groundwater monitoring well, MW-1.  Based 
on the Report, it is the City’s understanding that following DEQ approval of the CMMP 
(submitted at time of development plan preparation), and the City’s installation of a site 
cap, that the Site will qualify for a No Further Action (NFA) determination by the DEQ.  
DEQ accepted this Report in December 2018. 
 

ENVIRONMENTAL NEXT STEPS 
 
At the time of development, the developer will be required to complete a Contaminate Media 
Management Plan (CMMP) specific to the proposed development. At that time, the City can 
request a no further action (NFA) finding by DEQ for the site. The developer and the City will 
need to work closely with the DEQ on these final steps.  
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PLANNING AND LAND USE 
 
ADHDA Legion Block Redevelopment Proposal - 2010 

 
In 2010, the Astoria Downtown Historic District Association (ADHDA) Business 
Development Committee presented redevelopment options for the Legion Block to the 
City Council. They recommended open space, covered public space, library relocation, 
mid-range housing, and parking. 

 
In 2012, there was strong direction to develop Heritage Square as the City’s downtown public 
square as an open space park.  It was envisioned as an area to showcase the various heritages 
that represented the early settlers to the area and the contributions of the citizens of Astoria to 
its development.  The Chinese Park (Garden of Surging Waves) was to be the first of these 
heritage exhibits and serve as a catalyst for other development in the downtown area. 
 
Comprehensive Plan amendments were adopted with the amendment of the Astor-East Urban 
Renewal District to address the City’s vision for development of the site.  The CP amendments 
included Sections in Area Descriptions and Policies, Economic Element, and Parks Recreation 
and Open Space.  These sections indicate that Heritage Square should be developed as a park 
/ open space with statements such as:   

“The City will create an active, urban downtown park space that will incorporate a wide 
variety of uses for all downtown visitors and workers, including areas for uses such as 
picnics, outdoor concerts, movies, chess, workers to have lunch, and other activities.” 
 
“The park is intended to provide a much needed and active open space area that will 
contribute to the revitalization of the downtown.” 
 
“. . . support the Astoria Sunday Market, and increase property values in the Astor-East 
Urban Renewal District.  Parking will be included within the block design.” 
 

Walker | Macy Feasibility Study - Phase I 
 

Phase I was to conduct site planning for Heritage Square to locate the Library, housing, 
and open space.  The firm provided initial architectural design, cost estimating, and a 
financing strategy for the site.  The report identified three Options for development of the 
Library including re-building a new library on the existing site, renovating and expanding 
the existing library, or renovating and demolishing the existing library and relocating the 
library use to Heritage Square.  The ADC voted to accept the report on Heritage Square, 
directed staff to study the feasibility of filling the hole at Heritage Square for use as open 
space, and to consider housing options at Heritage Square.  After staff estimated the 
cost to fill the hole at $280,000, it was determined that it was cost prohibitive. 
 

Walker | Macy Feasibility Study - Phase II 
 

The objective of Phase II feasibility study was to narrow the list of options for siting a 
library and identify the pros and cons of each. Through the public outreach, the public 
preferred Option C (Library remain & remodel with expansion into Waldorf Hotel building) 
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while the Library Board preferred Options E & F (Library at Heritage Square with or 
without housing). 

 
2017 to 2021 
 
At its September 13, 2017 meeting, the City Council reviewed its FY 2017-2018 Goals and 
agreed the next step was to develop an outreach strategy to find a developer interested in 
redeveloping the site into a mixed-use project with housing. Later, in response to the January 
2019 County Housing Strategies Report, Council goals were updated and in 2021 included the 
specificity of developing workforce housing. 
 
In August 2021, the Astoria Development Commission hired John Southgate to coordinate the 
possibility of a development offering in order to ascertain interest in a public / private 
partnership.  The focus of this effort would be to implement the City Council goal of developing 
workforce housing on the site.  It is expected Mr. Southgate will be presenting a report to the 
Development Commission in October 2021.  
 
PLANNING AND LAND USE NEXT STEPS 
 
Through the Council goal setting in 2017, the City Council changed the direction of the library 
location from Heritage Square to renovation of the existing building.  Hennebery Eddy 
Architects prepared design concepts for the Library at their existing site.  The Council agreed 
the next step for Heritage Square was to develop an outreach strategy to find a developer 
interested in redeveloping it into a mixed-use project with housing.   
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REPORT 
 
City Council Goals - 2009 to 2021 
 
The following are the adopted City Council Goals that referenced the Safeway Block and 
potential redevelopment.  The progression of concepts for the Block are reflected through the 
years with the initial concept of what should be developed to location of the Chinese Interpretive 
Park to relocation of the Library to possible redevelopment as public-private partnership 
including housing. 
 
FY 2009-2010 

Collaborate with Public and Private Interests 
• Safeway Block 
• Chinese Interpretative Park 

 
FY 2010-2011 

• Expand the Astor-East Urban Renewal District to include the American 
Legion block. 

• Support development of the "The Garden of Surging Waves" (Chinese 
Interpretative Park). 

 
FY 2011-2012 

• Complete the Garden of Surging Waves. 
• Complete a Plan for Redevelopment of the Downtown Safeway/Legion Block with a goal 

of incorporating a portion of the block into a park/open space area, maintaining a portion 
for parking, and continuing to accommodate activities such as the Sunday Market. 

 
FY 2012-2013 

• Complete the Garden of Surging Waves and Explore Opportunities for Appropriate 
Recognition of All Ethnic Groups that Contributed to Astoria’s Heritage.  

 
FY 2013-2014 

• Complete the Garden of Surging Waves. 
 

FY 2014-2015 
• Involve the community in developing eastern half of Heritage Square.  

FY 2015-2016 
• Investigate locating the Astoria Public Library as a part of a mixed-use residential 

development within Heritage Square, to facilitate redevelopment of this space.  
 
FY 2016-2017  (FY 2015-2016 Goals were continued for the next Fiscal Year) 

• Investigate locating the Astoria Public Library as a part of a mixed-use residential 
development within Heritage Square, to facilitate redevelopment of this space.  
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FY 2017-2018 
• Begin the process to renovate the existing library building, in place, with the intent to 

develop a design which will serve the needs of the community for the long term.  It is 
anticipated this project will be completed by 2020. 

• Pursue a public-private partnership for the redevelopment of Heritage Square to include 
the development of housing.  

 
FY 2018-2019 

• Pursue a public-private partnership for the redevelopment of Heritage Square to include 
the possibility of housing.  

 
FY 2019-2021 

• Pursue a public-private partnership for the redevelopment of Heritage Square to include 
the possibility of housing.  

 
FY 2021-2023 

• Support efforts to increase the housing supply using the County Housing Study as a 
guide. The City will focus on workforce and affordable housing overall and will specifically 
pursue a public-private partnership for the redevelopment of Heritage Square to include 
workforce housing. 
 

2009 to 2011  
 
The plaza was used for many community events including Regatta, Sunday Market, exhibit to 
Oregon dead in the Iraq War, picnic area with tables and planters, community Christmas tree, 
etc.   
 
 
 
 
 
 
 
 
 
 
 
 

In December 2010, the concrete store pad collapsed as it was constructed with interior 
materials and was not rated for outdoor exposure.  The gaping hole caused distress for 
the Mayor and City Council.  The City excavated the collapsed pad and cleaned up the 
“hole”.  It required that the walls be shored up to prevent collapse.  The area was fenced 
off with the fencing being used for community event and informational banners over the 
years.   

  

  
OR Cost of War in Iraq 
Exhibit Regatta Square 
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The hole was used to store soil as it was excavated from the site during various stages of the 
cleanup and construction.  Approximately 1,500 cubic yards of soil was removed from the hole 
in 2016 and the non-hazardous soil was transported to the City-owned former quarry on 
Pipeline Road.  At the same time, an additional 97 tons of hazardous soil from beneath the 
adjacent parking deck was removed and transported to a Chemical Waste Management Landfill 
in Arlington OR.  (See Soil Cleanup Report. AMEC. 3-6-2017) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

  

 

Collapsed pad Demolition of collapsed pad 

Excavation of soil from hole with 
environmental contamination precautions 
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The City had held a “Name the Block” survey in 2006, and after names were submitted, none 
were selected.  “Heritage Square” was one of the names submitted by Lynn Boyle of Warrenton. 
At its December 5, 2011 meeting, the City Council held a public hearing to consider a new name 
for the Safeway / Legion Block.  At its January 17, 2012, the City Council voted to rename the 
site “Heritage Square” stating “the name captures the theme of the Garden of Surging Waves as 
well as the desire to celebrate Astoria’s history and to recognize the contributions made by 
various cultures.” 
 

 
GARDEN OF SURGING WAVES 

 
 
From 2006 to 2010, the City Council Goals included separate items for redevelopment of the 
Safeway Block and the construction of a Chinese Park.  The original site selected for the 
Chinese Park was Astor Park at the corner of 9th and Astor Streets.   
 
In 2011, then City Councilor Arline LaMear suggested building the Park at the former Safeway 
site with a design for “Garden of Surging Waves”.  The Chinese Heritage Park Committee, a 
Mayoral appointed subcommittee of citizens involved in the effort, including those of Chinese 
descent, and voted to recommend moving the Chinese Park to Heritage Square.  Additionally, 
then Mayor Van Dusen appointed another subcommittee comprised of representatives from 
groups such as the downtown association, Planning Commission, Chinese Heritage Park 
Committee, and Historic Landmarks Commission. Their task was to work with project designer 
Suenn Ho to determine how the Chinese Heritage Park could fit in to the Heritage Square site. 
They visited other “urban parks” to identify design elements which may work in Astoria and, 
discussed possible configurations of park amenities. These amenities included the Garden of 
Surging Waves, area for the Sunday Market, open space, and parking area.  
 
At its March 21, 2011 meeting, the City Council considered moving the proposed Garden of 
Surging Waves to the Safeway/ American Legion block downtown.  The Council noted that the 
Park would be in a much more prominent site, it would be used as a catalyst to get the entire 
American Legion/Safeway Block developed, would be a real tourist attraction, and the larger 
area would allow the Chinese community to have some Chinese festivals throughout the year. 
  

 

 

Safeway/ 
American 
Legion Block 

Astor Park 
Site 
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MulvannyG2 Architecture   
 
In 2011, the Astoria Development Commission (ADC) 
contracted with Mulvanny G2 Architecture for a multi-
phased project with the intent to work through the process 
and toward a preferred plan for the subsequent phases 
(Design Development, Construction Documents and 
Construction Administration) for Heritage Square.  The 
project was to analyze, assess and develop Schematic 
Design layout approaches (notated with pros and cons) for 
redevelopment.  Redevelopment plan approaches were 
vetted with the public and a refined approach, with an 
objective of developing construction documents for 
implementation, would be developed in subsequent 
implementation phases.  The final report was presented to 
the City Council at its June 7, 2011 meeting with a 
presentation by Suenn Ho on the Garden of Surging 
Waves concept.   
 
Ms. Ho reported on the Committee work and the proposed Park design noting that many of the 
comments received about the Garden reflected that people would prefer that it be located on the 
northwest corner because that area is more open, and the Garden could be seen from 
Commercial Street. People also liked the orientation of the Moon Gate on the east side with 
having the plaza area to the east as an entryway to the Moon Gate. Ms. Ho noted that the NW 
corner location would allow the east portion of the block to have a lot of opportunity to provide 
places for the community to gather and hold events and activities.  This area to the east could 
have a paved and covered area that could also serve as a parking area. This would also allow 
for the incorporation and use of 12th Street for the Sunday Market as well as for other events.  
The City does not have a similar space of this size as its community gathering space in the 
downtown area. 
 
 
 
 
 
 
 
 
 
 
 
 
 
At its January 17, 2012 meeting, the Council noted that Heritage Square (now formally named) 
was not just to recognize the Chinese; over time, different activities and events would be 
developed to recognize other heritages in Astoria as well.  This was emphasized again at the 
February 12, 2012 Council meeting.  It was stated that other heritages would be represented on 

GRI - Geotechnical 
Investigation - 12-12-11 

 
The purpose of this investigation 
was to evaluate subsurface 
conditions at the site and develop 
conclusions and recommendations 
for construction of the proposed 
improvements. The investigation 
included subsurface explorations, 
laboratory testing, and engineering 
analyses. This report describes the 
work accomplished and provides our 
conclusions and recommendations 
for use in design and construction of 
the improvements. 
(See Environmental Reports below) 
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the timeline boardwalk along Duane Street and there would be a possibility for other cultures to 
be represented as dramatically as the Chinese in the Square itself. Representing other cultures 
in a more dramatic way could be incorporated into the design package, but that level of 
discussion had not taken place. The designers of the Square were trying to make sure that 
enough room existed in the Square for public community events, noting that filling the Square 
with a lot of different structures would lessen the opportunity for open space for events or 
festivals. The Council noted that options should exist so addressing different heritages in the 
Square could be expanded in the future. 
  
 

 

 

 

 

 

 

 

 

 

 

 

 
The City celebrated its 200th anniversary in 2011 and 
construction of Garden of Surging Waves was 
adopted by the Council as their “Legacy Project” for 
the City Bicentennial.  On behalf of all the Friends of 
the Column, and in recognition that the Centennial 
Legacy Project was Coxcomb Hill, the Centennial 
Legacy Project made a contribution of $17,500 to the 
Garden of Surging Waves.  
  
Urban Renewal District Expansion - 2011 
 
In 2011, an above ground / underground topographic survey and mapping was completed by 
Northwest Surveying Inc. On December 6, 2011, the Astor-East Urban Renewal District 
(AEURD) was expanded by Ordinance 11-10 adopted as the Tenth Amendment to the Astor-
East Urban Renewal Plan.  It added 1.81 acres to the AEURD area consisting of the American 
Legion Block, where the former Safeway store was located, and connections to the existing 
boundary.  The amendment was adopted to assist with construction of the Garden of Surging 
Waves and Heritage Square redevelopment. 

 

 
Concept design for the east half of the block with public open space 
and gathering area. 
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The Astor East Urban Renewal Plan includes Public Open Space as approved urban renewal 
projects.  Section 650.N, Public Open Space, of the Plan states:  “Improvements will include, but 
not be limited to grading, paving, drainage, lighting, landscaping, sidewalk and surface 
treatments, and required right-of-way acquisition if needed.” 
 
With the AEURD expansion, Comprehensive Plan Sections were updated by Ordinance 12-04 
dated 2-6-2012 to reflect the goal to redevelop the Safeway Block.  It was noted “A key 
aspiration voiced by the public is to protect a significant portion of the block for open space. To 
codify this aspiration to clearly and firmly express the direction of the City, the Planning 
Commission is recommending that an amendment to the City Comprehensive Plan be adopted 
by the City Council.” 

 
Comprehensive Plan Section CP.055.7, Downtown Area Policies, states “The City will 

redevelop Heritage Square bounded by 11th, 12th, Duane, and Exchange Streets 
(formerly the site of the Safeway store) as a public space or park that provides a wide 
variety of recreational opportunities, including uses such as the Astoria Sunday Market, 
an amphitheater/plaza, and The Garden of Surging Waves.  The park is intended to 
provide a much needed and active open space area that will contribute to the 
revitalization of the downtown.” 

 
Comprehensive Plan Section CP.202.6, Economic Development Goal 3 and Goal 3 Policies,  
states 

“Goal: Strengthen the City's downtown core as the retail center of the region, with the 
support from the Astoria Downtown Historic District Association.” 
“Policies: 
6. To develop a Heritage Square on the block bounded by 11th, 12th, Duane, and 

Exchange Streets (formerly the site of the Safeway store) as a recreational facility 
that will help to stimulate the revitalization of downtown, support the Astoria 
Sunday Market, and increase property values in the Astor-East Urban Renewal 
District.  Parking will be included within the block design.” 

 
Comprehensive Plan Section CP.270.11, Parks Recreation and Open Space, Goals, states 
“The City of Astoria will work:  To create a central downtown plaza on the site of the 
American Legion block (Heritage Square) bounded by 11th, 12th, Duane, and Exchange 
Streets.” 
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Comprehensive Plan Section CP.275.23, Parks Recreation and Open Space, Policies, 
states “The City will create an active, urban downtown park space that will incorporate a 
wide variety of uses for all downtown visitors and workers, including areas for uses such as 
picnics, outdoor concerts, movies, chess, workers to have lunch, and other activities.” 

 
 
 
 
 
 
 
Garden of Surging Waves Construction 
. 
In 2009, Art DeMuro, Venerable Properties, left a 
bequest of $200,000 for construction of the Chinese Park 
(at that time still proposed for Astor Park at the foot of 9th 
Street) which secured the funding required to initiate 
construction of the Garden of Surging Waves, planned 
for January 2013.  “The Pavilion of Transition”, the 
centerpiece of the Garden, was named in his honor for 
his generous donation.   
 
In 2012, the Astoria Development Commission approved allocation of $350,000 to be used for 
reconstruction of the Duane and 11th Street sidewalks adjacent to the Park.  Wilkins Consulting, 
Astoria, was hired as the Construction Manager and Owner’s Representative. 
 
Total construction cost was over $2 million.  Financial support for construction of the Garden of 
Surging Waves came from multiple sources including grants, corporations, and private 
individuals.  On August 5, 2013, a Capital Gift Agreement was signed accepting a $250,000 
donation from Arlene Schnitzer to the City toward construction of the Garden of Surging Waves 
(Capital Gift Agreement.Schnitzer.8-5-2013).  Significant investments received from other 
sources include a HUD grant of $147,000, $500,000 in individual and corporate donations, 
$200,000 bequest by Art DeMuro, Venerable Properties, $350,000 Promote Astoria (transient 
room tax) and $26,000 from foundations.  No City tax dollars were allocated for construction of 
the Park. 
 
 
 
 
 
 
 
 
 
 
 
  

Left to Right 
Dulce Taylor, ADHDA President 
Russ Warr, City Councilor 
Willis L. Van Dusen, Mayor 
Arline LaMear, City Councilor 
Karen Mellin, City Councilor 
Drew Herzig, City Councilor 
Brett Estes, City Manager 
Angela Cosby, Parks & Recreation Director 

Note:  To develop Heritage Square for 
other than an urban park, would require 

an amendment to several 
Comprehensive Plan sections. 

 
Pavillion 
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In October 2011, the City hired Geotechnical Resources Inc. to provide geotechnical 
consultation for the preliminary design of the proposed amphitheater and public space, and to 
provide observation services and consultation during construction of the Garden of Surging 
Waves. 
 
A Groundbreaking ceremony for the Garden of Surging Waves was held on April 14, 2012 
starting a two-year construction project. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
In 2011 to 2013, the City hired Custom Excavating to demolish the existing sidewalk concrete 
top slab and substructure of the sidewalks along Duane and 11th Streets at a cost of $64,500.  
The sidewalk was reconstructed by Bergman Construction at a cost of $215,000.  The project 
was funded with Urban Renewal funds.  The sidewalk would eventually include a historic 
timeline of Astoria imbedded in the concrete as part of the Garden of Surging Waves. 
 
 
 
 
 
 
 
 
 
 
 
   
 
 
 
 
 
 
 

  
Mayor Willis L. Van Dusen, master of 
ceremonies 

 

 
 

Demolition of Duane & 11th 
Street sidewalks 

Historic sidewalk timelines 
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Suenn Ho, Mulvanny G2 Architecture, was the lead designer for the Garden of Surging Waves.  
The Garden consists of a Chinese influenced garden was the first phase of a major renovation 
of the almost entire City block.  The City purchased a significant amount of artwork from a 
foundry in Xian, China.  The artwork consists of traditional pieces such as a bronze dragon, 
monkey lantern, bronze panel gateway (Moon Gate), bronze timeline markers, mosaic tiles, 
polished basalt benches, hand carved marble dragon columns (Pavilion), bronze scrolls, 
anodized steel see-through screen with historic text (Entry Story Screen), and wood planks with 
multi-cultural historic timelines.  The Garden of Surging Waves is designed to be an interpretive 
space with emphasis on the themes of transition, values and Chinese design principles.  It 
reflects the cultural transitions and adaptations that early immigrants faced on their arrival in the 
United States. This theme is carried out through juxtaposition of various elements. The Moon 
Gate entrance, for example, is not aligned with the Pavilion of Transition; the path through the 
Pavilion is shifted in the center; and the new timbers of the Pavilion are interpreted from 
traditional, old wood brackets. Color contrasts are also in play, from the green and black colors 
of the bronze statue at the Platform of Heritage, to the orange and black hues of the Entry Story 
Screen.  
 
 
 
 
 
 
 
 
 
 
 
The Garden's design embraces Chinese values of education, family, authenticity, and 
resourcefulness. There are quotes from Confucius and Lao Zi, as well as a 13th century nursery 
rhyme that reflects traditional Chinese philosophies.  The Garden is intended to “age in-place,” 
evolving aesthetically over time. The inscribed Bronze Scrolls, for example, will be weathered by 
a drip line from the oxidized Entry Story Screen above them.  Various construction materials 
were selected specifically to pay homage to the hard work of Astoria's Chinese, including rails 
embedded in the plaza honoring Chinese railroad laborers, and elongated concrete pavers 
represent the wood plank floors of the canneries where many of Astoria's Chinese worked.  
 
Existing site conditions factored into the spatial organization of the 
Garden as well, with consideration paid to the presence of the 
American Legion Building and to the collapsed and demolished floor 
near the center of the Block where a grocery store once stood.  
 
 
 
 
 
 

 

  

 

AAI Engineering - 
Stormwater Report 
and Calculations - 
2012 
 
AAI prepared a 
stormwater 
management design for 
the block to allow 
construction of the 
Garden of Surging 
Waves. 
(See Environmental 
Reports below) 

 

Rear entry to 
American Legion 
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Dedication of Garden of Surging Waves was held on May 
17, 2014.  In 2014, the Garden of Surging Waves, received 
the Oregon Recreation and Parks Association's Design 
Award for excellence in parks and recreation projects and 
leadership for the landscape design park in downtown.  
 
 

 

 

 

 

 

In 2015, the Astoria Development Commission prepared a report / brochure about the 
construction of the Garden of Surging Waves.  It listed the Community Benefits including:  
Gathering spot for local community; Part of Heritage Square is the permanent location for 
Sunday Market; Historical and cultural education; Provide outdoor space to complement 
downtown businesses; and Enhances destination tourism. 
 

Parks Master Plan - 2016 
 
On 8-28-2016, the City Council adopted the Astoria 
Parks and Recreation Comprehensive Master Plan.  
The Plan includes Heritage Square as a City Park.  
Section 4.2 of the Plan identifies the Recommended 
Level of Service for parkland and states that a “need 
exists” for “urban park plaza”.  It notes that 
“Approximately 1 acre would be added, should the 
City of Astoria complete the development of Heritage 
Square, at which point the recommendation for 
Urban Plaza Parks would be met.”  The Plan 
recommends that the Parks Department provide 
guidance for any park development at the Heritage 
Square site.  The Plan included an estimate on the 
amount of time for staff to maintain the Garden of 
Surging Waves portion of the Park but not additional 
new park development at the site. 
 
The Plan included input from citizens and stakeholder groups.  Comments from the Senior 
Center patrons stated they “. . . would like to see the development of Heritage Square into a 
facility that builds off of the themes at the Garden of Surging waves. . . A partnership could be 
developed between the Senior Center and Parks and Recreation to encourage use of new 
development at Heritage Square, such as recreational, social, and educational programs geared 

 

 

Dedication ceremony 
– Chinese dragons 
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toward seniors. . . . Generally, the seniors supported improving the library, but keeping it at its 
current site rather than incorporating a new library into the design of Heritage Square.” 
 
The Plan also included a history of each site with attached documents such as deeds, 
agreements, photographs, and other applicable attachments.  The Report on Heritage Square is  
attached as a supplemental document to this Report.  (Heritage Square Parks Report) 
 
2011 to 2017 ENVIRONMENTAL INVESTIGATIONS 
 
Once it was determined that the western portion of the Block would become the Garden of 
Surging Waves Park, multiple environmental studies were conducted.  The concept of utilizing 
the sunken “hole” as part of an amphitheater, the underground area for potential parking garage, 
and possible development for residential use, there was a need to proceed with environmental 
investigations of the site to determine the requirements to clean the site for these potential uses.  
The Site is identified on the Oregon Department of Environmental Quality (DEQ) Environmental 
Cleanup Site Information (ECSI) database as site #4075. 
 
In 2012, the City was awarded a $400,000 US Environmental 
Protection Agency (EPA) Multi-Purpose Brownfield Pilot Grant for 
assessment and cleanup of the Site.  The EPA awarded just ten pilot 
grants nationwide, one in each EPA region. Typically, EPA brownfield 
grants can be used to fund either investigation or cleanup, but not 
both. This unique pilot grant awarded to the City provides funding for 
both assessment and cleanup activities. 
 
As part of its targeted brownfields assessment program, the DEQ completed a review of site 
information and identified investigation data gaps. The data gaps identified by DEQ were: 

·  Assess potential for VOC vapor migration into basements of on-site American Legion and 
Safeway store buildings 

· Evaluate nature and extent of VOCs in groundwater 
· Evaluate land use and beneficial use of water in the Site vicinity 
· Develop conceptual site hydrogeologic and exposure models for the Site. 

 
Initially, the target clean-up levels were for an urban park which would assume large portions 
would have impervious surfaces.  However, at an early stage of the process, there started to be 
discussion amongst City Councilors about other development possibilities including housing.  As 
this type of development would have a different clean-up level, a residential clean-up standard 
was targeted early on.  As part of the EPA Grant, a “Final Public Involvement Plan” was 
developed to keep the public informed and participating to assure that the project addressed 
stakeholders’ concerns and incorporated the goals of the community.  Two Fact Sheets were 
prepared for the EPA Brownfield Cleanup.  In April 2014, Fact Sheet 1 “EPA Brownfield Cleanup 
and Redevelopment - Astoria Heritage Square” was distributed.  In October 2015, Fact Sheet 2 
“EPA Brownfield Assessment and Cleanup” was distributed. (Public Involvement Plan. 
Brownfields Multipurpose Pilot Grant) 
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Geotechnical Investigation for Legion Block Amphitheater and Public Space, and Garden 
of Surging Waves - GRI - 2011 
 
In 2011, GRI conducted a geotechnical investigation of the site in preparation of construction of 
the Garden of Surging Waves.  The investigation concluded that “structural loads for the 
proposed improvements can be supported by conventional spread footings established on 
compacted structural fill. The primary geotechnical considerations associated with design and 
construction of the proposed improvements include the presence of variable, compressible fill 
and debris and the potential for liquefaction-induced settlement during a design-level 
earthquake. Some overexcavation of the fill will be necessary to reduce foundation settlement 
and improve pavement performance.”  The report included “conclusions and recommendations 
concerning seismic design considerations, site preparation and grading, structural fill, lateral 
earth pressure, and design and construction of foundations and pavements.” 
 
Stormwater Report and Calculations - AAI Afghan Associates Inc. Engineering - 2012 
 
AAI completed a Stormwater Report and Calculations Report to detail a stormwater system for 
the block for construction of the Garden of Surging Waves. (Stormwater Report & 
Calculations.AAI Engineers.3-19-2012) 
 
The Report provides the details for a trench drain system in 4” perforated pipes which connect 
to a solid walled conveyance piping to handle the stormwater runoff from the Garden to a 10” 
public storm stub and then to the manhole at 11th Street. 
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Data Evaluation & Scope of Work Development Technical Memo - Hahn and Associates, 
Inc. (HAI) - 2012 
 
In 2012, Hahn and Associates, Inc. (HAI) prepared a memorandum to document the evaluation 
of existing environmental testing data collected at the site. The purpose of this work was to 
provide a scope of work and budget for additional tasks that would be necessary to pursue 
regulatory site closure from the Oregon Department of Environmental Quality (DEQ) for 
hazardous substance contamination that is present at the property.  (Data Evaluation & Scope 
of Work Development Technical Memo.Hahn & Assoc.4-5-2012) 
 
Site Investigation Report - GeoEngineers - 2012 
 
A Phase II Site Investigation Report was conducted by GeoEngineers in June 2012.  This report 
assessed the magnitude and extent of contamination in soil, groundwater, and soil gas caused 
by former site activities.  Based on the site investigation results, GeoEngineers concluded that 
“the highest analyte detections were identified in the northwest corner of the eastern parking lot, 
and that contaminant concentrations in groundwater and soil gas did not exceed the RBCs for 
potentially complete pathways at the Site.  A Beneficial Water Use Determination (BWUD) was 
completed as part of this site investigation.  Based on the BWUD, it was concluded that there is 
no current beneficial use of groundwater within the Site’s Locality of Facility (LOF).”  (Site 
Investigation Report. GeoEngineers. 6-29-2012) 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Site Investigation Report. GeoEngineers 6-29-2012 
 
The following provides a summary of the SI findings: 
■ The highest detections of COI in both soil and groundwater were generally in the vicinity of the northwest corner of 
the east parking lot. 
■ COI in groundwater and soil-gas did not exceed the RBCs for the potentially complete exposure pathways at the 
site. 
 
RECOMMENDATIONS 
GeoEngineers recommends the following for the Heritage Square Site. 
■ Evaluate if the placement of a deed restriction on the property limiting the future development of the site for urban 
residential purposes is warranted. 
■ Consider the development of a contaminated media management plan (CMMP) to mitigate future construction 
worker risks at the site. In addition, the CMMP will assist in determining the proper disposition of site soils and water 
encountered during future construction activities, and will be required by DEQ prior to site redevelopment activities. 
■ Additional soil and/or groundwater assessment or potential removal of soils may be warranted in the northwest 
corner of the parking structure. Soils in the vicinity of DP-13, DP-16, DP-19, SS-2 and SS-7 contain the highest 
concentrations of site COI. The extent of the LOF in the northeast corner of the site (intersection of Duane Street 
and 12th Street) has not been fully defined. The most easterly explorations (DP-13 and DP-16) contained COI. As 
such, additional explorations along the eastern side of 12th Street may be warranted. These additional borings 
would provide the easterly extent of the LOF.  
■ The concentration of arsenic in soils in DP10-10 and DP11-3 exceed the excavation and construction worker RBC 
for direct contact. Additional assessment may be warranted to define the extent of elevated arsenic concentrations. 
However, it is likely that the potential exposure of arsenic to excavation and construction workers can be mitigated 
through the proposed CMMP. 
■ Future evaluation of potential groundwater flow to the Columbia River may be warranted. 
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Asphalt Concrete Soils Testing Inc. (ACS) - April 2013 

Soils testing was completed in 2013 by Asphalt Concrete Soils Testing Inc.  As part of the 
construction of the Garden of Surging Waves, the existing asphalt needed to be removed.  Soils 
were clinging to the bottom of the asphalt, and it was necessary to have the soils tested for 
contamination to determine the proper disposal method for the asphalt and attached soils. 

 
Quality Assurance Project Plan & Sample 
Analysis Plan - AMEC - 2014 
 
A Quality Assurance Project Plan (QAPP) & Sample 
Analysis Plan (SAP) was developed in 2013 and 
completed April 23, 2014.  The objective of this 
QAPP/SAP was to document the Site history, 
sampling scope and goals, type and quality of data 
needed to support the goals, and methods that will 
be used for collecting and assessing data.  This 
QAPP/SAP contains all the elements required for 
both a field sampling plan and QAPP.  (Quality 
Assurance Project Plan & Sampling and Analysis 
Plan.AMEC. 4-23-2014)  
 
 
 
 
Phase II Environmental Site Assessment - AMEC - 2014 
 
A Phase II Environmental Site Assessment was conducted by AMEC in 2014.  It developed a 
Conceptual Site Model (CSM) which is a summary that was intended to describe: Sources of 
risk; How and where the contaminants are likely to move (pathways); and Who/ what is likely to 
be affected by the contaminants (receptors).  A CSM is used to depict potential exposure routes 
and select appropriate screening criteria for assessing risk to human health and the 
environment from Site conditions.  The Assessment concluded that “soil and groundwater data 
indicate that conditions at the Site do not pose an unacceptable risk to urban residential, 
occupational, or park users.  These users are not expected to come into contact with soil greater 
than 3 feet below the ground surface, and are not expected to come into direct contact with 
groundwater. . . Construction workers who may come into contact with soil in these areas 
should implement appropriate health and safety measures and follow a Contaminated Media 
Management Plan. Constituent concentrations in groundwater did not exceed RBCs for 
excavation workers.” (Phase II Environmental Site Assessment. AMEC. 9-18-2014) 
 
The Phase II ESA was approved by DEQ on July 1, 2015. 
 
  

Quality Assurance Project Plan & 
Sampling and Analysis 

Plan.AMEC 
4-23-2014 

 
Based on the previous investigations, the 
following data gaps were identified: 
• The extent of metals, PAH, and PCB 
impacts in soil in the area of former boring 
DP-19, DP-16, & DP-13 (NE quadrant of 
site) have not been adequately defined; 
• The extent of arsenic impacts in soil at the 
former boring DP-10 (SW corner of site) has 
not been defined;  
• The northern extent of metals and VOC 
impacts in groundwater beneath the Site 
have not been defined. 
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Analysis of Brownfield Cleanup Alternatives - AMEC - 2015 
 
In 2015, an Analysis of Brownfield 
Cleanup Alternatives (ABCA) was 
completed by AMEC, dated 9-21-2015.  
The objective of this ABCA was to 
present cleanup alternatives for the Site 
and to guide selection of a remedy 
based on a systematic evaluation of the 
alternatives.  The Report identified 
alternatives for soil and groundwater 
and made a recommendation on the 
preferred remedial alternatives on 
each.  The alternative also included the 
placement of an institutional control that 
restricts groundwater use. The deed 
restriction will document the following 
requirement:  Groundwater at the Site 
will not be extracted for drinking water, 
industrial use, or other purposes. 
(Analysis of Brownfield Cleanup 
Alternatives.AMEC 9-21-2015) 
 
 
Interim Remedial Action Measures (IRAM) Work Plan - AMEC - 2015 
 
Following regulatory acceptance of the Phase II ESA, Amec Foster Wheeler conducted 
additional soil sampling in July, 2015. The purpose of the additional sampling was to gather soil 
contaminant data for use in preparing an Analysis of Brownfields Cleanup Alternatives (ABCA).  
The preferred remedies, as identified in the ABCA, are a removal action for impacted soils that 
exceed DEQ Risk-Based Concentrations (RBCs) and monitored natural attenuation (MNA) for 
impacted groundwater. This IRAM addressed the soil remediation portion of the ABCA only, with 
groundwater to be addressed following completion of the soil removal. (Interim Remedial Action 
Measures Work Plan. AMEC. 12-23-2015) 
 
Interim Remedial Action Measures Work Plan Addendum - AMEC - 2016 
 
An Interim Remedial Action Measures (IRAM) Work Plan Addendum was requested by the 
Oregon Department of Environmental Quality (DEQ).  On January 4, 2016 AMEC Foster 
Wheeler began implementation of the DEQ-approved IRAM Work Plan dated December 23, 
2015.  During soil removal activities cracks were observed in the elevated concrete parking deck 
within the excavator operating area. Equipment was moved away from the excavator operating 
area for additional assessment. A structural engineer with Afghan Associates, Inc (AAI) 
Engineering conducted a Site visit on January 12, 2016 to determine if loading activities and soil 
removal activities would compromise the structural integrity of the raised parking deck. AAI 
submitted a report describing field conditions on January 14, 2016 and a reshoring design plan 
on January 16, 2016. Modifications to the scope of work presented in the IRAM Work Plan 

PREFERRED REMEDIAL ALTERNATIVES 
FOR SOIL AND GROUNDWATER 

The preferred remedial alternatives are Alternative 3c for 
soil and Alternative 6 for groundwater. 

Alternative 3c - Removal (Safeway Stockpiles, Stockpile 
and Hotspot Beneath Parking Deck, and removal of soil 
that exceeds RBCs in the area beneath the parking deck): 
 
Alternative 6 - Groundwater Monitoring with Institutional 
and Engineering Controls: 
Installation of a groundwater monitoring well near some of 
the highest detected concentrations of VOCs (northern 
portion of Site) and performing monitored natural 
attenuation (MNA). Purpose of the MNA will be to better 
evaluate conditions at the downgradient portion of the Site, 
monitor concentrations leaving the Site, and documenting 
plume stability and/or reduction in size/mass over time. 
This alternative also would include placement of an 
institutional control (deed restriction) that restricts 
groundwater use for drinking water, industrial use, or other 
purposes. 
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resulting from AAI Engineering’s assessment and DEQ recommendations are included in this 
Addendum.  (Interim Remedial Action Measures Work Plan Addendum. AMEC. 1-28-2016) 
 
Revised Quality Assurance Project Plan & Sampling and Analysis Plan, Addendum #3 - 
AMEC - 2016 
 
The Quality Assurance Project Plan and Sampling Analysis Plan (QAPP/SAP) dated April 23, 
2014 for the Heritage Square property was initially submitted to the DEQ and an addendum was 
submitted on May 6, 2016. Comments to the addendum were provided by the DEQ on June 3, 
2016 and June 24, 2016. This addendum is based on requests by the DEQ to assess 
groundwater quality at the Site. The plan for groundwater monitoring well installation and 
development methods, groundwater sampling procedures and frequency, and investigation 
derived waste (IDW) management were described in the Plan. 
(Revised Quality Assurance Project Plan & Sampling and Analysis Plan Addendum #3. AMEC. 
6-29-16) 
 
Soil Cleanup Report Letter - AMEC - 2017  
 
In 2016, AMEC prepared a Soil Cleanup Report Letter 
dated May 2, 2016.  A final Report was prepared dated 
March 6, 2017.  This letter report described the cleanup 
work performed at the site from January 4, 2016 through 
February 10, 2016 and serves as the final report to be 
prepared pursuant to the EPA grant requirements. 
Cleanup activities included removal and disposal of 
hazardous and non-hazardous contaminated soils. Future 
environmental work anticipated at the Site (not part of the 
EPA grant) will consist of the installation and sampling of 
a groundwater monitoring well and updating the 
groundwater contaminant flow transport calculations.   
 
Project costs exceeded original estimates.  In September 
2015, the Astoria Development Commission (ADC) 
approved a $40,000 allocation from the Astor-East Urban 
Renewal District (AEURD) as a match for the $400,000 
EPA grant received in 2012.  In December 2015, the ADC 
approved $109,842 additional funds from the AEURD 
needed to complete the cleanup.  Due to unexpected 
additional issues, including additional soil handling costs, 
change in hazardous material hauling requirements, 
structural issues with the elevated paring structure, 
archaeological costs, DEQ oversight, and additional 
consultant time, an additional $49,909 of AEURD funds 
was required.  In February 2016, the City Council 
approved a contract amendment with AMEC for this work. 
  

Soil Cleanup Report Letter  
AMEC 3-6-2017 

RECOMMENDATIONS 
During future site redevelopment (i.e. 
building construction), earthwork 
activities should be performed in 
conformance with a DEQ-approved 
contaminated media management 
plan (CMMP).  Any excavated soils 
are likely to contain low levels of 
contaminants (TPH, PAHs, PCBs, and 
dioxins/furans) and likely will need to 
be disposed of at a Subtitle D landfill. 
Because low-level contaminated soils 
remain, and it will not be practical to 
excavate all contaminated soil, a 
protective cap should be installed as 
part of the future site redevelopment. 
The protective cap will eliminate the 
direct contact pathway, which is likely 
to be a requirement for achieving an 
NFA for the site. A CMMP should be 
prepared for the site and submitted to 
DEQ for review and approval prior to 
redevelopment. The CMMP would be 
provided by the City to future 
earthwork contactors working at the 
site. 
 
A groundwater monitoring well should 
be installed immediately downgradient 
of the site to monitor halogenated 
volatile organic compounds (HVOCs), 
as discussed in the ABCA. 
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The Soil Cleanup Report Letter noted that cultural items found during the site investigations 
were submitted to SHPO on February 4, 2016 Site form 16-2393-1 with the recommendation 
that the Site not be eligible for listing in the National Register of Historic Places.  On February 
10, 2016 SHPO assigned a permanent site number (35CLT126) and concurred that the Site was 
not eligible for listing.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

 

 

  
Non-structural concrete walls 
under the slab were removed 

Area below grade is excavated 
of contaminated soils 

Vehicle parts Miscellaneous items unearthed 

 

Gallant Auto Co. on 
the site in 1942 
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The Report concluded that “Due to the widespread nature of the remaining low-concentration 
contaminants, it is unlikely that additional soil removal would result in “clean closure” of the site 
(all remaining soils below RBCs). Even if the raised parking deck were to be removed, and the 
entire site (including the area beneath the former Safeway basement) were to be over-
excavated, remaining soils may continue to display slight exceedances of urban residential 
RBCs.”  (Soil Cleanup Report. AMEC. 3-6-2017) 
 
Due to presence of potential residual contamination above human health RBC’s and the history 
of trespassing on the site, the City developed a Basement Security Plan dated 12-13-2016 which 
identified measures to prevent access to the contaminated areas.  Monthly inspections are 
submitted to DEQ to monitor security of the site. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Draft Groundwater Assessment Report - AMEC - 2017 
Groundwater Monitoring Well 
 
In April 2016, the City received an Oregon Business Development Department, Brownfield 
Redevelopment Fund Grant for excavation and removal of the contaminated soil, installation of 
groundwater monitoring well, and completion of groundwater sampling. In July 2016, a two-inch 
groundwater monitoring well was installed within the Duane Street right-of-way, immediately 
down gradient of the site. A Draft Groundwater Assessment Report was originally submitted to 
the Oregon Department of Environmental Quality (DEQ) on April 27, 2017. It indicated that once 
sufficient groundwater data had been obtained from the well, the BIOCHLOR model would be 
updated for the site, and a final report would be prepared and submitted to DEQ for 
review/approval. 
 
  

  
Underground security gate and sign 
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Revised Groundwater Assessment Report - AMEC - 2017 
 
This revised report presents the 
results from monitoring well, MW-1. 
The installation, development and 
sampling were conducted in 
accordance with the Revised 
Quality Assurance Project Plan and 
Sampling Analysis Plan 
(QAPP/SAP) Addendum #3, dated 
June 29, 2016 for the Heritage 
Square property located at 1153 
Duane Street in Astoria, Oregon 
(Site), as depicted in Figure 1. The 
original QAPP/SAP was submitted 
on April 23, 2014. This 
Groundwater Assessment Report 
also presents an update to the 
BIOCHLOR model initially 
submitted in the Amec Foster 
Wheeler Phase II Environmental 
Site Assessment (ESA) dated June 
9, 2015.  Based on the Report, it is 
the City’s understanding that 
following DEQ approval of the 
CMMP (submitted at time of 
development plan preparation), 
and the City’s installation of a site 
cap, that the Site will qualify for a 
No Further Action (NFA) 
determination by the DEQ.  DEQ 
accepted this Report in December 
2018. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Revised Groundwater Assessment Report - AMEC  
11-9-2017 

Based on Site conditions, the following conclusions are made in 
regard to groundwater conditions at and downgradient from the 
Site:  
· Reductive dechlorination is active in subsurface soils at the Site.  
· Concentrations of HVOCs originating at the Site have been 

determined to decline rapidly with distance downgradient of the 
Site. HVOCs at the Site do not appear to extend for significant 
distances downgradient from the Site or to reach the Columbia 
River. The lateral extent of the groundwater plume has been 
defined.  

· Concentrations of HVOCs appear to remain fairly constant 
throughout the year, and only minimal differences were noted 
between high water (January) and low water (July) conditions.  

· Saturated zone soils, as determined by sieve analysis and the 
boring log for MW-1, are less permeable than previously 
estimated during the initial BIOCHLOR model runs.  

· Concentrations of HVOCs in groundwater collected from MW-1 
are significantly lower than detections from previously collected 
samples in the nearby (up-gradient) geoprobe borings.  

· Removal action of contaminated soil at the Site completed in 
2016 should theoretically contribute to reduced concentrations 
of chlorinated constituents in groundwater at the Site and 
downgradient from the Site over time.  

· There is no ongoing release of contamination since the likely 
contributing sources of contamination have been removed from 
the Site.  

· It is Amec Foster Wheeler’s professional opinion after 
evaluating the BIOCHLOR model that vinyl chloride 
concentrations at the Site do not pose an unacceptable risk 
to ecological receptors at the river.  

· No further soil or groundwater investigation, or remedial 
actions, appear to be warranted at this time.  

 

Revised Groundwater Assessment Report - AMEC - 11-9-2017 
 
The City of Astoria is interested in obtaining a No Further Action (NFA) Determination from the DEQ, 
and understands that a “Conditional” NFA may be appropriate. In order to facilitate this, the City has 
conducted, or is in the process of conducting, the following:  
1. The City Developed a Basement Security Plan to control residual contamination beneath the raised 

parking deck (Amec Foster Wheeler, 2017);  
2. The City finalized an assessment of groundwater conditions at the Site as described herein;  
3. A Contaminated Media Management Plan (CMMP) will be prepared concurrently with the draft 

development plan (the timing of which is not yet known); and  
4. When the Site is redeveloped (timeframe not yet determined) a protective cap will be installed over 

remaining contaminated soils, and will replace the existing Basement Security Plan. 
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Oregon Department of Environmental Quality, Summary Information - 2020 
 
The DEQ posted a Summary Information sheet dated January 14, 2020 with a synopsis of work 
completed on the site with links to some of the documents.  This site does not include all reports 
as noted in this Redevelopment of Heritage Square Report. (http://www.deq.state.or.us/ 
Webdocs/Forms/Output/FPController.ashx?SourceId=4075&SourceIdType=11) 
 
ENVIRONMENTAL NEXT STEPS 
 
At the time of development, the developer will be required to complete a Contaminate Media 
Management Plan (CMMP) specific to the proposed development. At that time, the City can 
request a no further action (NFA) finding by DEQ for the site. The developer and the City will 
need to work closely with the DEQ on these final steps. 
 
[Note: If an NFA cannot be granted prior to installation of a protective surface cap (which would 
likely happen concurrent with building construction) and/or preparation of a deed restriction 
preventing groundwater usage, then the City would request that DEQ prepare a “comfort letter” 
indicating that an NFA would be forthcoming pending specific actions (i.e. cap installation and 
deed restriction)].” 
 
 
PLANNING AND LAND USE 
 
ADHDA Legion Block Redevelopment Proposal - 2010 

 
In 2010, the Astoria Downtown Historic District Association (ADHDA) Business Development 
Committee presented redevelopment options for the Legion Block to the City Council. The 
following were recommendation to the Astoria City Council.   
 

Public open space, incorporating both “green” space and tile/cement/brick or pavers 
surface. Area for outdoor events, gathering with friends, eating lunch, listening to music, 
evening dances, etc. 
 
Covered structure(s) of some sort that could serve as a weather-friendly event space in 
the case of rain. Other uses for the structure(s) might include temporary indoor/outdoor 
space for market activity and community events. 
 
Astoria Public Library relocation to the Legion Block. So doing may also present an 
opportunity for a win-win move of the American Legion Building to the present Library 
building if that organization deems it a positive arrangement. 
 
Mid-range housing on upper floors of the Library or event structure. Downtown housing 
would bring life/evening activity to the square, which typically serves to reduce 
vandalism/crime.  Housing would likely be accomplished via a public/private partnership, 
providing the City with funding for other aspects of the Legion Block redevelopment.  
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Parking is a must. There was agreement that where/how parking is accomplished in this 
area is not as critical as the general availability of parking in that area. Options discussed 
were high-rise parking and below-grade parking, although those options bring the highest 
price tag per parking spot.  

Visitor center services at the Legion Block would be useful to downtown visitors. 

Library Relocation and Housing Plan - 2015 
 
Walker | Macy Feasibility Study - Phase I 
 
The City Council adopted a FY 2015-2016 goal to investigate locating the Astoria Public Library 
as part of a mixed-use project within Heritage Square. On September 21, 2015, the Astoria 
Development Commission (note: the ADC is comprised of the same members as the City 
Council) authorized a contract with Walker | Macy, a Portland based design firm, to conduct site 
planning for Heritage Square to locate the Library, housing, and open space.  The firm provided 
initial architectural design, cost estimating, and a financing strategy for the site.  A public 
involvement strategy was created that guided public outreach for a two- month site design 
process. The Mayor appointed a Project Advisory Committee (PAC) that consisted of various 
stakeholder groups that met four times from October to November 2015. On October 21, 2015 
the City hosted an all-day public workshop/open house to solicit input on proposed designs for a 
mixed-use library with housing above, underground parking, and open space (i.e. plaza). 
Approximately 150 people attended the open house. Afterwards, a public comment period was 
held until December 1, 2015. The City received 42 comments with divergent viewpoints on the 
proposed designs and whether a library and/or housing should be built on the site.  
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The intent of this Heritage Square development 
analysis was to provide initial concepts for the overall 
architecture and site configurations, and to provide a 
range of potential costs for construction as well as 
potential funding sources.  For purposes of 
comparison, the team considered options for using the 
existing library site. Options for this included re-
building a new library on the existing site, renovating 
and expanding the existing library, or renovating and 
demolishing the existing library and relocating the 
library use to Heritage Square. 
 
 
 
The Project Advisory Committee (PAC) met to discuss 
a potential recommendation based on the results of 
the public outreach process, a review of the consultant 
design, and a draft redevelopment strategy (i.e. road 
map) for revitalizing Duane Street and developing 
Heritage Square. After much debate, the PAC could 
not reach consensus – nor did they see a consensus 
in the community providing direction - and did not 
consider a recommendation.  After completing the 
public outreach phase, no clear consensus emerged. 
Two observations were clear: 1) something needs to 
be done about filling the pit to gain momentum for 
something better in the future; and 2) the current 
Library does not provide for the current needs for 
Astoria or a 21st century library.  
 
At its November 24, 2015 meeting, the Astoria Library Board reviewed the Walker I Macy Study 
and “. . . decided to refrain from making an official recommendation at this time.  All Board 
members agreed that regardless of the option used, the goal was to get a new or renovated 
library in Astoria as soon as possible. . .”   
 
On December 7, 2015, the results of the Walker I Macy Report were presented to the Astoria 
Development Commission by the consultants and Project Advisory Committee.  The report 
identified three Options for development of the Library with housing above and a public open 
space on Heritage Square as part of this first phase of the feasibility study. The ADC voted to 
accept the report on Heritage Square, directed staff to study the feasibility of filling the hole at 
Heritage Square for use as open space, and to consider housing options at Heritage Square.  
The ADC could not decide whether to consider options for an 18,000 square foot library at 
Heritage Square.  Later, staff estimated the cost to fill the hole at $280,000, and it was 
determined that it was cost prohibitive.  (Heritage Square Concept Strategy Report for CC 12-
07-15) 
 
  

Project Advisory Committee 
Filling the pit at the site is critical. Once 
filled, an interim concept could be 
implemented to allow the site to be used 
before development began. Future 
development of open space could cost 
between $3.4 and $4.5 million. 
Implementing the festival street idea 
would cost the least on 12th Street. A 
festival street on Duane would cost more 
because it runs along the longer portion of 
the block. A one-story 18,000 square foot 
library building would cost between $10.2 
and $13.3 million. Housing above the 
library would cost between $8.2 and $9.6 
million. The parking structure below the 
building would cost between $5.2 and 
$6.2 million. 
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Walker | Macy Feasibility Study - Phase II 
 
On January 12, 2016, the City Council held a work session concerning Heritage Square and 
discussed the various options for locating a library at the existing site on 10th Street & Duane. 
On February 1, 2016 the Astoria Development Commission (ADC) directed staff to develop an 
amended contract with Walker | Macy, the original design firm the City hired to develop options 
for Heritage Square.  The earlier contract was with the ADC as it was focused on Heritage 
Square location.  The Phase II contract was with the City as some of the work would be relative 
to the Library relocation to other sites in addition to the Heritage Square site. 
 
The Phase II study was based on the Astoria Public Library Renovation Study Report by Ruth 
Metz in 2013.  Hacker Architects specializing in library design, and Chadbourne + Doss 
Architects were sub consultants that provided design services for Phase II.  The objective of the 
second phase of the feasibility study was to narrow the list of options for siting a library and 
identify the pros and cons of each. Ideally, one option would rise to the top that would move into 
the "schematic design" phase. 
 
The Phase II Feasibility Study for the library included a comparative analysis of the following: 
• Library retained in current location, completely renovated with usable library space in 

the basement. (Option A) 
• Library retained in current location, completely renovated with a new addition on the 

adjacent parking lot. (Option B) 
• Library retained in current location, completely renovated with a new addition on the Waldorf 

Hotel site, which would require acquisition and demolition. (Option D) 
• Library retained in current location, completely renovated with a new addition using 

the Waldorf Hotel site, which would require acquisition or lease agreement. (Option C) 
• Review of existing cost estimates for the library portion of the Heritage Square concept. 

(Option E & F) 
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In the lead up to the open house on May 25, 2016 and the scheduled debrief at City Council on 
July 25, 2016, City staff attended public meetings and spoke on several radio programs.  In 
addition, staff did direct outreach to other organizations including the Lower Columbia Hispanic 
Council, Astor/Lewis & Clark Parents Club, Lower Columbia Preservation Society, and Astoria 
Visual Arts.  On May 25, 2016 the City held an open house at the Astoria Library prior to a joint 
meeting of the Library Board and City Council. The design team provided an overview of six 
options to consider: four options on expanding the current library and two options at Heritage 
Square. The open house was attended by over 100 people and materials subsequently 
remained in the library for a 30-day comment period. Staff received 178 survey responses.   
 
 
 
 
 
 
 
 
 
 
 
Based on the public comment responses, Option C (Library retained in current location, 
completely renovated with new addition using the Waldorf / Merwyn Hotel site) was the top 
choice with both Heritage Square options as the runner ups.  The Library Board met on June 28, 
2016 to consider the technical merits of the various options. They discussed the possibility of an 
18,000 sqft building that could require a bond measure for construction of more than just the 
library.  The Board selected the option of a new library at Heritage Square (Options E or F).  
Hacker prepared an “Option Study - Order of Magnitude Cost Model” for the Library, dated July 
25, 2016.  It was presented to the City Council at their July 25, 2016 Special Meeting.  The 
Council directed staff to develop a funding strategy that did not require a bond measure.  
(Astoria Library Option Cost Study. Hacker. 07-25-16) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

Chart of public input on the 
various Options 
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Astoria's Library Foundation was restarted in February 2017 to address funding for the 
renovated library.  Through the Council Goal Setting process for FY 2017-2018, the City Council 
changed the direction of the library location from Heritage Square to renovation of the existing 
building.  On May 30, 2017 Council voted unanimously to proceed with renovation of the current 
library and begin the process to hire a design consultant for the renovation process. This 
effectively nullified previous discussion of building at Heritage Square.  Hennebery Eddy 
Architects were hired to prepare design concepts for the Library at their existing site.  That 
project is moving forward. 
 
2017 to 2021 
 
At its September 13, 2017 meeting, the City Council 
reviewed its FY 2017-2018 Goals and agreed the next step 
was to develop an outreach strategy to find a developer 
interested in redeveloping the site into a mixed-use project 
with housing. A “Request for Interest” (RFI) was suggested 
as a good tool to generate lots of interest in the project and 
find a developer that is a good fit for Astoria.  Later, in 
response to the January 2019 County Housing Strategies 
Report, Council goals were updated and in 2021 included 
the specificity of developing workforce housing. 
 
In August 2021, the Astoria Development Commission 
hired John Southgate to coordinate the possibility of a 
development offering in order to ascertain interest in a 
public / private partnership.  The focus of this effort would 
be to implement the City Council goal of developing 
workforce housing on the site.  It is expected Mr. 
Southgate will be presenting a report to the Development 
Commission in October 2021.  
 
Miscellaneous Site Issues 
 
On February 13, 1957, a Grant of Easement, was 
recorded (Book 243, Page 11) from Safeway Stores Inc. 
to American Legion Post #12, for an easement 5’ wide 
from northeast corner of property line of American 
Legion along the west side of Lot 4 to Duane Street.  
This would coincide with the west edge of the former 
Safeway building.  The Lot 4 property line is 45’ from the 
west property line of the former Safeway property.  
Therefore, the easement would be 40’ to 45’ from the 
west property line.  This easement is the only legal 
access to the rear entry to the building.  When the 
Garden of Surging Waves was constructed in 2012, this 
easement was addressed providing continued access to 
the American Legion building. 

 

Clatsop County Housing Strategies 
Report 

January 2019 
 
In 2018, Clatsop County and its five local 
incorporated cities undertook an in-depth 
study of the current and projected housing 
conditions across the County, as well as 
recommended strategies to better align the 
housing supply with local needs, now and 
into the future. The strategies in the report 
respond to the following five overarching 
findings on a County-wide basis, and apply 
to the individual cities in Clatsop County to 
different degrees. The study found a 
housing shortage and made 
recommendations on solutions. 
1.  Sufficient Supply, but Not the Right 

Types of Housing  
2.  Add the Right Types of Supply  
3.  Control Commercial Use of Residential 

Land  
4.  Use Available Residential Land 

Efficiently  
5.  Focus on Workforce Housing  
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In 2006, the owners of the Elliott Hotel (357 12th Street) requested 30 to 50 parking spaces on 
the Safeway block be granted to their use through an easement for parking.  The City did not 
grant the easement.  At its March 20, 2006 meeting, the City Council discussed the draft results 
of the Downtown Parking Plan which indicated that there were sufficient parking spaces in the 
downtown and that removal of the Safeway Block, which was currently used for parking, would 
not alter those results.  At that meeting, “Mayor Van Dusen stated that after several community 
town hall meetings it was determined that the highest and best use of the former Safeway site 
was not parking.  He said it was not the intention of Council to use this site for parking.”   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
At its November 2, 2009 meeting, the City Council voted, pending future development of the 
block, to dedicate the north half of each parking lot to 3-hour timed parking, and to dedicate six 
parking spaces for handicap parking on the south half of the old Safeway lot in the vicinity of the 
American Legion and Senior Center.  
 
One design concept for Heritage Square included a Subterrain Viewer.  After the Great Fire of 
1922, rubble remained on the block for months.  New retaining walls with a chairwall 
construction were built in 1923 which allowed utilities to be placed in a vaulted concrete area 
below street level.  New streetlights were installed in the commercial district with the control 
boxes located below grade in the northeast corner of the lot.  The Viewer concept would allow 

 

 
Legion Entry 

 
East parking area viewed from Exchange Street; 
Elliott Hotel in top right of photo 
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the public to look down into the vaulted sidewalks and observe the 1923 utility equipment and 
possibly create a site identification monument.  These features should be considered as 
potentially historic due to their age and significance to the 1922 Fire and redevelopment of the 
downtown. 
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FUTURE OF HERITAGE SQUARE 
 
The City continues to work toward redevelopment of Heritage Square and in August 2021 began 
renewed efforts to address the next steps in this project. 
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John Southgate LLC 
1020 SW Taylor Street, Suite 440 

Portland, OR 97205 
 

 

September 28, 2021 

 

TO:  Brett Estes, City Manager 

FROM:  John Southgate, Redevelopment Consultant 

SUBJECT: Heritage Square Development Offering 

 

Thank you for the opportunity to assist you and the Astoria Development Commission in the City’s 
efforts to initiate a development offering process for the purpose of finding a developer partner to 
purchase portions of the Heritage Square site, and develop it with workforce housing.  The purpose of 
this memorandum is to summarize my work thus far, pose some questions for your and the 
Commission’s feedback, and recommend next steps.  Please note that the specific questions are 
embedded in the narrative, and then re-stated at the end of the memorandum for ease of use. 

I have attached an aerial view of the property, which delineates the two distinct redevelopment 
portions of the site, i.e., the approximately 37,000 square feet eastern half of the block bounded by 11th, 
12th, Duane, and Exchange Streets, and a smaller approximately 7700 square feet site in the far 
southwest corner of the block (at the corner of 11th & Exchange).  These two portions of the site are 
separated by the American Legion Hall, in private ownership.  The balance of the block (roughly the 
northwest quadrant) is occupied by the Garden of Surging Waves.  The development offering will 
include both the larger eastern portion as well as the smaller portion at 11th & Exchange. 

With considerable assistance from City staff and particularly Rosemary Johnson, I have had the 
opportunity to review background documents, including the extensive environmental record for the 
site, deed restrictions related to specific uses (e.g., the restrictions on a full service grocery store, 
imposed by Safeway at the time of the sale of the property), as well as high level summary of the zoning 
regulations and Comprehensive Plan policy language that bear on development of the property.  The 
regulatory framework and conditions of the site generally lend themselves to redevelopment, albeit 
with some qualifications noted in this memorandum. 

My background research also included review of a two volume history of the site, prepared by the 
inestimable Ms. Johnson.  I understand that these documents will be submitted to the Commission as 
part of the agenda packet for the October 4th hearing. 

Community Input 

I have now met with about a dozen community stakeholders to obtain their thoughts from a broad 
swath of the community regarding the City’s intentions for the property.  I also attended the August 
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meeting of the Astoria Downtown Historic District Association.  As a preface to the interviews and 
meetings, I expressed my hope that interviewees would feel comfortable to be frank, assuring them that 
I would not ascribe any opinion to any particular individual. 

Every one of these interviews/meetings was very helpful in understanding key opportunities and 
concerns.  It is obvious that Astorians care deeply about their City, their Downtown, and how important 
it is for the City to find a development partner who will respect community perspectives on the 
redevelopment of the Heritage Square site. 

To summarize the high points of these community stakeholder interviews: 

• There is general recognition that a lack of decent affordable and workforce housing is a key 
challenge for Astoria, and there is consequently support for new workforce housing in 
Downtown Astoria.  However, some feel there are other sites that are more suitable locations 
for such housing, such as the County Jail site on Duane between 6th & 7th.  Some indicated a 
desire that the City move forward with earlier plans to devote most if not all of the City-owned 
portions of the site to some kind of open space, including earlier plans for an amphitheater. 

o Question for the Commission: Is the Commission open to a mix of incomes?  Primarily 
workforce housing, but inclusion of some units serving higher incomes? 

• Some would prefer that if this site is to be developed for housing, it should serve households 
with higher levels of income, to provide more well-heeled customers for downtown businesses. 

• Several people noted that Astoria needs an outdoor open space that could provide a permanent 
home for the Sunday Market as well as serve as a venue for civic events and outdoor 
performances – perhaps incorporating an amphitheater.  There are a number of cultural assets 
in the immediate vicinity – musical groups, theater, and dance troupes.  And yet none of these 
has a suitable home for outdoor/summer performances.  Existing outdoor venues (e.g. McClure 
Park, Tapiola Park) lack covered open space, have difficult topography, are not convenient to the 
Downtown core, and/or lack basic amenities such as concession stands and public restrooms. 

o Question for the Commission: Is the Commission open to identifying this aspiration for 
incorporation of outdoor event/performance space in the development offering? 

• If such a space were to be provided in conjunction with new workforce housing, it would ideally 
incorporate covered outdoor space, to accommodate inclement weather. 

• People are ambivalent about the ground floor uses in any new building on Heritage Square.  
Some would welcome some retail/commercial, but others noted that there are already too 
many empty commercial spaces in Downtown Astoria, and that the redevelopment of Heritage 
Square shouldn’t compete with these existing spaces.  Day care was mentioned as a possible 
use.  See additional insights about ground floor uses under “Developer Input”, the next section. 

• Several people expressed concern at the loss of free parking, particularly for customers of 
downtown businesses.  Where will these people park?  Or will they simply not bother coming 
downtown to shop, dine, or be entertained?  Concern was also expressed about where the 
Sunday Market would go. 

• The redevelopment site, as noted, actually consists of two sites, bifurcated by the American 
Legion property.  I understand that there have been discussions in the past about possible 
inclusion of the American Legion property in redevelopment plans for the block, and it is 
possible that these discussions could be renewed in the future if the Legion were willing.  
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• Tie the project into the Garden of Surging Waves.  The original intention was that the area east 
of the garden (the primary redevelopment site) incorporate an eastern entrance to the Garden. 

Developer Input 

• Whenever a City contemplates issuing a development offering, it is wise to first ascertain 
whether there is developer interest in the site and whether the interested developers 
understand the City’s intentions and are capable of fulfilling the City’s expectations.  Although I 
have not conducted all of the developer interviews I intend to conduct, I am pleased to report 
that we have interest from sophisticated developers whom I believe understand and are able to 
deliver on our expectations.  These developers typically have extensive experience with mixed 
use projects in urban settings, with residential units serving a mix of incomes. 

• Based on this feedback, I remain confident that if the City issues a development offering for the 
Heritage Square property, it will likely receive several solid responses from qualified developer 
teams. 

• Given the significant challenges that the site faces (environmental, and likely geotechnical 
challenges), and in light of general construction cost/supplies price escalation, it is highly likely 
that developers will seek public financial assistance to make the project financially feasible.  
There are a variety of tools at the City’s disposal – funding of predevelopment studies (such as a 
geotechnical analysis, or a traffic analysis); land write down (whereby the developer pays less 
than the appraised value of the property OR pays a discounted ground lease; partial or complete 
tax abatement either for a defined period of time or in perpetuity; assistance with any required 
off site improvements or environmental mitigation; and gap financing (i.e., a grant or 
subordinate loan to fill the gap between sources – debt and equity – and uses).  Note that the 
site falls within the boundaries of the Astor East Urban Renewal Area, which is a likely source of 
funding for any local financial incentives. 

• I always advise cities that any such public subsidy of the project should only be done based on 
an analysis of the pro forma, for the purpose of determining whether any proposed subsidy is 
indeed warranted.  That is, would the project not be built without the subsidy?  Will the subsidy 
help to generate a reasonable return on investment (to both the developer, investors and 
lenders as well as the Commission)? 

o With these qualifiers (regarding demonstrating the need for subsidy), is the Commission 
open to identifying a variety of subsidies as possible elements of the ultimate public-
private partnership? 

• Depending on the nature and level of any such subsidy, there is a possibility and even likelihood 
that the project will be required to comply with the State’s Prevailing Wage requirements, 
administered by the Bureau of Labor & Industry (BOLI).  Generally, projects which are obligated 
to abide by prevailing wage law are roughly 15% more costly to construct, and also entail 
complex administrative requirements. 

• It should also be noted that if as is likely a workforce housing project utilizes funding 
administered by the Oregon Department of Housing & Community Services, these projects will 
be subject to commercial prevailing wage rates if there is any commercial use.  If there is no 
commercial use in such a project, the project is only subject to residential prevailing wage rates, 
which are generally lower wage rates, thereby rendering a project more financially feasible. 

• Various developers shared a variety of specific observations: 
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o Project will likely include a minimum of approximately 60 units, to achieve operational 
efficiencies. 

o Project may seek “Project Based Vouchers” to help to subsidize the rents of low income 
workforce. 

o The optimal schedule for the development offering would entail a selection and some 
form of provisional site control by the deadline for 2022 OHCS funding round, date TBD 
(probably March or April, 2022). 

o While the regulatory framework is generally accommodating of the City’s goal for 
workforce housing, there are a couple of provisions that may prove problematic.  One is 
the requirement that street facing spaces on the ground floor of a building be devoted 
to commercial uses.  As noted, this could bear on the construction cost of the project 
related to Prevailing Wage rates.  There is also language in the Comprehensive Plan 
requiring that the Heritage Square site be devoted to open space, dating to the time 
when the City intended for the predominant use on its property to be open space 
(amphitheater etc.).  This language is likely at odds with the City’s current intentions. 
 Question for the Commission: Is the Commission amenable to considering the 

initiation of these legislative actions? 

Development Offering Overview 

Based on what I have heard thus far from both community stakeholders and developers, I am of the 
opinion that the City should definitely proceed with issuance of an offering of this property, for the 
purpose of securing a developer in a public-private partnership. 

I strongly favor a particular format of development offering, the Request for Expressions of Interest 
(RFEI) format.  I prefer this format because it allows maximum flexibility, and entails a relatively simply 
submittal which thereby increases the willingness of developers to consider submitting a response. 

With the RFEI format, rather than setting forth a very specific development program as is typically the 
case with Requests for Proposals, the City essentially sets forth its general aspirations for the site, and 
asks developers to respond by articulating their “ideas” for how to achieve the City’s aspirations, as well 
as laying out their successful experience in delivering this type of project. 

Typically, RFEIs identify the City’s “must haves” as well as “nice to haves”.  I would welcome Commission 
feedback on my initial list of “must haves” and “nice to haves”, below.  Do Commission members concur 
with these draft criteria?  Did I miss anything important? 

Must Haves: 

• Predominantly though not exclusively workforce housing. 
• Quality design and construction 
• Primarily benefit the vitality of Downtown Astoria 
• Be a financially sound business deal for the City.  Specifically, is any proposed subsidy justified in 

terms of its necessity for the financial viability of the project, and its reasonable use of public 
funds? 

Nice to Haves: 
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• Outdoor public space for community events, performances, Sunday Market 
• Parking available to the public (above and beyond parking required for the residents of the 

project) 

RFEI Template – High Level Outline and Process 

• Introduction – Offering Overview.  What the City hopes to achieve in broad terms. 
• Background 

o General context – Downtown Astoria (physical; historic; population; employee count; 
transit service; growth trends; quality of schools; income and other demographics; other 
factors that should attract developer interest)  

o Site description (size, key zoning features, environmental, traffic/access, utilities, 
restrictions/covenants) 

• Public Assistance 
o Financial Participation (tied to public benefit; degree of satisfaction of selection criteria) 

 Fees 
 Land Write-Down 
 Tax Abatement (e.g. VHDZ) 
 Pre-Development grants or loans 
 Gap Grants or Loans 

o Assistance w entitlements 
o City willingness to consider legislative amendments to development code and 

Comprehensive Plan – and what the basis would be to so consider.  
o Assistance w non City funding as applicable 

 Opportunity Zone 
 LIHTC 
 NMTC 
 EB5 
 Conventional lending 

• Selection Criteria (see also “Must Haves” and “Nice to Haves”) 
o Downtown Revitalization 
o Complement recent City investments 
o Quality Design & Construction 
o Catalyze general City and Downtown economic vitality 
o Others…What does the City and community hope to achieve with this project? 

• Selection Process 
o Submittal Requirements (page limit; how many copies; electronic submittal etc.) 
o Selection Schedule 
o Decision making process 

• General Conditions 
o City manage press/communications 
o No communications except to staff 
o Prevailing Wage risk 

• Appendices (e.g. prior technical reports) 
 
Finally, the following is a high level outline of the process for the RFEI, developer selection and 
negotiation.  Note that this includes an approximate schedule. 
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• Draft RFEI, elicit feedback from staff, Commission, stakeholders (October/early November, 
2021) 

• Issue and market RFEI (later November/December, 2021) 
o Marketing to include targeted developer outreach, as well as communication to a broad 

list of developers and related professionals; a pre-submittal conference and site tour; 
press release and hopefully press coverage in local and Portland media; and inclusion on 
the City’s website. 

• Evaluate Responses to RFEI, conduct interviews if warranted, select a developer team (January, 
2021) 

o The City may want to consider forming a Selection Advisory Committee.  This 
Committee will evaluate responses and participate in any developer team interviews.  
The SAC will make recommendation to the Development Commission as to which 
developer to select.  

• Exclusive Negotiating Agreement (ENA) and due diligence phase (February – June, 2022) 
o The ENA will lay out the preliminary program (number of units, income mix, commercial 

square footage, number of parking spaces, amenities and public uses), concept design, 
schedule, and deal points, acknowledging that all of these may evolve during the due 
diligence phase. 

o ENA expected to result in a Disposition & Development Agreement 
• Disposition & Development Agreement (Summer, 2022).  The DDA will formalize the deal terms, 

program, schedule and design.  It will also memorialize all of the parties’ mutual obligations, 
including any public financial participation in the project. 

• Secure Financing, Entitlements, Begin Construction (Fall 2022/Winter 2023) 

Proposed Next Steps  

• Complete Developer interviews, and continue to meet with community stakeholders as 
requested. (October, 2021) 

• Draft RFEI (October, 2021) 
• Following internal review (City Manager, Community Development Director, Public Works 

Director, etc.), present RFEI to Development Commission in a Public Hearing for feedback 
(November, 2021) 

• After incorporating Development Commission feedback from the October 4th Hearing as well as 
the future Hearing at which the Commission provides feedback on the draft RFEI, issue the RFEI 
(late November, 2021) 

Questions for the Commission 
 

• Is the Commission open to a mix of incomes?  Primarily workforce housing, but inclusion of some 
units serving higher incomes? 

• Is the Commission open to identifying the aspiration for incorporation of outdoor 
event/performance space in the development offering? 

• With qualifiers (regarding demonstrating the need for subsidy), is the Commission open to 
identifying a variety of subsidies as possible elements of the ultimate public-private partnership? 
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• Is the Commission amenable to considering the initiation of legislative actions to reduce/modify 
ground floor commercial use requirements in the Development Code, and language in the 
Comprehensive Plan calling for open space to be the predominant use on this site? 

• Does the Commission support the draft list of “must haves” and “nice to haves” for the project, 
set forth in the “Development Offering Overview section of this memorandum?  What am I 
missing? 

• Does the Commission agree with these proposed next steps and schedule identified in the 
“Proposed Next Steps”? 
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SECTION 1: AMENDMENT “2.435 CONDITIONAL USES
PERMITTED” of the Astoria Development Code is hereby amended as follows:

A M E N D M E N T

2.435 CONDITIONAL USES PERMITTED

The following uses and their accessory uses are permitted in a C-4 Zone as a conditional use if
the Planning Commission, after a public hearing, determines that the location and development
plans comply with applicable standards referred to in Sections 2.440 through 2.445, additional
Development Code provisions, the Comprehensive Plan, and other City laws:

A. Day care center.
B. Indoor family entertainment or recreation establishment.
C. Light manufacturing.
D. Motel, hotel, bed and breakfast, inn, home stay lodging (which satisfies requirements

in City Code Sections 8.750 to 8.800), and associated uses except as follows:
1. Structures or portions of structures occupied as a residential dwelling unit after

January 1, 2019 and/or originally constructed as a residential dwelling unit
may not be used as a motel or hotel, except as noted in Section 2.435.D.2.

2. Structures or portions of structures originally constructed as a motel or hotel of
greater than three units may be utilized as a motel and/or hotel regardless of
current use as residential units. (Section 2.435.D amended by Ord 19-07, 7-1-
2019)

E. Multi-family dwelling in a new or existing structure:
Located above or below the first floor, with commercial facilities on the first
floor.Located in the rear of the first floor with commercial facilities in the front portion
of the structure. (Section 2.435.E amended by Ord 19-05, 6-17-2019)

F. Recycling establishment.
G. Residential facility, in a new or existing structure:

1. Located above or below the first floor, with commercial facilities on the first
floor.

2. Located in the rear of the first floor with commercial facilities in the front
portion of the structure. (Section 2.435.G amended by Ord 19-05, 6-17-2019)

H. Temporary use meeting the requirements of Sections 3.240.
I. Transportation service establishment.
J. Wholesale trade, warehouse, mini-storage, or distribution establishment (see Section

11.170).
K. Conference Center. (Section 2.435(K) added by Ordinance 94-06, 6-6-94)
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SECTION 2: AMENDMENT “2.430 USES PERMITTED OUTRIGHT”
of the Astoria Development Code is hereby amended as follows:

A M E N D M E N T

2.430 USES PERMITTED OUTRIGHT

The following uses and their accessory uses are permitted in a C-4 Zone as an outright use if
the Community Development Director determines that the use will not violate standards
referred to in Sections 2.440 through 2.445, additional Development Code provisions, the
Comprehensive Plan, and other City laws:

A. Business service establishment.
B. Commercial laundry or dry cleaning establishment.
C. Commercial or public off-street parking lot.
D. Communication service establishment.
E. Eating and drinking establishment without drive-thru facilities.
F. Education service establishment.
G. Family day care center in existing dwelling.
H. Home occupation in existing dwelling.
I. Multi-family dwelling in a new or existing structure:

1. For properties with frontage on Marine Dr. or Commercial St., permitted only
in the upper floor(s) or non-street elevations of the ground floor.

J. Personal service establishment.
K. Professional service establishment.
L. Public or semi-public use.

M. Repair service establishment, not including automotive, heavy equipment, or other
major repair service.

N. Residential home, located above or below the first floor, with commercial facilities on
the first floor of existing structure. (Section 2.430.M amended by Ord 19-05, 6-17-
2019)

O. Retail sales establishment.
P. Single-family and two-family dwelling in a new or existing structure:

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

2. Located in the rear of the first floor with commercial facilities in the front
portion of the structure. (Section 2.430.O amended by Ord 19-05, 6-17-2019;
Section 2.435.O amended by Ordinance 93-15, 12-20-93)

Q. Studio for artists.
R. Transportation facilities. (Section 2.430.Q added by Ordinance 14-03, 4-21-14)
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SECTION 3: AMENDMENT “7.100 MINIMUM PARKING SPACE
REQUIREMENTS” of the Astoria Development Code is hereby amended as follows:

A M E N D M E N T

7.100 MINIMUM PARKING SPACE REQUIREMENTS

Table 7.100 – Off-Street Parking Space Requirements by Use. 

The following are minimum off-street parking requirements by use category. The Community
Development Director or Planning Commission, as applicable, may increase the required off-
street parking based on anticipated need for a specific conditional use. Off-street vehicle
parking requirements are calculated to include consideration of employee and customer/client
uses.

For off-street parking requirement calculations, gross floor area as defined in Section 1.400
shall not include outdoor storage areas. Gross floor area for off-street parking calculations shall
include exterior space utilized for the use which results in expanded use on the site such as
outdoor seating area for an eating/drinking establishment.

(Section 7.100 amended by Ord 19-06, 7-1-2019; Section 7.100 amended by Ord 19-05, 6-17-
2019)

Use Categories
Minimum Parking per Land Use (Fractions are

rounded up to the next whole number.)

RESIDENTIAL CATEGORIES

Single-family Dwelling, including
manufactured homes or modular
home on individual lots, and attached
dwellings such as townhomes and
condominiums

2 spaces per dwelling unit

Two-family Dwelling (Duplex) 2 spaces per dwelling unit

Accessory Dwelling (second
dwelling unit on a single-family lot)

No additional parking is required.

Manufactured Dwelling in a Park 1.5 per dwelling unit

Multi-family Dwelling including
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Group Housing 1.5 spaces per dwelling unit with more than one
bedroom; and 1.25 spaces per dwelling unit limited to
one bedroom, or one bedroom group housing units.;
Calculation is based on specific number of each type of
units within the complex.Workforce Housing
Developments may reduce parking to:
1.0 spaces per dwelling unit with more than one
bedroom; and
0.75 spaces per dwelling unit for one bedroom.
Calculation is based on specific number of each type of
units within the complex.

Group living, such as nursing or
convalescent homes, rest homes,
assisted living, congregate care, and
similar special needs housing where
clients have no access to driving

1 space per 8 bedrooms plus one per employee
Calculation is based on the maximum number of
employees on one shift, not total employment.

Residential Home, Residential
Facility, and Adult Foster Care

1 additional space per 3 beds for the home/facility

(Section 7.100 Table for Residential Categories amended by Ordinance 21-02, 2-16-21)

COMMERCIAL CATEGORIES

Animal hospital or kennel 1 space per 300 sq. ft. gross floor area

Automotive repair & service, gas
station

1 space per 1,000 sq. ft. gross floor area

Bed and Breakfast, Inn (Section
7.100 amended by Ord 19-07, 7-1-
2019)

1 additional off-street space for each bedroom used for
transient lodging plus off-street spaces required for the
dwelling and associated uses such as assembly areas or
restaurant. (Section 7.100 amended by Ord 19-07, 7-1-
2019)

Daycare, Family/Home 1 space, plus required parking for dwelling

Daycare Center 1 space per employee

Eating and Drinking / Restaurant
1 space per 500 sq. ft. if no seating; 1 space per 250 sq.
ft. with seating.

Educational Services, not a school
(e.g., tutoring or similar services,
excluding single student tutoring
facilities)

1 space per 300 sq. ft. gross floor area

Home Stay Lodging (Section 7.100
amended by Ord 19-07, 7-1-2019)

1 additional off-street space for each bedroom used for
transient lodging plus off-street spaces required for the
dwelling. (Section 7.100 amended by Ord 19-07,7-1-
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2019)

Home Occupation with customers
and/or non-resident employees

1 additional space per anticipated customer/employee
at a specific time in excess of one person at a time

Hotels, Motels, other transient
lodging facilities not listed, and
similar uses (Section 7.100 amended
by Ord 19-07, 7-1-2019)

1 space per guest room. 
See also, parking requirements for associated uses,
such as restaurants, entertainment uses, drinking
establishments, assembly facilities.

Laundromat and dry cleaner 1 space per 350 sq. ft. gross floor area

Mortuary/Funeral Home 1 space per 300 sq. ft. gross floor area

Offices: General, medical/dental,
professional

1 space per 500 sq. ft. gross floor area

Personal Services (i.e. salon, spa,
barber, animal grooming, out-patient
veterinary services)

1 space per chair, table, or booth for customers

Repair or Service other than
automotive

1 space per 500 sq. ft. gross floor area

Retail Sales, General Merchandise 1 space per 500 sq. ft. gross floor area

Retail Sales, Bulk with a building
(lumber and construction materials,
furniture, appliances, and similar
sales)

1 space per 1,000 sq. ft. gross floor area

Retail Sales, Outdoor with no
building or building of less than 200
sq. ft. (i.e. automotive, nursery, bulk
retail, produce, etc.)

1 space per 1,000 sq. ft. of site used for retail
display/storage

INDUSTRIAL CATEGORIES

Industrial Service, not otherwise
categorized

1 space per 1,000 sq. ft. gross floor area

Light Manufacturing 1 space per 2 employees on the largest shift

Manufacturing and Production,
Heavy Industrial with building greater
than 5,000 sq. ft.

1 space per 2,500 sq. ft. gross floor area

Marina 0.25 spaces per boat berth or docking space

Mini-Storage 1 space per four units

1 space per full-time equivalent employee plus 1 space
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Seafood Processing and Associated
Uses

per 10 seasonal employees. Seasonal parking may be
reduced with proof that employees are bussed to site.

Wholesale, Warehouse, Freight
Service

1 space per 1,500 sq. ft. gross floor area

INSTITUTIONAL CATEGORIES

Community Service, including
Government Offices and Services

Same requirement as non-institutional use for the
category

Jail 1 space per 2,000 sq. ft. gross floor area

Medical Center/Hospital with
overnight stay

1 space per 300 sq. ft. gross floor area

Membership organization, club, lodge
Same as specified use requirement such as eating and
drinking establishment, public assembly, school, etc.

Parks and Open Space
Parking based on projected parking demand for
planned uses. See Recreation, outdoor.

Public Assembly
1 space per 100 sq. ft. of public assembly area where
no seats provided; or 1 space per five seats where
provided

Religious Institutions and Houses of
Worship

1 space per 100 sq. ft. of main assembly gross floor
area; additional parking is not required for associated
use areas if not used at same time as main assembly
area

School, Pre-School through Middle-
School

1.5 space per classroom

School, High School 7 spaces per classroom

School, College & Vocational
1 space per 400 sq. ft. of gross floor area; and 1 space
per 2 dorm rooms

RECREATIONAL CATEGORIES

Aquatic center, sports club, gym, rink,
recreation center, health club, bowling
alley, and other similar indoor
entertainment

1 space per 400 sq. ft. gross floor area

Museum, art gallery, library 1 space per 600 sq. ft. gross floor area

Outdoor recreational park, Public
playground

None

Outdoor recreational park,
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Commercial park 1 space per 1,000 sq. ft. gross land area

Sports Field
1 space per 100 sq. ft. of public assembly area where
no seats provided; or 1 space per five seats where
provided

Theater, indoor arena: Single venue 1 space per 3 seats

Theater, indoor arena: Multiplex 1 space per 6 seats

OTHER CATEGORIES

Accessory Uses

Parking standards for accessory uses are the same as
for primary uses, but are pro-rated based on the
percentage of estimated overall parking demand,
subject to City review and approval.

Temporary Uses

Parking standards for temporary uses are the same as
for primary uses, except that the Community
Development Director or Planning Commission, as
applicable, may reduce or waive certain development
and designs standards for temporary uses.

Transportation and Communications
Facilities (operation, maintenance,
preservation, and construction)

None, except where temporary parking is required for
construction staging areas

(Section 7.100 amended by Ordinance 14-03, 4-21-14; Ord 19-05, 6-17-2019; Ord 19-06, 7-1-
2019; Ord 19-07, 7-1-2019; Ord 21-02, 2-16-2021)
)

SECTION 4: AMENDMENT “7.062 SPECIAL EXCEPTIONS TO OFF-
STREET VEHICLE PARKING REQUIREMENTS” of the Astoria Development Code is
hereby amended as follows:

A M E N D M E N T

7.062 SPECIAL EXCEPTIONS TO OFF-STREET VEHICLE PARKING
REQUIREMENTS

A. Developed Sites Exemption. Existing buildings which encompass all or a major
portion of a lot with little or no possibility of providing off-street parking in
compliance with City Code may apply to the Community Development Director for
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authority to participate in a program whereby, in lieu of providing required off-street
parking, annual payments would be made to the City for the purpose of supporting
mass transit, and development of public parking. As an alternative to making annual
cash payments, the applicant may, with approval of the City Council, provide a public
service of equal or greater value than the cash payment.

1. Participation in the Program. The Director shall approve participation in the
program upon a finding that the lack of required off-street parking will not
result in a public safety hazard. Participation involving the provision of
compensation in the form of public service in lieu of cash payments also
requires the concurrence of the City Council.

2. Location. This exception shall apply to any change of use or expansion of a
use in all zones except those areas where the provision of off-street parking is
otherwise exempted.

3. Compensation.
a. Cash Payments. 

The fee to be paid for each parking space not provided shall be
$180.00 per year.

The fee shall be paid annually on a per space basis. The number of
spaces subject to a fee shall be the difference between the number of
off-street spaces provided and the number required by the Astoria
Development Code, or, where a Variance is issued, the number of
spaces authorized by Variance. 

Payments shall be made to the City of Astoria at the beginning of
each year the applicant is involved in the program, and shall be made,
in accordance with a payment schedule to be established by the
Community Development Department.

b. Compensation in Lieu of Cash Payments. 

Compensation in lieu of cash payments may be accepted only upon a
finding by the City Council that there is both a need for the proposed
public service, and that the value of the service is equivalent to or
greater than the cash payment described in Section 3(a) above.
(Section 7.062 Added by Ordinance 93-08, 10-18-93; amended by
Ordinance 96-04, 5-6-96)

B. Modification of Parking Space Requirements.
1. The applicant may propose a parking space standard that is different than the

standard in Section 7.100, for review and action by the Community
Development Director through a Type II variance, pursuant to Article 9. The
applicant’s proposal shall consist of a written request, and a parking analysis
prepared by a qualified professional. The parking analysis, at a minimum,
shall assess the average parking demand and available supply for existing and
proposed uses on the subject site; opportunities for shared parking with other
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uses in the vicinity; existing public parking in the vicinity; transportation
options existing or planned near the site, such as frequent bus service,
carpools, or private shuttles; and other relevant factors. The Community
Development Director may reduce the off-street parking standards for sites
with one or more of the following features:

a. Site has a bus stop with existing or planned frequent transit service
(15-minute headway or less) located adjacent to it, and the site’s
frontage is improved with a bus stop waiting shelter, consistent with
the standards of the applicable transit service provider: Allow up to a
20 percent reduction to the standard number of automobile parking
spaces;

b. Site has dedicated parking spaces for carpool/vanpool vehicles: Allow
up to a 10 percent reduction to the standard number of automobile
parking spaces;

c. Site has dedicated parking spaces for motorcycle and/or scooter or
electric carts: Allow reductions to the standard dimensions for parking
spaces and the ratio of standard to compact parking spaces;

d. Available on-street parking spaces adjacent to the subject site in
amounts equal to the proposed reductions to the standard number of
parking spaces.

e. Site has more than the minimum number of required bicycle parking
spaces: Allow up to a 10 percent reduction to the number of
automobile parking spaces. (Section 7.062.B added by Ordinance 14-
03, 4-21-14; scrivner’s error amended per Ord 19-05, 6-17-2019)

C. Downtown Area. Uses in the C-4 Zone (Central Commercial) and uses between 7th
and 14th Streets in the A-2 (Aquatic Two Development) and S-2A Zones (Tourist
Oriented Shoreland) are not required to provide off-street parking, except for multi-
family housing development in the C-4 Zone which is subject to the requirements in
7.100.. 

Exception: In the C-4 Zone, off-street parking and loading requirements shall apply to
Lots 1, 2, 3, Block 40, McClure’s Addition (south side of 600 Block Duane Street) as
required by Amendment A99-02, Ordinance 99-21. (Section 7.062.C added by
Ordinance 14-03, 4-21-14)
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AREA DESCRIPTIONS AND POLICIES 

 
 
CP.030. West End Area. 
 
The West End Area encompasses Astor Court and Uniontown. It is the primarily single-
family residential area that lies west of Second Street, exclusive of Vista park (general 
area of Waldorf Circle, Auburn Avenue, and West McClure Street area) and the 
property along West Marine Drive. The area is heavily developed on steeper slopes, 
with winding streets wrapping around the tip of the Astoria peninsula. Vacant lands here 
are mostly steep ravines or landslide areas in public ownership. The age of houses 
range from pre-1900s to new within a short distance. 
 
Zoning has historically been single-family on the hilltop with multi-family permitted on 
the lower areas around the hillside. A 32-unit senior citizens’ apartment complex was 
built at Second and Madison Streets. There is one small commercial use, a building that 
has most recently been used as a quilting store and grocery on Alameda. Public uses 
include the open space areas mentioned above, the Gray School, Tapiola Park and 
State Highway Division shops. 
 
Amenities of the area are the scenic views, the quiet residential character (largely 
attributable to an absence of through streets), the open space areas, and the closeness 
of a neighborhood school and Tapiola Park. Problems include the narrowness of some 
streets and the potential for landslides. 
 
[Section CP.030 amended by Ordinance 11-07, 7-5-11] 
 
CP.035. West End Area Policies. 
 
1. Refer to policies on geologic hazards, historic preservation, parks and recreation, 

and street improvements (transportation). 
 
2. The quiet residential character of the west end will be protected through the 

City's Development Code. 
 
3. Construction in areas of steep slopes and potential landslide hazard will be done 

after favorable geologic and engineering studies are submitted to the City 
building official. Proper consideration must be given to storm water drainage and 
the impacts on downslope property. 

 
4. The City and school district should cooperate in the improvement of the tennis 

courts and other recreation opportunities at Gray School (the area's only 
neighborhood recreation facility).  Consideration should be given to lighting the 
courts so long as it does not adversely affect adjacent homes.
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5. Widening projects on Glasgow and Oregon Streets must take into consideration 
the impacts on pedestrian traffic and parking. 

 
6. Zoning of the west end will generally remain stable, with the present division 

between R-1 and R-2, and a small area devoted to neighborhood commercial. 
 
CP.037.  Port Area.  
 
The Port Area is generally located along the west Astoria Waterfront. The District 
boundaries generally extend from Youngs Bay to Portway Street, and the properties 
fronting on the south side of Industry Street to the Columbia River pierhead line. The 
exact area is shown in Figure 1.2, and was originally created to coincide with the 
boundaries of the Astor-West Urban Renewal Area, created in late 2002.  The Port-
Uniontown Overlay Area was replaced with the Port Area when the Uniontown Overlay 
Area was created in 2019.  
 
The Port Area is defined by the Columbia River waterfront and Port of Astoria. Existing 
uses associated with the riverfront include Port of Astoria operations, three piers, and 
offices, other marine industrial sites, seafood processors, log export, and the River Trail 
shared-use path.  
 
Between the years of 2001 and 2006, areas of the Port-Uniontown Overlay Area (an 
area that included both the Port Area and the Uniontown Overlay Area) were the subject 
of a series of planning efforts by the Port of Astoria. These earlier plans divided the 
waterfront into two districts: the western industrial-oriented Marine Service Center 
District and the eastern visitor and recreation-oriented Marina District. They envisioned 
development of a conference center in conjunction with the existing motel site (400 
Industry), which, in part, spurred the formation of the Astor-West Urban Renewal Area. 
The Port/Uniontown Transportation Refinement Plan was adopted by Ordinance 07-01 
on February 20, 2007.  
 
The Astor-West Urban Renewal Plan, adopted in December 2002, was created to 
support redevelopment of former industrial sites within Uniontown, development of a 
conference center, and transportation and recreation improvements including extending 
the River Trail, reconstructing trolley tracks, building streets for more connectivity, and 
enhancing streetscapes with lighting, seating, and landscaping. The Port-Uniontown 
City of Astoria Comprehensive Plan CP.038 Area Descriptions, and Policies - 3 
Transportation Refinement Plan, adopted in February 2007, developed transportation, 
access, and circulation improvements for roads and paths in the Overlay Area, with 
particular focus on West Marine Drive. The land use vision that evolved from the 
Refinement Plan process was the basis for the Port-Uniontown Overlay Area.  One of 
the Port-Uniontown Overlay Area Policies was to “develop a set of design standards for 
the Port-Uniontown Overlay Area that address building massing and orientation, 
architecture, access and parking, streetscape, landscaping and other elements.”  In 
2018-2019, the City went through a new planning process to develop the Uniontown 
Reborn Master Plan which would address similar issues in a more confined area.  This 
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Plan included a portion of the area previously known as the Port-Uniontown Overlay 
Area.  With its adoption in 2019, the remaining portions of the Port area not included in 
this new Master Plan were redefined as the Port Area. 
 
(Section CP.037 added by Ordinance 14-02, 4-21-14; amended by Ordinance 19-12, 
10-7-2019) 
 
CP.038.  Port Area Policies. 
 
1. Refer to shorelands/estuary, housing, parks and recreation, geologic hazards, 

and transportation policies. 
 
2.  Support redevelopment of former industrial sites and vacant and underutilized 

lots. 
 
3.  Provide improved safety and direct access to the River Trail for new 

developments. 
 
4.  Establish visual and physical linkages within and around the Port Area, with 

emphasis on the Columbia River waterfront. 
 
5.   Enhance existing primary uses, such as Port of Astoria facilities, visitor services, 

open space, and trails. 
 
(Section CP.037 added by Ordinance 14-02, 4-21-14; amended by Ordinance 19-12, 
10-7-2019) 
 
CP.040. Central Residential Area. 
 
The Central Residential Area is the City’s oldest neighborhood, and extends generally 
from Second Street to 18th Street and from Bond Street to Niagara Street excluding the 
central business district. This area contains most of Astoria’s Victorian and other historic 
structures; the walking tour is primarily in this area.  The Shively-McClure National 
Register Historic District was designated in 2005 with 243 historic properties. The area 
is built on the north facing flank of the Astoria peninsula, and contains a variety of 
slopes, from gentle on top of the hill to very steep in the vicinity of 8th and Irving Streets. 
Vacant lands are generally landslide areas in public ownership or small neighborhood 
parks. 
 
The original zoning was divided between multi-family on the lower areas to single-family 
above Irving Street.  Single-family dwellings are the predominant land use throughout 
the area except for Bond Street. There is a small neighborhood commercial area on 8th 
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Street at the top of the hill.  Many of the older homes were converted to duplexes or 
apartments.  Public uses include several small playgrounds, Niagara Park, the 
community college, the old cemetery, and a large ravine in City ownership at Grand and 
4th Street.  The streets run in the grid pattern of the original subdivision, with blocks 200 
feet square and wide streets. 
 
Amenities of the area are the scenic views, the historic character of the neighborhoods 
with high concentrations of older structures, the proximity of the parks, playgrounds and 
community college, and the closeness to Downtown.  Problems include the housing 
condition of older apartments on Bond Street, the landslide potential in some areas, 
traffic congestion on 8th Street, and traffic congestion in the vicinity of the community 
college. 
 
[Section CP.040 amended by Ordinance 11-07, 7-5-11] 
 
CP.045. Central Residential Area Policies. 
 

3. Refer to policies on historic preservation, street improvements (transportation), 
geologic hazards, parks and recreation, and housing. 

 
[Section CP.045.1 amended by Ordinance 11-07, 7-5-11] 

 
2. Historic areas (neighborhoods with high concentrations of pre-1911 homes) will 

be protected through zoning regulations and the use of public lands for relocation 
of structures. 

 
3. The City supports the redevelopment of the former Central School property (900 

block Irving Avenue) as a residential in-fill development. 
 

[Section CP.045.3 amended by Ordinance 11-07, 7-5-11] 
 

4. The McClure playground (8th Street and Grand Avenue) should be maintained 
as a neighborhood park. 

 
[Section CP.045.4 amended by Ordinance 11-07, 7-5-11] 

 
5. Expansion of the commercial area into the residential zone must be justified on 

the basis of compatibility with historic areas, and lack of alternative space in the 
Downtown. 

 
6. Rezoning of areas from multi-family to single-family may be permitted where the 

land is steep, streets are not suitable for heavier traffic loads, and predominant 
land use is single-family.
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CP.047.  East Gateway Overlay Area. 
 
The East Gateway Overlay Area is located along US 30 / Lief Erikson Drive between 
33rd Street and Liberty Lane in eastern Astoria, as shown in Figure 1.3.  The East 
Gateway Transportation Plan was adopted by Ordinance 07-01 on February 20, 2007.  
The East Gateway Transportation Plan was developed in order to identify improvements 
that are intended to reduce congestion, enhance safety, and encourage development of 
industrial/commercial and residential sites in a manner that will benefit both vehicular 
and pedestrian/cyclist travel. The Plan established both transportation and land use 
policies. 
 
(Section CP.047 added by Ordinance 14-02, 4-21-14) 
 
CP.048.   East Gateway Overlay Area Policies. 
 
1.  Support the planned land use as defined in City planning documents for business 

parks, industrial sites, and residential sites. 
 
2.  Encourage development of commercial and industrial sites so as to provide more 

opportunity for employment within the City. 
 
3. Improve vehicular access from industrial/ commercial sites to US 30 / Lief 

Erikson Drive. 
 
4. Improve internal circulation and manage access for vehicular and non-motorized 

users in industrial / commercial sites and local street systems. 
 
5.  Improve pedestrian and bicyclist connectivity and safety across US 30 / Lief 

Erikson Drive. 
 
6.  Support the development of a local street network that will reduce reliance on US 

30 / Lief Erikson Drive. 
 
7.  Provide improved safety and direct access to the River Trail for new 

developments. 
 
8.  Support the extension of the River Trail through the east end of Astoria. 
 
9.  Provide all recommended improvements in an environmentally sound and cost 

effective manner. 
 
(Section CP.048 added by Ordinance 14-02, 4-21-14)
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CP.050. Downtown Area. 
 
The Downtown area is Astoria's central business district and the regional commercial 
and governmental center. It extends from 5th Street to 16th Street, and from the 
pierhead line in the Columbia River to Exchange Street. Originally built on pilings, the 
Downtown area was extensively filled after the 1922 fire. Virtually all the flat land in the 
Downtown (and Astoria as a whole) is on filled tidelands. This area is almost completely 
developed with buildings and parking areas. Some of the waterfront is presently 
unused, and there are several thousand square feet of vacant commercial space 
scattered around the area. However, extensive new construction and substantial 
remodeling has taken place recently, and there is pressure for expansion of the 
commercial uses into the surrounding residential area. 
 
The Downtown has historically been zoned Central Commercial (C-4), which does not 
require off-street parking. Various proposals have been put forth to solve the parking 
problem, including a system of public parking structures. The circulation system 
consists basically of a one-way couplet (Marine Drive and Commercial) which routes 
much of the US 30 traffic through the Downtown area. 
 
A system of small street-end parks with a trail linking them has been constructed for the 
waterfront area.  Marine industrial uses such as fish processing plants are located on 
the waterfront, although retail shops, restaurants and professional offices have begun to 
locate here.  Governmental or public uses bracket the Downtown with the County 
Courthouse and Post Office buildings on the west, and the Maritime Museum, Clatsop 
Care Center (646 16th), Owens Adair Apartments (1508 Exchange), and Gateway Area 
development on the east.  There is a considerable amount of housing on the second 
floors of commercial buildings and older hotels, much of which is occupied by elderly 
persons. 
 
Advantages include the Columbia River waterfront and views, the mixture and variety of 
architectural styles and uses, and the cultural aspects such as the museums, the 
performing arts center, and the library.  Problems include: the traffic congestion; lack of 
parking; the lack of backup land for waterfront industries; lack of flat, developable land 
south (uphill) of Exchange Street; and the relatively large amount of unused commercial 
space. 
 
[Section CP.050 amended by Ordinance 11-07, 7-5-11] 
 
CP.055. Downtown Area Policies. 
 
1. Refer to plan strategy, policies and recommendations on economics, 

transportation, parks and recreation, historic preservation, housing, and 
shorelands. 

 
[Section CP.055.1 amended by Ordinance 11-07, 7-5-11]
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2. The City supports efforts to improve the parking problem in the Downtown, and to 

provide landscaping and other improvements.  However, the C-4 zone will 
continue to not require off-street parking. 

 
3. Zoning actions must not detract from the vitality of the Downtown as the 

commercial center of the region. Strip commercial development is to be generally 
discouraged. 

 
4. The City encourages the reuse of existing buildings prior to the expansion of 

commercial zones. 
 
5. Shoreland zone policies and standards will be designed to encourage public 

access along the Downtown waterfront. 
 
6. The Central Commercial Zone (C-4) will continue to be the designation for 

Downtown central business district. Uses in this zone will be primarily retail, 
offices, and general services with some residential use.  Uses which have a large 
land area/low assessed value ratio will be permitted in other commercial areas 
rather than the Downtown. 

 
[Section CP.045.6 amended by Ordinance 11-07, 7-5-11] 

 
7. The City will redevelop Heritage Squarethe block bounded by 11th, 12th, Duane, 

and Exchange Streets (formerly the site of the Safeway store) as with a public 
space mixture of uses that are physically and functionally integrated with  or park 
that provides a wide variety of recreational opportunities, including uses such as 
thethe Astoria Sunday Market, an amphitheater/plaza, and The Garden of 
Surging Waves and will contribute to the revitalization of downtown.  The park 
redevelopment is intended to provide a much needed workforce housing.and 
active open space area that will contribute to the revitalization of the downtown. 

 
[Section CP.045.7 added by Ordinance 12-04, 2-6-12] 

 
CP.057. Gateway Overlay Area. 
 
The Gateway Overlay Area extends generally from 16th Street to 41st Street, from the 
pierhead line of the Columbia River on the north to Exchange and Franklin Streets on 
the south between 16th and 29th Streets, and Marine / Lief Erikson Drive on the south 
between 29th and 41st Streets (see map Figure 1.1).   As such, it overlays portions of 
the Downtown and the Uppertown Areas, which are discussed elsewhere in the 
Comprehensive Plan.  The area is dominated by major institutional uses, including the 
Columbia River Maritime Museum, the City of Astoria Aquatics Center, Columbia 
Memorial Hospital, the Oregon State University Seafood Lab, Duncan Law Seafood 
Consumer Education Center, East End Mooring Basin, and associated Port property.  
There are several significant vacant land and water areas suitable for redevelopment, 
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notably the riverfront area east of 20th Street.  The former Astoria Plywood Corporation  
 

Mill Site was acquired by the City of Astoria in early 1998 and redeveloped as a mixed 
use residential / commercial area.    
 
In 1996, the City embarked on a master planning program for the Gateway Overlay 
Area to provide a vision for future development.  The master planning process, which 
extended over the course of twelve months, entailed extensive public involvement and 
received considerable public support.  In April 1997, the Astoria Gateway Master Plan 
was accepted by the City Council.  The Gateway Master Plan provides a conceptual 
basis for future development.  Its vision is implemented through the City’s 
Comprehensive Plan and Development Code.  The City intends to stimulate a 
pedestrian oriented, diverse area that actively promotes new complementary uses while 
maintaining and supporting primary existing uses, takes advantage of the proximity of 
the Columbia River waterfront, and complements the City's Downtown core.  The 
Gateway Area is organized as a collection of eight discrete, interrelated sub-areas 
comprised of similar and compatible land uses.  The sub-areas are linked by a 
circulation framework that includes a series of public open space amenities, trails, and a 
network of neighborhood streets.   
 
In 2008-2009, the City of Astoria developed the Riverfront Vision Plan (RVP) to address 
issues dealing with open space, land use, and transportation issues along the Columbia 
River.  Significant public involvement opportunities were designed to gain public input.  
This process was initiated to plan for these issues in a comprehensive manner and to 
set a framework for the future of the study area.  The City’s north Riverfront (Columbia 
River pierhead line to West Marine / Marine Drive / Lief Erikson Drive) was divided into 
four Plan areas of development: Bridge Vista (Portway to 2nd Street), Urban Core (2nd 
to 16th Street), Civic Greenway (16th to 41st Street), and Neighborhood Greenway 
(41st Street to east end of Alderbrook Lagoon).   

 
During the Plan development, extensive community involvement included community-
wide forums, open houses, numerous community meetings, stakeholder interviews, 
surveys, and public hearings were conducted.  Development of the Vision Plan was 
structured to gain as much public input as possible.  On December 7, 2009, after 
holding a final public hearing, the City Council accepted the Riverfront Vision Plan.  For 
Fiscal Years 2011-2012, 2012-2013, 2013-2014, 2014-2015, the City Council set goals 
to “Implement Riverfront Vision Plan on a Zone by Zone Basis.”  Phase 1 of the 
implementation project developed land use codes and new zones for the Civic 
Greenway Plan Area.  The Civic Greenway Plan Area is generally located from 
Columbia River Maritime Museum to 41st Street at Abbey Lane and the River to Marine 
/ Lief Erikson Drive.  Phase 1 for the Civic Greenway Area implementation was 
completed with adoption of Ordinance 14-09 by the City Council on October 6, 2014.  
The Ordinance extended the Gateway Overlay Area to include the entire Civic 
Greenway Area.
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To promote quality development which respects Astoria’s character and heritage, the 
Development Code should include design review guidelines to be applied to new 
construction and major renovation projects. 
 
[Section CP.057 added by Ordinance 98-04, 5-4-98; amended by Ordinance 11-07, 
7-5-11; amended by Ordinance 15-05, 6-15-15] 
 
CP.058. Gateway Overlay Area Policies. 
 
1. The City will utilize the general vision of the Gateway Master Plan to direct future 

development in the Gateway Overlay Area.  The overall Comprehensive Plan 
objectives are to: 

 
  a. promote development that complements the Downtown Area; 
 
  b. enhance the primary uses, such as the Columbia River Maritime Museum 

and Columbia Memorial Hospital, and work to redevelop areas such as 
the former John Warren Field site, which has significant development 
potential; 
 
(Section CP.058.1.b. amended by Ordinance 15-05, 6-15-15) 

 
  c. promote new land uses complementary to the riverfront and existing 

development, particularly visitor oriented uses and high density housing;  
 
  d. establish visual and physical linkages within and around the Gateway 

Overlay Area, with special emphasis on the Columbia River riverfront;  
 
  e. create a pedestrian-friendly environment throughout the Gateway Overlay 

Area through the careful siting of buildings and parking lots, careful 
consideration of street frontage design, and extension of the Astoria River 
Trail; and 

 
  f. create investor interest by promoting complementary land uses and quality 

development in the surrounding area. 
 
 2. The City will maintain the Gateway Overlay Area plan element of the 

Comprehensive Plan through its Development Code, including new planning 
zones and development standards, and through a design review process.  

 
[Section CP.058.2 amended by Ordinance 11-07, 7-5-11] 

 
3. The City, through its Development Code, will maintain a set of Design Review 

Guidelines for the Gateway Overlay Area which address the architecture, 
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landscaping, public and private circulation, signs, lighting, and other aspects of 
the built environment. The guidelines are fundamental principles which are 
applied to specific projects. 

 
[Section CP.058.3 amended by Ordinance 11-07, 7-5-11] 

 
4. The former Astoria Plywood Mill Site will be developed as a mixed-use 

development which will complement the Gateway Overlay Area and the 
Downtown Area, and provide new housing opportunities.  The Gateway Master 
Plan will serve as a guideline for the development of the Mill Site.  Variations 
from the Gateway Master Plan may be appropriate provided the overall 
development proposal substantially carries out the Gateway Master Plan 
objectives.  

 
[Section CP.058.4 amended by Ordinance 11-07, 7-5-11] 

 
 5. The City strongly encourages large public and private landowners, including the 

Columbia River Maritime Museum, Astoria School District, and Columbia 
Memorial Hospital, to continue to plan in accord with the Gateway Master Plan, 
and to work with the City in implementing the Gateway Master Plan as 
redevelopment opportunities arise. 

 
6. Refer to housing, geologic hazards, and public facilities policies. 
 

[Section CP.058.6 added by Ordinance 11-07, 7-5-11] 
 
(Section CP.058 added by Ordinance 98-04, 5-4-98) 

 
CP.060. South Slope Area. 
 
The South Slope Area consists of the area from the high school and Vista Park 
subdivision to Williamsport, and from the crest of the ridge (Niagara Street) to West 
Marine Drive.  This area is generally considered Astoria's future residential growth area. 
While considerable development exists west of 7th Street, some of the City's future 
buildable lands are in Vista Park, Sonora Park, the areas along Williamsport Road and 
Williamsport itself.  Although much of this land is steep and landslide prone, some areas 
have development potential. Careful geologic studies and engineering is necessary for 
construction to take place.  Open space, in addition to the vacant areas, includes 
Tapiola Park, the high school grounds, the middle school grounds, Shively Park and 
several ravines.  The area has outstanding views of Youngs Bay and Saddle Mountain, 
as well as good solar exposure. 
 
The predominant land use is single-family residential, although the zoning has 
historically been R-2.  Duplexes and apartments occupy a small portion of the total land 
area.  Commercial uses are clustered in the vicinity of West Marine Drive and the Old 
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Highway 101 bridge entrance.  Most of the vacant lands east of 7th Street are in public 
ownership. 
 
Amenities in the area include outstanding views and solar exposure, the proximity of 
schools and parks, the existing tree cover (a feature not existing on the north side), and 
the large amounts of open space.  Problems include the landslide potential, the difficulty 
and added costs of developing slopes, and the proximity to the former City landfill 
(Williamsport Road). 
 
[Section CP.060 amended by Ordinance 11-07, 7-5-11] 
 
CP.065. South Slope Area Policies. 
 
1. Refer to housing, geologic hazards, parks and recreation, and public facilities 

policies. 
 
2. Because of the large amounts of vacant, buildable, publicly owned land on the 

south slope, there is a unique opportunity for well-planned housing development.  
Such development must take place on a large enough scale that complete 
geologic studies can be undertaken, and that adequate storm drainage and other 
public facilities can be provided.  New housing developments should be at least 
three acres in size, and should include a mixture of housing costs and types.  
The planning commission should review all such developments under the 
planned development provision of the Development Code. 

 
3. Rezoning on the south slope must provide for increased amounts of land zoned 

for multi-family housing.  The area east of 7th Street, including Williamsport, is an 
appropriate area because of the potential described in Section CP.065.2 above.   

 
Densities must, however, be dependent on the capability of the land in terms of 
landslide potential, slope and other factors. 

 
4. Zoning along Olney Road (State 202) will remain residential in order to 

discourage strip commercial development and to protect the residential character 
of adjacent areas.  However, a small neighborhood commercial zone may be 
appropriate at the intersection of Williamsport and Olney Roads after the sewer is 
installed and development increases. 

 
5. Consideration should be given to the improvement of the water main to 

Williamsport concurrently with the installation of the sewer interceptor. 
 
6. The City should begin discussion with the State Forestry Department on the 

trade of buildable State lands in the Williamsport area for unbuildable City 
property in the land reserve area.  Such land should then be made available for 
housing development by public or private developers.
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7. Although much of the public land in Williamsport is currently platted, these plats 
should be vacated and the land replatted in a manner more appropriate to the 
land, based on specific development proposals. 

 
CP.067. Astoria Riverfront Vision Overlay Area. 
 
The Astoria Riverfront Vision Plan was accepted by the City Council on December 7, 
2009. The Astoria Riverfront Vision Plan was developed to address a series of land use, 
transportation, and scenic, natural, and historic resource issues along the Columbia 
riverfront in the City. The area spans from Pier 3 in the west to Tongue Point in the east 
along the Columbia River, and is divided into four sub-areas:  Bridge Vista Area, Urban 
Core Area, Civic Greenway Area, and Neighborhood Greenway Area.  The Astoria 
Riverfront Vision Overlay Area is shown in Figure 1.4.  The following sets of policies are 
included in the Riverfront Vision Plan. 
 
(Section CP.067 added by Ordinance 14-02, 4-21-14) 
 
CP.068.    Astoria Riverfront Vision Overlay Area Policies. 
 
1. Promote physical and visual access to the river.  The overall Comprehensive 

Plan objectives are to: 
 
 a. Maintain current areas of open space and create new open space areas. 
 
 b. Provide for public access to the river within private developments. 
 
 c. Retain public ownership of key sites along the riverfront. 
 
 d. Protect view sheds along the river, including corridors and panoramas 

from key viewpoints. 
 
 e. Use alternative development forms (e.g., clustered development, 

narrower, taller profiles, setbacks, stepbacks, and gaps in building 
frontages) to preserve views. 

 
2. Encourage a mix of uses that supports Astoria's "'working waterfront" and the 

City's economy.  The overall Comprehensive Plan objectives are to: 
 
 a. Maintain the authentic feel of the riverfront. 
 
 b. Prioritize siting of water-related businesses along the river. 
 
 c. Allow for some residential development along the riverfront. emphasizing 

smaller-scale work force (moderate income) housing. 
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 d. Allow for development that supports downtown and other commercial 
areas. 

 
 e. Limit development in areas with most significant impacts on open space, 

view or other resources. 
 
 f. Promote uses that provide jobs and support the local economy. 
 
3. Support new development that respects Astoria's historic character.  The overall 

Comprehensive Plan objectives are to: 
 
 a. Enhance or refine Development Code to achieve vision principles. 
 
 b. Implement design review, design standards, or other tools to guide the 

appearance of new development. 
 
 c. Devote resources to rehabilitating old structures. 
 
4. Protect the health of the river and adjacent natural areas.  The overall 

Comprehensive Plan objectives are to: 
 
 a. Protect natural areas for wildlife viewing. 
 
 b. Replace invasive plants with native species. 
 
 c. Incorporate natural elements in the design of future public and private 

improvements. 
 
5. Enhance the River Trail.  The overall Comprehensive Plan objectives are to: 
 
 a. Maintain, repair, extend, and enhance the River Trail. 
  
 b. Provide better pedestrian connections between the downtown and the 

riverfront. 
 
 c. Create amenities such as shelters, lighting, and public restrooms in 

targeted locations. 
 
 d. Ensure adequate parking opportunities along, adjacent to, and near the 

riverfront. 
 
 e. Address safety issues associated with mix of autos, pedestrians, trolley, 

and other activities. 
 
 f. Ensure long-term maintenance of public improvements. 
 (Section CP.068 added by Ordinance 14-02, 4-21-14) 
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CP.070. Uppertown Area. 
 
The Uppertown Area, traditionally the Norwegian, Swedish, and Danish section of the 
City, extends from 23rd Street to 40th Street, and from Irving Street to the pierhead line. 
A large publicly owned area lies between 18th and 23rd Streets, generally north of 
Jerome.  Although a few scattered residences still exist here, this is the site of the 
massive 1954 landslide. Single-family residences predominate east of 23rd.  South of 
Irving is the large land reserve owned variously by the City, County, and State.  A 
mixture of industrial, commercial, and public uses lie between Marine Drive and the 
waterfront.  New residential and commercial development has occurred north of Lief 
Erikson Drive since 2005.  Public uses in the area consist of the hospital, the fire and 
police station, the City shops, Astor School, and the East End Mooring Basin. Open 
space includes the land reserve, the old landslide area, and Columbia Field. 
 
Zoning in the residential areas is Medium Density Residential (R-2).  Marine Drive, 
which is the commercial center of the area, is mostly zoned General Commercial (C-3), 
and the area east of 35th Street between the waterfront and Marine Drive is industrial 
either Marine Industrial Shoreland (S-1), or General Industrial (GI), except for the area 
between 38th and 39th Street which is zoned Tourist-Oriented Shoreland (S-2A). 
 
Amenities include a stable neighborhood character, a neighborhood grade school, 
views of the River, good police and fire protection, and extensive commercial services. 
Problems include landslide hazards and increased traffic through the residential 
neighborhood due to the single main transportation route along Marine Drive through 
town. 
[Section CP.070 amended by Ordinance 11-07, 7-5-11] 
 
CP.075. Uppertown Area Policies. 
 
1. Refer to policies regarding housing, historic preservation, parks and recreation, 

transportation, shorelands and estuary, and geologic hazards. 
 

[Section CP.070.1 amended by Ordinance 11-07, 7-5-11] 
 
2. The predominantly residential character of the area upland of Marine Drive/Lief 

Erikson Drive will be preserved. 
 
3. New or expanded commercial or industrial uses along Marine Drive between 

23rd and 33rd Street will, whenever feasible, limit their traffic access points to 
side streets or common driveways. 

 
4. The City should cooperate with the school district to improve the recreational 

opportunities at Columbia Field near Astor School, possibly in conjunction with 
the improvements at Gray School.
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5. The Land Reserve area south of Irving Street should be considered for future 

housing development because of its view potential, and proximity to public 
facilities. This area may also be considered for public uses, hospital, and/or other 
health care facilities if a detailed analysis indicates that insufficient land is 
available to accommodate needed facilities within the Urban Growth Boundary 
for the 20 year planning period.  The feasibility study for this area must include 
in-depth geologic investigations and storm sewer design. 

 
[Section CP.075.5 amended by Ordinance 11-07, 7-5-11] 

 
6. The City should consider providing an alternate east-west route to Lief Erikson in 

the Uppertown area, particularly for emergency vehicles. 
 
CP.077.  Uniontown Overlay Area. 
 
The Uniontown Overlay Area extends from Smith Point to Columbia Avenue for the 
properties fronting the south side of West Marine Drive, and from Smith Point to 
Portway Street for the properties fronting the north side of West Marine Drive (Figure 
1.5).  Located along the Columbia River, in the northwest corner of the City of Astoria, 
the Uniontown Neighborhood is both a gateway into the City and an important industrial 
and commercial activity center. The City’s iconic 4.1-mile-long Astoria-Megler Bridge is 
located in Uniontown, which brings people across the Columbia River from Washington. 
People from the Oregon coast access Uniontown by crossing the New Young’s Bay 
Bridge from the west. The historic past of a thriving cannery and seafood port is still 
apparent today in Uniontown with the location of the Port of Astoria along the 
waterfront.  
 
The Uniontown Area slightly overlaps with the West End General Land Use Area, an 
established residential neighborhood addressed in Sections CP.030 through CP.035. 
There is also overlap with the Uniontown-Alameda Historic District, placed on the 
National Register of Historic Places in 1988, which extends roughly from West Marine 
Drive south to West Exchange Street and between Hull Avenue on the west and Hume 
Avenue on the east. The Area is adjacent to the Astoria Riverfront Vision Plan “Bridge 
Vista” area which extends along the Riverfront from Pier 1 to approximately 2nd Street. 
However, the Uniontown Overlay zone does not overlap with the Bridge Vista Overlay 
zone. 
 
In 2018-2019, the City went through a planning process to develop the Uniontown 
Reborn Master Plan which was adopted by the City Council on October 7, 2019.   This 
Plan included a portion of the area previously known as the Port-Uniontown Overlay 
Area.  With its adoption in 2019, the portions of the Port area not included in this new 
Master Plan were redefined as the Port Area.  The Uniontown Reborn Master 
Plan focuses on the portion of West Marine Dr. from Smith Point to Bond St. in the City 
of Astoria. The area includes land adjacent to West Marine Dr. as well as land to the 
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north and in the Port of Astoria that is designated for commercial, industrial, and mixed-
use development.  
 
A. The existing conditions in the area are summarized below:   
 

1.  Land Use Conditions:  
 

The Uniontown area includes a diverse range of land uses. The 
existing land uses can be broadly categorized as industrial, commercial, 
and residential. The area includes a range of types of uses within these 
three categories, particularly commercial and industrial uses.  

 
2. Economic Conditions:  

 
Uniontown’s economic conditions are based on both industrial 
employment and tourism-related and retail businesses. Housing 
affordability is a challenge for Uniontown and preserving the historic 
character of the neighborhood is a top priority among the community.  

 
3. Transportation Conditions:  

 
West Marine Drive is a major, auto-oriented commercial corridor in 
Astoria, that runs right through Uniontown. High traffic volumes provide 
Uniontown with lots of visitors and people passing through daily, however. 
Sidewalks and bicycle facilities exist, but in spots they are narrow or 
uncomfortable to use. Transit service also exists along this corridor. As 
West Marine Drive moves east, closer to downtown Astoria, the 
transportation environment transforms into a more pedestrian friendly 
street.  

 
Uniontown’s historic character and central location are key attributes of the 
neighborhood, but due in part to a lack of a unifying vision and a coherent set of plans 
to guide public investments and support redevelopment activity, investment has not 
made its way into Uniontown like it has for other historic areas of Astoria.  
 
The purpose of the Uniontown Reborn Master Plan is to better integrate transportation 
and land use planning and develop new ways to support economic development along 
with safety and access enhancements to improve conditions for pedestrians, bicyclists, 
transit users, and motorists. The project will lay the groundwork for design and 
construction of streetscape and lane reconfigurations improvements on West Marine 
Drive/U.S. 101, along with potential land use and development code refinements to 
foster community-supported future development.  
 
The Uniontown Reborn Master Plan was developed through a process of identifying and 
considering multiple alternatives for land uses, transportation, and public improvements. 
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The community and a Stakeholder and Technical Advisory Committee (STAC) provided 
input and weighed the alternatives against a set of evaluation criteria. The preferred 
alternative for the plan is summarized below. 
 
B. The preferred alternatives for the Plan are summarized below. 
 

1. Land Use Preferred Alternative.  
 

The preferred alternative for land uses in the area focuses change along 
the West Marine Drive corridor. The alternatives vary across two 
subareas. The West Gateway Subarea extends from Smith Point to 
Portway Street on both sides of West Marine Drive. The plan envisions 
that this subarea will incrementally transition from an auto-oriented 
environment into a more pedestrian-oriented and walkable form. The 
Core Subarea extends from Portway Street to Columbia Avenue, on the 
south side of West Marine Drive. The plan envisions that the traditional 
urban pattern of this area will be preserved and strengthened as 
properties are improved and new buildings are added in the area. The 
land use alternative is implemented through the Uniontown Overlay zone, 
which modifies development code provisions related to use regulations, 
setbacks, landscaping, building height and massing, and design 
standards and guidelines. 

 
2. Transportation Preferred Alternative.  

 
The preferred alternative for transportation envisions that West Marine 
Drive would be reconfigured to create an environment that is more 
pedestrian- and bicycle friendly and a safer street with fewer motor vehicle 
accidents, while continuing to meet ODOT mobility targets. The alternative 
includes improvements to pedestrian and bicycle facilities, such as 
widening sidewalks and adding or upgrading bike lanes. The preferred 
transportation alternative does not designate specific transit 
enhancements but includes recommendations for providing safe and 
comfortable access to and from current and future transit stations. 
 

3. Public Improvements Preferred Alternative. 
 

Seven public improvements have been identified by the public to help 
achieve the vision for Uniontown. These additional improvements support 
the land use and transportation alternatives of the Plan and are important 
to creating a safer and more inviting neighborhood for both residents and 
businesses. The improvements include enhanced pedestrian crossings, 
lighting improvements, pedestrian and bicycle connections, wayfinding, 
transit stop improvements, potential off-street parking locations, and 
gateway opportunities. 
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(Section CP.077 added by Ordinance 19-12, 10-7-2019) 
 
CP.078. UNIONTOWN OVERLAY AREA POLICIES. 

 
1. The City will implement the land use vision and goals of the Uniontown Reborn 

Master Plan by directing future development to: 
 

a. Create an attractive western gateway into the City through high-quality site 
and building design. 

 
b. Develop a pedestrian-friendly commercial district by orienting buildings to 

the street and creating interesting and comfortable street frontages. 
 
c. Expand the tree canopy and provide attractive and environmentally 

friendly site landscaping. 
 
d. Design new or rehabilitated buildings to respect the historic patterns and 

character of the City and the Uniontown-Alameda National Register 
Historic District. 

 
e. Provide a mix of land uses that support a vibrant commercial corridor, new 

investment, and a range of employment opportunities. 
 
2. The City will implement the transportation vision and goals of the Uniontown 

Reborn Master Plan to: 
 

a. Reconfigure the cross-section of West Marine Drive to create a more 
pedestrian and bicycle-friendly street while maintaining mobility and 
reliability for drivers. 

 
b. Upgrade pedestrian and bicycle facilities throughout the plan area to 

provide a more comfortable and safer environment for all users. 
 
c. Support improvements that provide safer and more comfortable access to 

and from current transit stops in the area. 
 

3. The City will implement public improvements in the Uniontown area to: 
 

a. Enhance the safety of pedestrian crossings and the connectivity of 
pedestrian and bicycle routes throughout the plan area. 

 
b. Improve street lighting to increase visibility while preserving the historic 

patterns and character of the area. 
c. Create a more inviting commercial district and neighborhood by installing 

a wayfinding system that guide people to points of interest and important 
destinations. 
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d. Actively seek out opportunities to develop public, off-street parking 

facilities in the district in order to reduce reliance on private off-street 
parking lots and on-street parking. 

 
e. Design and install gateway elements to welcome visitors to the City of 

Astoria and contribute to Uniontown’s “working waterfront” history and 
identity. 

 
4. Refer to shorelands/estuary, housing, parks and recreation, geologic hazards, 

and transportation policies. 
 
(Section CP.078 added by Ordinance 19-12, 10-7-2019) 

 
CP.080. Alderbrook Area. 
 
The Alderbrook Area generally lies between Lief Erikson Drive and the pier head line, 
and from 41st to 54th Streets.  It is an area of primarily older, single-family homes, with a 
few scattered duplexes. The area is topographically low, and some of it is in the 100-
year floodplain. There are four small parks – Alderbrook Hall and Park at 4509 Lief 
Erikson Drive; LaPlante Park in the 4500 Block Cedar Street; Birch Street Ball Field at 
49th and Birch Street; and Alderbrook Lagoon Beach at the foot of 53rd Street.  The only 
commercial uses are a small business on Lief Erikson Drive, a motel at 54th and Lief 
Erikson Drive, and a construction business at 49th and Ash Streets.  A commercial 
fishing facility was located on the waterfront between 49th and 50th Streets; however, 
this facility is currently being converted into an art studio/retreat.  The Area also 
overlaps with the Astoria Riverfront Vision Plan “Neighborhood Greenway” area which 
extends along the Riverfront from 41st Street to the east side of the Alderbrook 
neighborhood at approximately 54th Street and between Lief Erikson Drive and the pier 
head line of the Columbia River as depicted on the City’s Zoning Map.     
 
Alderbrook Area is the only older neighborhood directly on the waterfront, and this is 
discussed in the shorelands / estuary section. The area has historically been zoned 
Medium Density Residential (R-2). The adjacent Blue Ridge and Emerald Heights areas 
are zoned High Density Residential (R-3), and are primarily multi-family housing areas. 
The majority of structures in the Blue Ridge area were demolished prior to 2007 and the 
land is mostly vacant pending redevelopment.  The adjacent motel is zoned General 
Commercial (C-3). The City limits line stops east of Blue Ridge and includes North 
Tongue Point industrial area and South Tongue Point, but excludes North Tongue Point 
Job Corps Center and the US Coast Guard station, although this area is in the City’s 
Urban Growth Boundary. 
 
Advantages of the Alderbrook Area are the proximity to the waterfront, the lack of 
through traffic (away from Lief Erikson Drive), the neighborhood hall and neighborhood 
character, and the availability of lower cost housing. However, the limited access into 



City of Astoria 
Comprehensive Plan 

CP.085 

Area Descriptions and Policies - 20 

the Alderbrook Area from Lief Erikson Drive creates concerns with increased traffic to 
the area with no secondary vehicular outlets. Disadvantages include the flooding 
potential, the traffic along Lief Erikson Drive (a problem when crossing to the 
playground), and the distance to school. 
 
[Section CP.080 amended by Ordinance 11-07, 7-5-11; amended by Ord 15-08, 12-7-
2015] 
 
CP.085. Alderbrook Area Policies. 
 
1. Refer to shorelands / estuary, housing, parks and recreation, geologic hazards, and 

transportation policies. 
 

[Section CP.085.1 amended by Ordinance 11-07, 7-5-11] 
 

2. The residential character of Alderbrook will be protected through the designation 
of the aquatic area from 41st Street to Tongue Point as natural, and by the 
present zoning pattern.  Development in the 100-year flood area shall be subject 
to the requirements of the City’s Flood Hazard Overlay Zone. 

 
 [Section CP.085.2, amended by Ordinance No. 87-21, 12-21-1987; amended by 

Ord 15-08, 12-7-2015] 
 
3. Light water-dependent / water-related development consistent with the natural 

estuary designation (such as commercial fishing operation) may be allowed so 
long as it does not conflict with the residential area and is consistent with the 
City’s Riverfront Vision Plan. 

 
[Section CP.085.3 amended by Ordinance 11-07, 7-5-11; amended by Ord 15-
08, 12-7-2015] 

 
4. The Blue Ridge area should be zoned multi-family residential. Additional 

apartment development is encouraged in this area. 
 

[Section CP.085.4 amended by Ordinance 11-07, 7-5-11] 
 
5. Except for small neighborhood commercial and tourist commercial zones, the 

area along Lief Erikson Drive will remain residential. 
 
6. The property west of the sewer lagoons is designated as a park site and is the 

current (2015) east terminus of the River Trail; it is zoned Institutional (IN). 
However, the site's use as a regional park raises problems of traffic generation 
on residential streets. The local community must be involved in any future 
decision regarding this area.
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[Section CP.085.6 amended by Ordinance 11-07, 7-5-11; amended by Ord 15-
08, 12-7-2015] 

 
7. The Blue Ridge area and portions of the North Tongue Point area are currently 

accessed from Old Highway 30 which is owned by the Federal government 
through the Department of Labor.  The City should work with the Department of 
Labor to obtain the former roadway as a City right-of-way to assure adequate 
access to these areas prior to development.   

 
[Section CP.085.7 added by Ordinance 11-07, 7-5-11] 
 

8.  Extension of the trolley service to the Alderbrook neighborhood should be 
investigated and considered. 

 
{Section CP.085.8 added by Ord 15-08, 12-7-2015} 

 
 
CP.087. Emerald Heights Area. 
 
Emerald Heights Area generally lies between Lief Erikson Drive and the forested Land 
Reserve area to the south and from approximately 35th Street to the east boundary of 
the City limits near Highway 30.  It was formerly the US Navy housing facility used 
during World War II.  The property was sold to the Clatsop County Housing Authority 
and eventually to a private individual with requirements for provision of low to moderate 
income housing.  Much of the land is forested and managed for timber harvesting.  
Much of the area is topographically steep with some areas of buildable land.  The site is 
developed with four-plex residential structures and no single-family or two-family 
dwellings as of 2008.  There are small parks and playground areas within the 
development, a community building, and management office.  Emerald Heights is zoned 
High Density Residential (R-3). 
 
Advantages of the Emerald Heights Area are the built infrastructure that may be 
adequate for future in-fill development of the area, the lack of through traffic (away from 
Lief Erikson), the neighborhood hall, and the availability of lower cost housing.  
Disadvantages include the single road access to the site, the age of the buildings and 
infrastructure, the steep topography on either side of the ridge, and the distance to 
schools. 
 
[Section CP.087 added by Ordinance 11-07, 7-5-11]
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CP.088. Emerald Heights Area Policies. 
 
1. Refer to housing, public facilities, geologic hazards, forest resources, and 

transportation policies. 
 
2. The multi-family residential character of Emerald Heights Area will be protected 

through the present zoning pattern.  Additional residential development is 
encouraged in this area. 

 
[Section CP.088 added by Ordinance 11-07, 7-5-11] 

 
CP.090. Tongue Point Area. 
 
The Tongue Point Area extends from its tip in the Columbia River to the old US 
Department of Transportation Maritime Administration (MARAD) Basin area in the 
south, including the area northwest of Mill Creek. The Astoria Coast Guard Base, the 
Tongue Point Job Corps Center, several large hangars, eight finger piers and paved 
back-up land, Clatsop Community College Marine Environmental Research Training 
Station (MERTS), and the Army Corps of Engineers facility constitute the developed 
portions of Tongue Point. A prominent scenic wooded area, the water areas around the 
point, the marsh at the mouth of Mill Creek, and the old MARAD Basin are the major 
natural features. 
 
The Oregon Division of State Lands obtained title to the southern five finger piers and 
45 acres of uplands area at northern Tongue Point.  This area was sold to a private 
development group and eventually to the Port of Astoria, and has been used for fish 
processing, storage, and Hollywood movie sound stage.  The Federal government is 
also in the process of declaring the southern portion of tongue Point (land adjacent to 
the MARAD Basin) as surplus property.  The Oregon Division of State Lands has also 
expressed an interest in obtaining title to this area.  Tongue Point has been the subject 
of intensive discussions between the Port and State and Federal resource management 
agencies over the amount of development that should be permitted in the area.  On 
June 30, 1981, a mediated agreement was reached by local government and State and 
Federal resource management agencies, covering the amount of estuarine alteration 
that may be undertaken in the Oregon portion of the CREST region. The agreement 
sets out the plan designations for Tongue Point and supporting policy language. 
 
[Section CP.090 amended by Ordinance 81-16, 11-16-81; amended by Ordinance 11-
07, 7-5-11] 
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CP.095 Tongue Point Area Policies. 
 
1. The area of Tongue Point from the residences northeast to the tip will be 

designated natural, with a hiking trail around the periphery of the point.  The 
Natural designation is intended to protect the tip of Tongue Point for its natural 
values, which include wildlife habitat, old growth timber, passive recreation 
opportunities, and the historic and scenic importance the point has for Astoria. 

 
2. An area designated “Conservation” will be provided between the Natural area 

and the Development areas as a step-down zone. 
    
3. The US Coast Guard station and a small area around it will be designated 

Development. 
   
4. Development at Tongue Point will be in accordance with the Tongue Point 

Subarea Plan, Section CP.180. 
   

 [Section CP.095.4 amended by Ordinance 91-22, 9-3-91] 
 
5. The City has annexed all portions of Tongue Point Area except the Federally 

owned North Tongue Point area utilized by the US Coast Guard and Job Corps 
training facility.  Annexation of this portion of Tongue Point should consider the 
need to provide sewer and other services to the area.  As other Federal lands in 
the vicinity are transferred to local agencies, annexation should be considered for 
those areas as well. 

 
[Section CP.095.5 amended by Ordinance 11-07, 7-5-11] 

 
[Section CP.095 amended by Ordinance 81-16, 11-16-81] 

 
CP.100. Land Reserve Area. 
 
The Land Reserve Area generally lies between Irving Avenue and the southern City 
limits line near Pipeline Road, and from 16th Street to the east City limits line near 
Emerald Heights area.  The large undeveloped area in the south and eastern portions of 
the City consists of approximately 1,225 acres of Class I forestland.  It is virtually all in 
public ownership, the City and State Forestry Department being the largest owners, with 
some large County-owned parcels.  (Refer to the Forest Resources section of the Plan.)  
This area has been in the City limits for many years but is outside the Urban Growth 
Boundary.  It has, and is considered to be, a future growth area.  Although much of the 
land is inaccessible and unbuildable, some areas could be developed.  The City is 
planning a sewer interceptor extension to the Williamsport area, which will promote 
development in that area.  The area above Irving Street in Uppertown has some 
potential for future development.  The Land Reserve Area also contains an extensive 
Urban Trail System that crosses multiple property ownerships including City, County, 
and State owned parcels.
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This area was historically zoned Low Density Residential (R-1) and Medium Density 
Residential (R-2).  It is not platted, and road access, such as it is, is via Williamsport 
and Pipeline Roads.  Many streams and deep ravines drain the area. 
 
Because of the effect of a 1980’s Oregon Supreme Court decision (1000 Friends vs. 
LCDC), the Land Reserve Area was removed from the Urban Growth Boundary. Future 
development would require a Plan amendment altering the location of the Urban Growth 
Boundary, as well as a rezoning. 
 
[Section CP.100 amended by Ordinance 81-16, 11-16-81; amended by Ordinance 82-
08, 10-18-82; amended by Ordinance 11-07, 7-5-11] 
 
CP.105. Land Reserve Area Policies. 
 
1. Refer to policies on forest resources, geologic hazards, parks and recreation, 

public facilities, and housing. 
 

[Section CP.105.1 amended by Ordinance 11-07, 7-5-11] 
 
2. After inclusion in the Urban Growth Boundary by Plan amendment, development 

of areas within the Land Reserve Area must be on a large enough scale that 
adequate geologic hazards and engineering studies can be undertaken, and that 
adequate public facilities can be provided. 

 
 [Section CP.105.2 amended by Ordinance 82-08, 10-18-82] 
 
3. Development in this area will be primarily residential, although small retail or 

service commercial activities to serve the residents may be permitted under the 
planned development section of the Development Code.  Housing developments 
will incorporate a variety of housing types and costs, particularly where the land 
was publicly owned.  Density will be determined on the basis of the capability of 
the land, as determined from geologic and engineering studies.  Adequate 
amounts of usable open space must be provided within residential 
developments. 

 
4. The City should investigate the management of the unbuildable portions of the 

land reserve with the State Forestry Department. Consideration must be given, 
however, to the potential conflicts between adjacent residential areas and forest 
management practices.  Forestry activities will be carried out with the full 
knowledge of the surrounding residents. 

 
5. The City will work closely with the Oregon Department of Forestry to determine 

which City-owned lands could be exchanged with the State in order to facilitate 
development, particularly in areas close to existing residences such as 
Williamsport or the east end of Irving Street. 
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6. The City's Urban Growth Boundary will not include the State Forest lands south 
of the present south City limits at this time. However, at such time that the US 30 
Bypass is proposed, consideration should be given to inclusion of the route in the 
City limits, or the extension of the Urban Growth Boundary to include the route. 

 
7. Public uses, hospital, and other health care facilities may be located in this area 

after inclusion in the Urban Growth Boundary. 
 

[Section CP.105.7 added by Ordinance 11-07, 7-5-11] 
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ECONOMIC ELEMENT 
 
CP.190. Economic Element Background Summary. 
 
As the largest City, and the county seat of Clatsop County, Astoria's economy is 
reflected in that of the region. There is heavy reliance on the natural resources of the 
area including timber, fish, and shipping. As the commercial and governmental center of 
the region, retail and wholesale trade is important to the City. Government activities, 
including education, the US Coast Guard, the Tongue Point Job Corps Center, and 
State and local government facilities are a significant part of the local economy. As the 
financial, cultural, and medical center of the region, the community college, hospital, 
clinics, and related facilities employ a large number of professional people. 
 
Astoria's economy is evolving from one based on natural resources, primarily fishing, 
seafood processing, wood products, shipping, and water transportation, to trade and 
services. The growth of tourism is an important part of Astoria's redevelopment. Tourism 
related income in the County grew at over 6% annually during the period 1991 to 1995, 
to over $250 million; and to over $397 million in 2010.   Employment in trade increased 
over 70% between 1983 and 1996, while employment in lumber and wood products 
decreased 28% during the same period. (Source: Clatsop Economic Development 
Commission 1997 report on Employment Department, Bureau of Labor statistics, and 
Oregon Tourism Commission for 2010.) 
 
The City maintains a significant underutilized inventory of lands especially suited for 
water dependent development, including the Port of Astoria docks, North Tongue Point, 
and South Tongue Point. The Port is attempting to find replacement uses for areas 
formerly devoted to log exports, and other maritime uses. The Oregon Division of State 
Lands has leased North Tongue Point to Port of Astoria in an attempt to attract 
industrial users. A large inventory of industrial land was created at South Tongue Point 
in conjunction with the Marine and Environmental Research and Training Station 
(MERTS). The changing nature of the economy indicates that many areas formerly 
used for water dependent or water related development, are no longer needed or 
desirable for shipping or other activities requiring access to the Columbia River channel. 
 
Rail services to Astoria was formally discontinued in 1996 when the Burlington Northern 
Railroad filed to abandon the rail line from Tongue Point through Astoria. In February 
1997, the Federal Surface Transportation Board applied an "Interim Trail Use Condition" 
on the approximate seven-mile line within the City limits through the National Rails-to-
Trails Act. The Burlington Northern Sante Fe Railroad donated the right-of-way of the 
Astoria line from Willbridge Junction in Portland to Tongue Point. During this same time, 
the track structures and operating rights were sold to the Portland and Western Railroad 
which is certified by the Federal Surface Transportation Board as the common carrier 
operating a line. 
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Because of Astoria's water orientation, the Port of Astoria plays an important role in the 
City's economy. The Port owns approximately 170 acres within the City, and employs 
approximately 23 people.  The Port renewed log exports at the Port piers in 2011. 
 
In 2015 the City Council set a FY 2015-16 goal to “Promote positive economic 
development through strengthening partnerships.” In October 2016, “Advance Astoria” 
was launched to engage the business community and residents alike about future 
growth and the types of businesses that would flourish and align with local culture.  

 
Although historically Astoria has flourished with a strong export base of natural 
resources, and more recently tourism, other economic sectors are needed to diversify 
the local economy to increase resiliency, attract private investment, increase workforce 
development skills and expand local and regional markets to spur “high wage” jobs 
(2016: $17.50/hr). To achieve a more diversified economy and meet Statewide Land 
Use Planning Goal 9, the existing economic conditions were analyzed through an 
“Economic Opportunities Analysis” (EOA) including an inventory of commercial and 
industrial lands for a required twenty-ear supply. The Economic Development Strategy 
is the outcome of Advance Astoria and to a large extent implements the following goals 
and policies. More importantly, it identifies specific actions to create a stronger and 
healthier local economy. 
 
[CP.190 amended by Ordinance 98-04, 5-4-98; amended by Ordinance 11-07, 7-5-11; 
amended by Ordinance 17-10, 7-3-17] 
 
 
CP.195. Conclusions and Problems. 
 
1. Astoria is still the commercial center of the region, but commercial expansion in 

Warrenton has affected downtown businesses. The perceived lack of parking 
space is one major factor. The lack of land for expansion has adversely affected 
businesses looking for new locations. Although the downtown is not in a period of 
decline, there are several large commercial buildings that are presently unused 
or underused. 

 
[CP.195.1 amended by Ordinance 11-07, 7-5-11] 

 
2. Much of new downtown development is toward the waterfront. The success of 

new business locating in this area, the demand for old buildings to be renovated, 
and the interest in the "People Places" concept, River Trail, and Riverfront Vision 
Plan attests to this trend. There is a potential conflict between commercial 
activities and marine industry. Land and water use policies should protect those 
areas which have marine industrial potential, but trends in the industry such as 
containerization has shifted demand away from the downtown area to areas such 
as Tongue Point. 

 
[CP.195.1 amended by Ordinance 11-07, 7-5-11]
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3. The "People Places" concept raises questions about construction costs, 

maintenance and liability. However, its value in bringing tourists to the downtown, 
raising property values, and increasing the vitality of the area is well established. 
Other improvements in the downtown area did not meet voter approval in the 
past, including parking expansion. Future improvements may be dependent on 
sources of funding other than property taxes. 

 
4. The distinction between general commercial, tourist commercial, central 

commercial and to some extent even industrial zoning seems to be increasingly 
blurred in the City's zoning scheme: there are automobile sales lots in both 
central and tourist commercial zones, trailer parks, and multi-family dwellings in 
the industrial zone. Revision of the Comprehensive Plan and Development Code 
needs to address this question: Does the City wish to have one zone for 
industrial/commercial uses, or does it wish to protect certain areas for certain 
uses? 

 
[CP.195.4 Amended by Ordinance 98-04, 5-4-98; amended by Ordinance 11-07, 
7-5-11] 

 
5. [CP.195.5 Deleted by Ordinance 98-04, 5-4-98] 
 
6. Astoria's economy is significantly affected by forces well beyond the City's 

control. These include the current condition of ocean resources, State and 
Federal policies, forest practices both on private and public timber lands, 
international trade policies, and the prospects for oil production in off-shore 
Alaska and California. The Port of Astoria, a special district which falls under the 
purview of the City's Comprehensive Plan, has a powerful effect on the local 
economy. As yet, the Port has not realized its potential for the generation of jobs 
and income in the community. The Chamber of Commerce, which is supported to 
some extent by the City, is concerned with the economy of the area. Many 
communities participate in the Clatsop County Economic Development 
Resources (CEDR) group for coordinated efforts concerning economic 
development projects, the Columbia River Estuary Study Taskforce (CREST), 
and other local and regional economic development agencies.  These groups 
have been successful in obtaining grants for projects such as the Youngs Bay 
Salmon Enhancement program, the "People Places" study, and the obtaining of 
an additional Coast Guard cutter. 

 
[CP.195.6 amended by Ordinance 11-07, 7-5-11] 

 
7. Tourism in Clatsop County has increased in recent years, and the Astoria area 

has been the recipient of some of this economic activity. Astoria is becoming a 
"destination" like the communities on the ocean beaches. The quantity of lodging 
facilities in the City have increased in recent years to accommodate the needs 
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except during peak tourist times. The Columbia River Maritime Museum is a 
major tourist attraction.  In recent years, there has been construction of private 
facilities which can accommodate moderate sized gatherings and conventions.  
Tourism is an economic activity which has several disadvantages, such as low 
wages, and seasonality. However, Astoria has a highly seasonal work force 
which tourism, particularly the convention business during the winter, could 
counteract.  Astoria has begun to capitalize on its scenic, historic character; 
proper emphasis on it through advertising and public projects has the potential of 
stimulating the City's tourist economy. 

 
[CP.195.7 amended by Ordinance 11-07, 7-5-11] 
 

8. Sectors tied to tourism – in particular retail and hospitality - can be susceptible to 
economic downturns and on average pay lower wages. In 2015, the average 
wage in Clatsop County is $34,176, and slightly higher in Astoria at $36,192. 
However, Astoria’s average is much lower compared to the Statewide average of 
$48,322. Although Astoria has numerous professional jobs, a strong government 
sector, and healthy presence of utilities and health care industries, there is still a 
lack of high wage jobs with benefits that continues to be a serious challenge. 

 
 (CP.195.8 added by Ordinance 17-10, 7-3-17)
 
 

CP.200. Economic Development Goal 1 and Goal 1 Policies. 
 
Goal: 
 
The City of Astoria will strengthen improve, and diversify the area's economy to 
increase local employment opportunities.  
 
[CP.200 amended by Ordinance 11-07, 7-5-11] 
 
Policies: 

 
1. Encourage, support, and assist existing businesses.  

 
2.  Provide support to local start-up businesses.  

 
3.  Seek the input of local businesses and carefully consider the economic impacts 

of proposed programs, regulations and decisions related to implementing the 
community’s comprehensive plan.  
 

4.  Encourage private development such as retail, restaurants, commercial services, 
transient lodging, and make strategic investments in target industries. 
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 (CP.200.4 amended by Ordinance 17-10, 7-3-17)  
 

5.  Provide a supportive environment for new business.  
 

6.  Encourage a diversity of businesses, target firms to add to the business mix and 
strengthen the overall economic base.  
 

7.  Encourage and support local industrial development in order to diversify beyond 
the City's predominant industrial sectors, while maintaining strong support for 
these sectors.  
 

8.  Broaden the economy to help balance the seasonal nature of existing industries 
and employment.  
 

9.  Encourage the broadening of the economy, particularly in areas which help 
balance the seasonal nature of existing industries.  

 
[CP.200.1 to CP.200.9 added by Ordinance 11-07, 7-5-11] 

 
CP.201. Economic Development Goal 2 and Goal 2 Policies. 

 
Goal: 
 
Promote cooperative economic development partnerships. 
[CP.201 added by Ordinance 11-07, 7-5-11] 
 
Policies: 
 
1. Actively coordinate with the Astoria Downtown Historic District Association, the 

Port of Astoria, the Chamber of Commerce, and other local and regional groups 
involved in economic development. 
 

2. Participate in and support regional economic development plans/programs. 
 

[CP.201.1 to CP.201.2 added by Ordinance 11-07, 7-5-11] 
 
3. Work with State and regional partners to implement Advance Astoria: Five Year 

Economic Development Strategy. 
 
 (CP.201.3 added by Ordinance 17-10, 7-3-17)
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CP.202. Economic Development Goal 3 and Goal 3 Policies. 
 
Goal: 
 
Strengthen the City's downtown core as the retail center of the region, with the support 
from the Astoria Downtown Historic District Association. 
[CP.202 amended by Ordinance 11-07, 7-5-11] 
 
Policies: 
 
1. Promote Astoria’s downtown core. The downtown core of Astoria, generally 

extending from 6th to 16th Streets, and from the waterfront to Exchange Street is 
the retail, service and governmental center of the region.  
 

2. Continue to work toward establishing public parking areas in the downtown area.  
 

3. Support the efforts of the downtown merchants to improve the appearance of the 
commercial core. Maintain and enhance all public infrastructures to create a 
pleasant and convenient business environment including elements such as 
signage, pocket parks, sidewalks and parking lots.  
 

4. Promote upper story/high density housing in the downtown existing and new 
construction.  
 

5. Ensure zoning allows for higher density, mixed-use development in the 
commercial core.  
[CP.202.1 to CP.202.5 added by Ordinance 11-07, 7-5-11] 

 
6. To redevelop a Heritage Square on the block bounded by 11th, 12th, Duane, and 

Exchange Streets (formerly the site of the Safeway store) as a mixture of uses 
including but not limited to workforce housing and open space where functions 
are physically and functionally integrated with Heritage Square Park recreational 
facility that will help. The redevelopment will to stimulate the revitalization of 
downtown, support the Astoria Sunday Market, and increase property values in 
the Astor-East Urban Renewal District.  Parking will be included within the block 
design. 

 
(CP.202.6 added by Ordinance 12-04, 2-6-12]
 

 
CP.203. Economic Development Goal 4 and Goal 4 Policies. 
 
Goal: 
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Continue to encourage water-dependent industries to locate where there is deep water, 
adequate back-up space, and adequate public facilities. 
 
Policies: 
 
1. Maintain areas of the City in order to provide sufficient land for water dependent 

as well as non-water dependent industries. 
 
[CP.203 amended by Ordinance 11-07, 7-5-11] 

 
2. If there is an oversupply of such lands, reconsider for other uses consistent with 

target industries. 
 
 (CP.203.2 added by Ordinance 17-10, 7-3-17)
 
CP.204. Economic Development Goal 5 and Goal 5 Policies. 
 
Goal: 
 
Encourage the preservation of Astoria's historic buildings, neighborhoods and sites and 
unique waterfront location in order to attract visitors and new industry. 
 
Policies: 
 
1. Provide public access to the waterfront wherever feasible and protect existing 

access.  The importance of the downtown waterfront in terms of aesthetics, 
public access and business improvement cannot be overemphasized. The City 
supports the concept of the "People Places Plan," and encourages local 
organizations in the construction and maintenance of waterfront parks and 
viewing areas. 
 
[CP.204.1 amended by Ordinance 11-07, 7-5-11] 

 
2. The City will use the Gateway Master Plan as the guiding document for 

redevelopment of the Gateway Overlay Area.  
 

[CP.205.4 amended by Ordinance 98-04, 5-4-98; renumbered and amended by 
Ordinance 11-07, 7-5-11] 

 
3. Encourage the growth of tourism as a part of the economy. 
 
 a. Consider zoning standards that improve the attractiveness of the City, 

including designation of historic districts, stronger landscaping 
requirements for new construction, and Design Review requirements. 
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  [CP.205.5 amended by Ordinance 85-08, 5-6-85; renumbered and 
amended by Ordinance 11-07, 7-5-11] 

 
4. Protect historic resources such as downtown buildings to maintain local character 

and attract visitors.
 
 
CP.205. Economic Development Goal 6. 
 
Goal: 
 
Maintain a system of public facilities and services capable of supporting existing and 
future industry, and commercial development. 
 
[Section CP.200 amended by Ordinance 85-08, 5-6-85; renumbered and amended by 
Ordinance 11-07, 7-5-11] 
 
[Section CP.205.1 to CP.205.6 amended by Ordinance 85-08, 5-6-85; deleted as 
CP.205, amended and renumbered by Ordinance 11-07, 7-5-11] 
 
 
CP.206. Economic Development Goal 7 and Goal 7 Policies. 
 
Goal: 
 
Encourage successful home-based businesses. 
 
[CP.206 added by Ordinance 11-07, 7-5-11] 
 
Policies: 
 
1. Encourage home occupations, cottage industries and activities which have little 

impact on the surrounding neighborhoods through the City’s Development Code. 
 
2. Encourage provision of support services needed by home-based businesses. 
 

[CP.206.1 to CP.206.2 added by Ordinance 11-07, 7-5-11] 
 
3. Create a strong network and entrepreneurial ecosystem for startups, business 

incubation, and small business development. 
 
 (CP.206.3 added by Ordinance 17-10, 7-3-17)
 
 
CP.207. Economic Development Goal 8 and Goal 8 Policies. 
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Goal: 
 
Be prepared for business growth with ready properties. 
 
[CP.207 added by Ordinance 11-07, 7-5-11] 
 
Policies: 
 
1. Support the development and maintenance of property inventory. 
 
2. Maintain an adequate supply of vacant commercial, industrial and waterfront 

development property to provide for the economic growth of the community. 
 
3. Ensure an adequate supply of employment lands with areas large enough to 

meet the objectives needed for commercial uses, but not so large as to affect 
adjacent residential neighborhoods. 

 
4. Support efforts to consolidate parcels, where appropriate to meet business needs 

for larger properties. 
 

[CP.207.1 toCP.207.4 added by Ordinance 11-07, 7-5-11]

 
 
CP.208. Economic Development Strategies and Actions. 

 
1. Regularly update the City’s Buildable Lands Inventory. 
 
2. Make the City’s Buildable Lands Inventory and maps readily accessible to 

prospective employers and developers of commercial and industrial properties. 
 
3. Work proactively with prospective employers to identify suitable sites for future 

development, including opportunities to consolidate groups of smaller parcels 
into larger developable sites. 

 
4. Conduct neighborhood, sub-area, or specific area planning processes to identify 

site-specific opportunities for future business and employment uses. 
 
5. Update home occupation ordinance provisions as needed to encourage home 

occupations but limit associated negative impacts such as traffic, on-street 
parking, and noise. 

 
6. Investigate public-private partnerships to actively support a strong commercial 

core. 
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7. Work with the Chamber of Commerce and other local and regional economic 
development groups to develop market fact sheets and marketing packets with 
highlights of the demographic and retail market analysis. 

 
8. Prepare and maintain a current, up-to-date, inventory of available buildings and 

land with complete data, including price, features, utilities, infrastructure, maps, 
photos or contact information. If selected properties are known to soon be 
vacant, include those in the review.  Determine which properties are ready for 
occupancy and which need renovation or complete site prep and development.  
Evaluate the condition, property owner attitude, price competitiveness and other 
factors to assess true market readiness. 

 
9. Continue to use urban renewal district(s) and associated funding to support 

development in specific areas, including land assembly, public improvements 
and other similar efforts. 

 
[CP.208.1 to CP.208.9 added by Ordinance 11-07, 7-5-11] 

 
 
CP.210. Economic Development Recommendations. 
 
1. In the City’s waterfront areas, the City will continue to promote a combination of 

tourist oriented development, industrial development associated with the City’s 
working waterfront and water-related and dependent industries, and distribution 
and sales of goods and services for Astoria residents and businesses.  These 
efforts will be guided by and consistent with the Astoria Riverfront Vision Plan. 

 
 (Section CP.210.1 amended by Ord. 15-04, 6-15-15) 
 
2. The City should evaluate its S-2, General Development Shoreland Zone to 

ensure that it permits a range of non-water dependent or non-water related uses. 
Or, the City should consider developing a separate manufacturing or industrial 
zone. 

 
3. The City should consider allowing the location of small scale manufacturing or 

cottage industries in its General Commercial Zone, C-3, and Central Commercial 
Zone, C-4. 

 
4. [Section CP.210.4 deleted by Ordinance 11-07, 7-5-11] 
 
5. The City and business community should develop a cooperative program for 

strengthening and upgrading the core commercial area's competitive position. 
 
6. The City's historic character is one of its major tourist attractions. Historic districts 

can form the focus for tourist oriented promotion. Therefore, the City should take 
a more active role in the designation of historic districts. 



City of Astoria 
Comprehensive Plan 

CP.210 

Economic Element - 11 

 
7. [Section CP.210(7) deleted by Ordinance 98-04, 5-4-98] 
 
8. The City will implement Advance Astoria: Five Year Economic Development 

Strategy to guide day to day decisions on future investments and target five 
industries for development: craft beverages, maritime, research and development 
centered on education, health care, and seafood, seafood processing, and 
microenterprise. The Economic Development Strategy is hereby adopted by 
reference. 

 
 (CP.210.8 added by Ordinance 17-10, 7-3-17) 
 
[Section CP.210 amended by Ordinance 85-08, 5-6-85] 
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PARKS, RECREATION AND OPEN SPACE ELEMENT 
 
 
CP.260. Background Summary. 
 
The City of Astoria, with its long history, has developed a system of parks, open space 
and recreation facilities; its setting at the mouth of the Columbia River offers many 
recreation opportunities. The City is surrounded by State parks, wildlife, refuges, forest 
lands, beaches and water areas. 
 
Astoria contains about 90 acres of park facilities, or about 9 acres per 1,000 population. 
Among these are several proposed parks, including the landfill site, and the site west of 
the sewer lagoons. The City plans to relocate the ballfields to the former landfill site. 
Many small neighborhood parks are scattered around the community, with various 
levels of development or potential.  The cities of Astoria and Seaside sponsor the only 
full public recreation programs in Clatsop County, and include softball, baseball, 
swimming, basketball, and volleyball.  Clatsop Community College offers indoor 
recreation courses such as dance, tennis, and various exercise classes. The City's 
recreation program has expanded to its limit at the present time, placing a strain on 
facilities and personnel. 
 
The inventory contains summaries and plot plans of each City park with 
recommendations of possible improvements. One project currently under study by the 
Parks Department and the Public Works Department is the closure of the former landfill 
site. The old landfill would then be converted to an active recreation facility, which would 
include ballfields and a stadium.  Ideas for waterfront park or open space proposals are 
contained in the Astoria "Waterfront People Place System" prepared for the City in 
October, 1977.   In addition, the “Astoria Waterfront Master Plan”, commonly known as 
the “Murase Plan”, was adopted in 1990.  The “Astoria Riverfront Vision Plan” was 
adopted in 2009.  Concepts for various improvements include a small fishing pier in the 
downtown area, places to sit at platted street ends, bike trails, and paths.  
Implementation of these Plans would require considerable discussion and additional 
planning at the time the ideas were pursued. Construction of a River Trail along the 
former railroad right-of-way began in 1988 with the construction of the 6th Street River 
Park and with the construction of the first two blocks of River Trail / River Walk between 
15th and 17th Streets in 1991.  By 2012, the River Trail has been constructed from 
Smith Point to 53rd Street.  Sources of funding for park improvements are available 
through the U.S. Bureau of Outdoor Recreation, U.S. Department of Housing and Urban 
Development, the State Highway Division (bike trails), and the State Marine Board 
(motor-boat related facilities).  
 
Bike and hiking trails are discussed in terms of linking various community facilities as 
part of a coordinated system.  A Trails Master Plan was adopted in April 2006 which 
included mapping and an inventory of existing trails and potential new trails.  The Plan 
made recommendations on multiple uses of the trail system and made suggestions for 
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future studies concerning mapping and location of trail connections for the City’s trails 
system.  A large hurricane force storm in December 2007 damaged many of the existing 
trails and changed some of the problems, issues, and opportunities identified in the 
2006 Plan.  An updated Trails Master Plan was adopted in April 2013 and included 
mapping of existing and potential new trails as requested by the public. The Plan made 
recommendations on trail maintenance and improvements, new trail development, trail 
design standards and amenities, trail regulations and safety, and trail management and 
funding. 
 
[CP.260 Amended by Ordinance 06-05, June 19, 2006; amended by Ordinance 13-04, 
May 6, 2013] 
 
 
CP.265. Conclusions and Problems. 
 
1. As a peninsular community between Youngs Bay and the Columbia River, water 

related recreation opportunities are abundant. 
 
2. Coastal weather patterns operate as a deterrent to many year-round park 

usages; increased public demand for indoor facilities strain available resources. 
 
3. The City's severe topography creates dramatic views and forested open space; it 

also limits the availability of large tracts of flat land for certain types of active 
recreation facilities such as ballfields.  Park maintenance problems are also 
compounded in steep terrain areas. 

 
4. Astoria's location offers many opportunities for recreation such as hiking, 

beachcombing, hunting, fishing, and sightseeing.  Public transportation to these 
areas is non-existent, however. 

 
5. The large publicly-owned tracts of forested open space within the City limits 

reduces the traditional need for major land acquisition programs often required in 
other communities.  Much of the forested areas are not managed for multiple 
use, including recreation.  However, sufficient land is available outside the City 
for activities such as hunting and hiking. 

 
6. Although the City has many areas being used as parks, many of these areas are 

not formally dedicated as parks and may therefore be converted to other uses at 
some time in the future.  Parks which are well established and not needed for 
other purposes need to be offered protection from conversion. 

 
7. The City has limited funds for the construction of new parks and the maintenance 

of existing facilities.  Consideration must be given to the maintenance costs of 
providing new park or recreation areas.
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8. Many persons who are not residents of the City are placing increasing demands 
on the City's recreation program. This is primarily due to the fact that the City 
operates the only public organized sports program in the County. 

 
9. The shrinking enrollment of the Astoria School District may mean the reduction of 

school properties used for recreation facilities throughout the City. 
 
10. Use of the trail system by motorized vehicles creates conflicts and problems that 

can be addressed by restricting vehicular uses on trails within the City limits. 
 
 [CP.265.10 added by Ordinance 06-05, June 19, 2006; amended by Ordinance 

13-04, May 6, 2013] 
 
 
CP.270. Goals. 
 
The City of Astoria will work: 
 
1. To develop a balanced park system. 
 
2. To reflect Astoria's special qualities and characteristics. 
 
3. To avoid duplication of facilities provided by other public and private agencies. 
 
4. To develop additional parks by means of subdivision regulation. 
 
5. To provide or encourage waterfront parks. 
 
6. To provide a reasonable level of recreation program opportunities. 
 
7. To promote general beautification. 
 
8. To continue to plan for park programs. 
 
9. To encourage a system of trails throughout the City. 
 
10. To encourage downtown improvements. 

 
11. To create a central downtown plaza on the site of the American Legion block 

(Heritage Square) bounded by 11th, 12th, Duane, and Exchange Streets. 
 

[CP.270.11 added by Ordinance 12-04, 2-6-12] 
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CP.275. Policies. 
 
1. Park planning will recognize the recreation needs of all segments of the 

population; provide a variety of year-round recreation opportunities, including 
indoor facilities; be safe, accessible and of aesthetic value to the City; and 
contribute to the economic and social well-being of the community. To the extent 
possible, park and recreation planning to meet the particular needs of segments 
of the population should be coordinated with the School District, Community 
College, and other organizations and groups. 

 
2. Astoria's steep topography operates as a limitation on "large" community-wide 

park acquisition and development.  To the extent possible, large parks for active 
recreation, such as ballfields, should be integrated with school grounds and other 
appropriate public facilities.  Playgrounds and tot-lots should be provided to serve 
distinct neighborhoods, but specific sites need to be selected with care so as not 
to incur unreasonable maintenance and development costs. 

 
3. The nearby ocean beaches, hiking, picnic and camping facilities along the coast 

are accessible to Astoria residents with automobile transportation. The plan does 
not include, therefore, provision of large, community-wide multipurpose facilities.  
Portions of the City's wooded areas may be appropriate for nature trails, hiking 
trails, and other natural uses within the City limits. To the extent possible, 
cooperative arrangements will be continued with such agencies as the Astoria 
School District, or Community College for shared uses of indoor facilities in lieu 
of large capital expenditures for separate facilities. 
 

 [CP.275.3 amended by Ordinance 06-05, June 19, 2006] 
 
4. The City Planning Commission has the responsibility for subdivision approval.  

Where appropriate, necessary and feasible, the Planning Commission will apply 
density credits for the provision of common open space and recreation areas 
within the subdivisions.  The Planning Commission may require that such areas 
be maintained by subdivision homeowners rather than by the public. 

 
5. [CP.275.5 Deleted by Ordinance 90-19, July 2, 1990.] 
 
6. The City of Astoria, through Parks and Community Services Department 

organizes and administers the only publicly sponsored recreation program in the 
area other than the program sponsored by the City of Seaside.  Approximately 
20% to 30% of the participants are non-Astoria residents.  In view of the 
popularity of the recreation program, cooperative arrangements should be 
encouraged with Clatsop County and other jurisdictions for shared program 
maintenance and supervision costs as an alternative to curtailment of services to 
non-Astoria residents.  Consideration should be given to the formation of a North 
County Recreation District. 
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 [CP.275.6 amended by Ordinance 06-05, June 19, 2006] 
 
7. Attractively maintained park and recreation areas contribute much to the 

aesthetics and livability of a community. The City supports the efforts of 
merchants or other persons to provide landscaping, street trees, or other 
improvements where feasible. 

 
8. The Parks and Community Services Department, in cooperation with the City's 

Engineering Department and other agencies, should recommend, and 
periodically update, a long range park and trail maintenance and improvement 
program. 

 
 [CP.275.8 amended by Ordinance 06-05, June 19, 2006; amended by Ordinance 

13-04, May 6, 2013] 
 
9. Ways should be explored for the development of hiking and bike trails along 

appropriate City streets, railway rights-of-way, utility corridors, and park access 
routes as per recommendations in the Transportation System Plan and the 
Recreational Trail Master Plan. To the extent possible, such trails will utilize 
existing City maintained trails and provide linkages to major park lands and other 
public facilities.  Planning for trails must consider such limitations as topography, 
climate, maintenance and development costs, adjacent landowner concerns, 
legal access to the trails, and should emphasize intensive use areas. 

  
[CP.275.9 amended by Ordinance 06-05, June 19, 2006; amended by Ordinance 
13-04, May 6, 2013] 

 
10. To the extent possible, open space, park features and landscaping will be 

considered in specific downtown redevelopment projects and proposals.  
Pedestrian shelters, street furniture, and similar improvements can add to the 
appeal of the City's center. 

 
11. The City of Astoria encourages the Oregon Department of Fish and Wildlife, the 

Oregon Department of Forestry, and the U.S. Fish and Wildlife Service to 
establish an Eagle Nest Management Plan for the eagle nest that is located east 
of Emerald Heights on Federal property (not the same nest as that referred to as 
"Mill Creek nest").  

 
[CP.275.11 added by Ordinance No. 81-16, Sec. 1, enacted November 16, 
1981.] 

 
12. The City will continue its efforts to improve public access to the shoreline 

through: 
 
 a. The construction of public access points, pathways, and street ends; 
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 b. The encouragement of public access projects in conjunction with private 
waterfront development actions, possibly through the use of local 
improvement districts and/or grant funds; and 

 
 c. The protection of street ends and other public lands from vacation or sale 

where there is the potential for public access to the water.  The City will 
work with the Division of State Lands (DSL) to determine the status of 
submerged and submersible lands adjacent to the City street ends. 
 
[CP.275.12 added by Ordinance No. 90-19, July 2, 1990.] 

 
13. The City will review proposals for the vacation of public easements or rights-of-

way which provide access to water areas.  Existing rights-of-way and similar 
public easements which provide access to the shoreline shall be retained or 
replaced if they are sold, vacated, exchanged, or transferred.  Rights-of-way may 
be vacated so long as equal or improved access is provided elsewhere.  The 
Planning Commission will review proposals for street vacations in shoreland 
areas at a public hearing under the quasi-judicial hearings process. 
 
[CP.275.13 added by Ordinance No. 90-19, July 2, 1990.] 

 
14. The City will consider the improvement of a public access site on Youngs Bay in 

the vicinity of Tapiola Park.  Any improvements must be coordinated with the 
Astoria Bypass project being proposed by the City and the Oregon Department of 
Transportation. 
 
[CP.275.14 added by Ordinance No. 90-19, July 2, 1990.] 

 
15. The City will cooperate with the Port of Astoria to provide public access in the 

Port Docks area consistent with security considerations.  Efforts should be made 
to maintain vehicle access to the ships docked along Pier 2.  A fishing access 
area should be provided on the breakwater of the mooring basin when it has 
been completed. 
 
[CP.275.15 added by Ordinance No. 90-19, July 2, 1990.] 

 
16. The City supports the efforts of the Alderbrook Community to develop a 

neighborhood park on the area west of the sewage lagoons. The park should be 
used for passive recreation only, including hiking, bicycling, bird watching, and 
other low intensity uses. 
 
[CP.275.16 added by Ordinance No. 90-19, July 2, 1990.] 

 
17. The City should consider the development of a mini-park at the 51st and Birch 

Streets site in Alderbrook. 
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[CP.275.17 added by Ordinance No. 90-19, July 2, 1990.] 

 
18. The City should encourage the Oregon Department of Forestry (ODF) to develop 

trails and routes on ODF lands for all users but particularly for mountain bike and 
motorized trail bike use. 

 
[CP.275.18 added by Ordinance 06-05, June 19, 2006] 

 
19. The Astoria Column Park should be used as the main trail head for the City trail 

system.  However, additional designated parking areas considered should be 
located near the Cathedral Tree on Irving Avenue, at the ends of James Street, 
Franklin Avenue, Spruance Avenue, at Clatsop Community College, at the west 
end of the River Walk at Smith Point/Port area, and at the proposed new sports 
complex located at the former Transfer Station (1800 Williamsport Road). 

  
[CP.275.19 added by Ordinance 06-05, June 19, 2006; amended by Ordinance 
13-04, May 6, 2013] 

 
20. The City trail system use should be limited as follows: 
 
 A. Pedestrian Trails:  Pedestrian trails in the City permit foot traffic only. 

Pedestrian trails include the Clatsop Community College Connector, 
Richard Fencsak Cathedral Tree Trail, City Water Reservoir Path, Middle 
School Path, and the Coast Guard Trail. 

 
B. Multiple-Use Trails: 

 
 1. Soft Surface Trails:  Bike and pedestrian use are the only allowed 

uses on soft-surface trails designated as multiple-use. Multiple-Use 
Soft Surface Trails include new trails that are developed within the 
Urban Forest. 

 
 2. Hard Surface Trails:  Multiple-use trails with hardened surfaces, 

such as the River Walk, also allow other non-motorized activities 
such as skateboarding and rollerblading. Multiple-Use Hard Surface 
Trails include the River Walk, Shively Park, Pipeline Road, and any 
new hard surfaced trails that are developed within the Urban 
Forest.  

 
C. Trail use classifications shall not exclude use by “wheelchairs” as defined 

in the American with Disabilities Act.  
 

[CP.275.20 added by Ordinance 06-05, June 19, 2006; amended by Ordinance 
13-04, May 6, 2013] 
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21. Trail improvement projects and new trail developments should follow 
recommendations in the Trails Master Plan for trail design standards and 
amenities.  

 
[CP.275.21 added by Ordinance 06-05, June 19, 2006; amended by Ordinance 
13-04, May 6, 2013] 

 
22. The City should develop trail user maps and informational signage for the City 

Trail System.  
 

[CP.275.22 added by Ordinance 06-05, June 19, 2006] 
 
23. The City will create an active, urban downtown park space that will incorporate a 

wide variety of uses for all downtown visitors and workers, including areas for 
uses such as picnics, outdoor concerts, movies, chess, workers to have lunch, 
and other activities. 

 
[CP.275.23 added by Ordinance 12-04, 2-6-12] 
 

24. Prohibited uses on all City trails includes the use of firearms, target practice, 
equestrian use, and use of motorized bikes or other motorized vehicles. 

 
 [CP.275.24 added by Ordinance 13-04, May 6, 2013] 
 
25. The City should use the Astoria Parks and Recreation Comprehensive Master 

Plan, dated 2016, to guide future decisions for land use, public investment, and 
determining community needs. 

 
 [CP.275.25 added by Ordinance 16-04, July 18, 2016] 
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NOTICE OF PUBLIC HEARING 

 

YOU ARE RECEIVING THIS NOTICE BECAUSE THERE IS A 
PROPOSED LAND USE APPLICATION NEAR YOUR PROPERTY IN ASTORIA 

 
You may participate in the public hearing in person or remotely. For connection options and 
instructions go to https://www.astoria.or.us/LIVE_STREAM.aspx (included on page 3 of this notice as well). 
You may also use a telephone to listen in and provide public testimony. At the start of the meeting, 
call (253) 215-8782 and when prompted enter meeting ID# 503 325 5821. 

The City of Astoria Planning Commission will hold a public hearing on Tuesday, December 28, 
2021 at 5:30 p.m. in the Astoria City Hall, Council Chambers, 1095 Duane Street, Astoria. The 
purpose of the hearing is to consider the following requests: 
 
1. Amendment Request (A21-03) by Community Development Director, on behalf of Astoria City 

Council, to amend Astoria Comprehensive Plan polices to promote redevelopment of the 
Heritage Square Block with workforce housing and contribute to the revitalization of downtown 
(11th Street to 12th Street and Duane Street to Exchange Street). Specific Comprehensive Plan 
proposed amendment include: Area Descriptions and Policies (CP.030 - CP.105), Downtown 
Area Policies (CP.055); and Economic Element (CP.190 – 210), Economic Development Goal 3 
and Goal 3 Policies (CP.202); Parks, Recreation and Open Space Element CP.260 – 275), and 
Goals (CP.270).  
 

2. Amendment Request (A21-04) by Community Development Director, on behalf of Astoria City 
Council, to amend Astoria Development Code sections to allow Multi-Family Housing as a 
Permitted Outright Use in the C-4 Zone and add Parking Requirements. Specific Development 
Code sections proposed for amendment include: Article 2, Multi-Family Dwellings Uses Permitted 
Outright (Sections 2.430 & 2.435); Article 7, Minimum Parking Space Requirements (Section 
7.100); Article 7, Special Exceptions to Off-Street Vehicle Parking Requirements (Section 7.062). 

 
3. Zoning Map Amendment Request (A21-02) by Larry Bensel, Rose Tree LLC to amend the zoning 

designation of 0.04 ac. at 515 15th St (Map T8N R9W Section 8CD, Tax Lots 12500, 12501 & 
13600) from R-3 (High Density Residential) to C-3 (General Commercial) to acknowledge 
existing development. The following criteria are applicable to this request: Astoria Development 
Code Articles 9 (Administrative Procedures) and 10 (Amendments) and Astoria Comprehensive 
Plan Sections CP.010-CP.028 (General Development), CP.190-195 (Economic Element), and 
CP .040-.045 (Central Residential Area).  

 
4. Variance Request (V21-25) by Larry Bensel, Rose Tree LLC to deviate from off-street parking 

requirements at 515 15th St (Map T8N R9W Section 8CD, Tax Lots 12500, 12501 & 13600) in the 
C-3 (General Commercial) and R-3 (High Density Residential) Zones. The following criteria are 
applicable to this request: Astoria Development Code Articles 7 (Off-Street Parking and Loading), 
9 (Administrative Procedures), and 12 (Variances).   
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5. Amendment Request (A21-05) by Community Development Director, on behalf of Astoria City 

Council, to amend Astoria Development Code sections to modify permit duration criteria and add 
a definition of permit. Specific Development Code sections proposed for amendment include: 
Article 1, Basic Provisions, Definitions (Section 1.400); and Article 9, Time Limits on Permits 
(Section 9.100). 

 
A copy of the application, all documents and evidence relied upon by the applicant, the staff report 
(published seven days prior to the hearing), and applicable criteria, are available for inspection at no 
cost and will be provided at reasonable cost. All such documents and information are available by 
contacting the Community Development Department by mail at 1095 Duane Street, Astoria, OR 
97103, by email at comdevadmin@astoria.or.us or by phone at (503) 338-5183. 
 
The location of the hearing is accessible to the handicapped. An interpreter for the hearing impaired 
may be requested under the terms of ORS 192.630 by contacting the Community Development 
Department 48 hours prior to the meeting at (503) 338-5183. 
 
All interested persons are invited to express their opinion for or against the request(s) at the hearing, 
or by letter addressed to the Astoria Planning Commission via email at comdevadmin@astoria.or.us  
or via mail at 1095 Duane St., Astoria OR 97103. Testimony and evidence must be directed toward 
the applicable criteria identified above or other criteria of the Comprehensive Plan or land use 
regulation, which you believe, apply to the decision. Failure to raise an issue with sufficient specificity 
to afford the Astoria Planning Commission and the parties an opportunity to respond to the issue 
precludes an appeal based on that issue. 
 
The public hearing, as conducted by the Astoria Planning Commission, will include a review of the 
application and presentation of the staff report, opportunity for presentations by the applicant and 
those in favor of the request, those in opposition to the request, deliberation and decision by the 
Astoria Planning Commission. The Astoria Planning Commission reserves the right to modify the 
proposal or to continue the hearing to another date and time. If the hearing is continued, no further 
public notice will be provided. 
 
The Astoria Planning Commission’s ruling may be appealed to the City Council by the applicant,  
a party to the hearing, or by a party who responded in writing, by filing a Notice of Appeal within 15 
days after the Astoria Planning Commission’s decision is mailed. Appellants should contact 
the Community Development Department concerning specific procedures for filing an appeal with the 
City. If an appeal is not filed with the City within the 15-day period, the decision of the Astoria 
Planning Commission shall be final.  
 

 
THE CITY OF ASTORIA 

 
 
 
 

Tiffany Taylor 
Associate Planner        MAILED: December 3, 2021 
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Connection options and instructions to participate remotely in the public hearing. 
 
 

 
At start of our Public Meetings you will be able to join our online ZOOM meeting using your mobile or desktop 
device and watch the live video presentation and provide public testimony. 

Step #1:  Use this link: https://www.astoria.or.us/zoom/ 
Step #2:  Install the Zoom software on your mobile device, or join in a web browser 
Step #3:  If prompted, enter the Meeting ID number: 503 325 5821 

Note: Your device will automatically be muted when you enter the online meeting. At the time of public testimony, 
when prompted you may choose to select the option within the ZOOM software to "raise your hand" and notify staff 
of your desire to testify. Your device will then be un-muted by the Host and you will be called upon, based on the 
name you entered within the screen when you logged in. 

 
At start of our Public Meetings you will be able to dial-in using your telephone to listen and provide public 
testimony. 

Step #1:  Call this number: 253-215-8782 
Step #2:  When prompted, enter the Meeting ID number: 503 325 5821 

Note: Your phone will automatically be muted when you enter the conference call. At the time of public testimony, 
when prompted, you may dial *9 to "raise your hand" and notify staff of your desire to testify. Your phone will then be 
un-muted by the Host and you will be called upon based on your phone number used to dial-in. 
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	5.  Provide a supportive environment for new business.
	6.  Encourage a diversity of businesses, target firms to add to the business mix and strengthen the overall economic base.
	7.  Encourage and support local industrial development in order to diversify beyond the City's predominant industrial sectors, while maintaining strong support for these sectors.
	8.  Broaden the economy to help balance the seasonal nature of existing industries and employment.
	9.  Encourage the broadening of the economy, particularly in areas which help balance the seasonal nature of existing industries.

	8-Time Extension Memo APC 113021.pdf
	PROPOSED LANGUAGE
	Through the Development Review process and application of the Astoria Development Code it has been advised that the City should amend the section of the code that addresses time extensions. The time extension section of the code, Section 9.100 Time Li...
	Taking this into consideration, staff proposes the draft amendment that is included with this packet and is intended to address LUBA’s identified concern. The proposed amendment provides four criteria that must be met for the City to approve a time ex...
	1. The applicant has made a written request for an extension of the permit prior to expiration of the approval period; and
	2. The applicant demonstrates one or more reasons that reasonably caused the applicant to delay substantial construction prior to expiration of the approval period; and
	3. The City determines that the applicant was unable to obtain substantial construction during the approval period for reasons for which the applicant was not responsible; and
	4. The property subject to the permit complies with all City Code requirements.
	Since a clear meaning of the word Permit is critical to applying this section of the code a definition of Permit is included in the amendment.
	CONCLUSION
	The Planning Commission should review the draft amendment and provide feedback to staff on the content.
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