
 

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

04, DEVELOPMENT CODE 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 (A21-04) addresses the Development Code changes and
another application currently under consideration (A21-03) addresses the needed
Comprehensive Plan changes.

 

The Planning Commission held a work session on December 7, 2021. There was discussion
of moving multi-family from a conditional use to a permitted outright use and associated
parking requirements. The Commission directed staff to obtain more information on what other
similar cities (mass transit, size, location, etc.) require for parking, specifically for workforce
housing. On December 28, 2021 the Planning Commission held a public hearing to consider
the requested parking information and the other portions of the amendment. The Planning
Commission voted to recommend approval of the proposed amendment with no further
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 approved the draft amendment as proposed by staff and the
Planning Commission's findings are presented to the City Council for adoption as well.  A draft
ordinance with the proposed changes is also included with this packet. 

  

 
RECOMMENDATION:
 
It is recommended that the City Council hold a public hearing and if in concurrence hold a first
reading of the ordinance. 
 
BY: MEG LEATHERMAN, COMMUNITY DEVELOPMENT DIRECTOR
 
ATTACHMENTS:
A21-04 Staff Report and Findings_CC.pdf
Ordinance A21-04 Dev Code 1st Reading.pdf
A21-04 Written Testimony for CC 2-7-2022 mtg.pdf

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1227199/A21-04_Staff_Report_and_Findings_CC.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1227506/Ordinance_A21-04_Dev_Code_1st_Reading.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/attachment/1228231/A21-04_Written_Testimony_for_CC_2-7-2022_mtg.pdf


1 
  

 

 
 
 

 
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: DEVELOPMENT CODE AMENDMENT REQUEST (A21-04) BY 

COMMUNITY DEVELOPMENT DIRECTOR, ON BEHALF OF ASTORIA 
CITY COUNCIL, TO AMEND THE CITY OF 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) 

 
 
I. SUMMARY 
 

A. Applicant: City of Astoria 
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 
Development Code 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 (A21-04) addresses the Development Code changes and another 
application currently under consideration (A21-03) addresses the needed 
Comprehensive Plan 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.  
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The Planning Commission held a work session on December 7, 2021. There was 
discussion of moving multi-family from a conditional use to a permitted outright use  
and associated parking requirements. The Commission directed staff to obtain 
more information on what other similar cities (mass transit, size, location, etc.) 
require for parking, specifically for workforce housing.  

 
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. However, the current code does not require parking in the C-4 zone 
downtown.  
 
City staff requested information from planners throughout the state related to 
parking mandates and reviewed current best management practices. Mr. 
Southgate has summarized this feedback in an attached memo. In general, most 
cities of similar size to Astoria, with the same level of associated services, do not 
mandate parking. Required off-street parking increases housing costs and since 
available housing is a critical issue in Astoria, and the City Council has identified a 
goal to provide workforce housing, it would be counter-productive to set a parking 
requirement.  
 
Based on this feedback, and input from DLCD, Mr. Southgate recommends the 
City not mandate parking but instead let the local builder make the business 
decision to provide the desired parking. The amendment before you tonight does 
not include parking requirements for multi-family in the C-4 zone. This is different 
from the version that was provided at our work session. Should the Commission 
decide to move forward in a different direction, appropriate next steps should be 
discussed.  

 
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 text of the Development Code or the 
Comprehensive Plan may be initiated by the City Council, Planning 
Commission, the Community Development Director, a person owning 
property in the City, or a resident.  
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Finding: The City f inds that the proposed Development Code 
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 the needed 
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 
Development Code 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 it satisfied the following existing policies:  
 
CP.010 Policy 5 reads “Increases in density may be permitted where  
 
 



5 
  

the development provides facilities in the community’s interest. These  
may include low-cost or work force housing, park or recreation sites or 
school sites.”  
 
Will this amendment is not a request to increase density, it does allow 
higher density within the C-4 zone which is currently only allowed 
through a conditional use process. The City Council has initiated the 
process to engage in a public-private partnership for land located in the 
C-4 zone and the project will be for workforce housing. 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.” 

 
CP.015 Policy 2 reads “It is a goal of the Plan to encourage the 
development of public and private lands within the City limits, 
particularly areas that are presently serviced with sewer and water, 
prior to the extension of public facilities to area outside the City.  
 
The amendment allows for housing in the C-4 zone, which is within city 
limits, in an area that is services with sewer and water.  
 
CP.202 Policy 1 reads “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.” 
 
The amendment changes multi-family from a conditional use in the in 
C-4 zone to a permitted outright use and the C-4 zone extends from 6th 
to 15th Streets and from the waterfront to Franklin Ave.  
 
CP.202 Policy 5 “Ensure zoning allows for higher density, mixed-use 
development in the commercial core”.  
 
The amendment allows multi-family as a permitted outright use in the 
commercial core, which will provide for the opportunity for higher-
density and mixed use projects.  
 
CP.220 Policy 2 “Provide residential areas with services and facilities 
necessary for safe, healthful, and convenient urban living.” 
 
The amendment allows multi-family in the C-4 zone with includes 
existing city services. The C-4 zone includes the majority of the 
urbanized area of Astoria.  
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CP.220 Policy 20 “Allow for, encourage, and support the development 
of housing units in conjunction with commercial development (e.g. 
housing located above commercial uses) to provide diversity and 
security in commercial areas and a range of housing options”  

 
The amendment adds the multi-family use to a commercial zone. This 
will encourage housing units in close proximity to existing commercial 
developments.  

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

and water use needs.  
 

Finding: The City finds that the amendment will not affect the ability of the 
City to satisfy land and water use needs because the amendment makes 
multi-family housing 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, 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. 
 

The amendment will expand the City’s ability to satisfy land and water use 
because housing availability in the region has been identified, by multiple 
sources, as being in a state of emergency. The COVID pandemic has 
exasperated the problem. Allowing the multi-family housing use within the 
C-4 zone without a conditional use allows the city to encourage housing in 
the urban core, which addresses this community need. 

 
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. 
 

 
 
Attachments     _______ 
Attachment 1: DLCD Verification Email  
Attachment 2: Draft Code Amendment Language 
Attachment 3: Parking Memo from John Southgate 
Attachment 4: Work Session Documents 
Attachment 5: Notice of Public Hearing 
 

 



1 
 
 

ORDINANCE NO. 22-____ 
 
 
DEVELOPMENT CODE AMENDMENT REQUEST (A21-04) BY COMMUNITY DEVELOPMENT 
DIRECTOR, ON BEHALF OF ASTORIA CITY COUNCIL, TO AMEND THE CITY OF ASTORIA 
DEVELOPMENT CODE SECTIONS TO ALLOW MULTI-FAMILY HOUSING AS A PERMITTED 
OUTRIGHT USE IN THE C-4 ZONE. SPECIFIC DEVELOPMENT CODE SECTIONS PROPOSED 
FOR AMENDMENT INCLUDE: ARTICLE 2, MULTI-FAMILY DWELLINGS USES PERMITTED 
OUTRIGHT (SECTIONS 2.430 & 2.435) 
 
 
Section 1.  Astoria Development Code Section 2.435 pertaining to Conditional Uses Permitted 
is amended to read as follows: 
 
“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.  

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.  

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.  

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. “ 
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Section 2.  Astoria Development Code Section 2.430 pertaining to Uses Permitted Outright is 
amended to read as follows: 
 
 
“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.  
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.  

Q. Studio for artists. 
R. Transportation facilities.” 
 
 
Section 3.  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. 
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       ________________________________ 
 
 
ATTEST:        Mayor 
          
______________________________ 
Brett Estes, City Manager  
 
ROLL CALL ON ADOPTION:  YEA  NAY  ABSENT 
 
Commissioner Rocka 
   Herman 
   Brownson 
   Hilton 
Mayor   Jones 
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