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The Historic Inventory Sheet describes the structure as having reinforced concrete walls with multi- 
and single-paned fixed windows in steel frames. Other features include multi-paned garage doors with 
lights with some alterations over the years, such as a roll-up door, and window with transom. 
 

Art Deco architecture in the Astoria Downtown Historic District served as the visual language of rebirth 
following the catastrophic Great Fire of 1922. The disaster completely leveled the commercial core, 
prompting the city to rebuild an entire cityscape out of concrete and masonry. This blank slate 
coincided with the rise of early 20th-century modernism, embedding clean lines, geometric details and 
industrial pragmatism directly into the city’s architectural identity.  

 
IV. Proposal 
 

The applicant purchased the property in 2024 and started a phased construction project to renovate 
the interior, as well as propose some exterior changes to the north (rear) elevation. As such, the 
applicant requests approval of a Certificate of Appropriateness for exterior alterations. 

 

As described in the application, the north concrete wall currently has windows, two garage doors and 
one sliding door. It also originally had an additional doorway at the east end of the wall and the 
window between this area and the first garage door was much taller. The original garage door was 
also wider. These areas had been closed in over the years with concrete and brick. The area under 
both garage doors was also filled in with bricks from the original roadway. 
 

The proposal is to: 
• Doors: Install a pair of black aluminum man doors into the old opening towards the east corner. 
• Windows: Change the style of windows to black aluminum frames with clear glass. Replace the 

windows above the new door with divided windows. Install windows between the new man doors 
and garage doors (original window opening; since filled in with concrete). Install fold-up window 
to the west of the paired garage doors; widen from its existing 8 ft width to its original 18 ft 
opening. 

• Awning: Install a metal awning above this area with two downcast LED lights under the awning. 
• Garage Doors: Of the two garage door areas, the east door opening would be widened from its 

existing width to create space for matching, paired garage doors. Both would have clear glass 
folding garage doors from Renlita Overhead Door Company with black metal frames to match the 
man doors and adjacent windows. 

• Remove: Sliding barn door and fill-in with concrete up to 42” above the inside floor area. 
• Lighting: Install two LED lights under the awning. Install three wall-mounted, gooseneck light 

fixtures; dark green finish above each folding door/window. 
• Paint: Re-paint the exterior concrete north-facing wall in flat black with some red and blue. The 

proposed color scheme will be the same as the existing colors on the Times Theater building in 
Seaside (also an existing SISU Brewery). The top historic building name, “Mason, Ehrman & Co.” is 
proposed to remain. The existing mural is proposed to be removed as is not identified as a historic 
character-defining feature of the building. 

• Mechanical Equipment. 
o Rooftop mechanical equipment will be installed back from the existing parapets, to ensure 

they are not visible from either the Marine Drive or River Trail right-of-way. 
o Small grill vents on the north wall. 
o Piping to the grain silo; cooking oil fill; CO2 fill. 
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 B. ADC §6.050.B, C and D, Type I, Type II and Type III Requests 
  ADC §6.050.B and C establishes criteria for administrative approval by the Historic 

Preservation Officer. Requests that do not meet the criteria for administrative approval are 
reviewed by the Historic Landmarks Commission pursuant to ADC §6.050.D.  

 

  Finding: The proposal involves alterations to historic exterior features and materials on an 
elevation adjacent to a public right-of-way. The application is therefore properly before the 
Historic Landmarks Commission for review under ADC §6.050.D. 

 
C. ADC §6.050.E, Exterior Alteration, Historic Design Review Criteria states that, “The following 

standards, shall be used to review Type II and Type III exterior alteration requests. The 
standards summarized below involve the balancing of competing and conflicting interests. The 
standards are intended to be used as a guide in the Historic Landmark Commission's 
deliberations and/or the Historic Preservation Officer’s decision.” 

 
  1. ADC §6.050.E.1, states that “Every reasonable effort shall be made to provide a 

compatible use for a property which requires minimal alteration of the building, 
structure, or site and its environment, or to use a property for its originally intended 
purpose.” 

 

   Finding:  The property was constructed in 1936 as a commercial building and will 
continue to be used as a commercial building. It was originally built for a wholesale 
grocer, which operated at the property from 1936 to 1956. It was then converted to 
warehousing for City Transfer and Storage in 1961 and was still operating at this 
location at the time the property was inventoried as a historic resource in 1990. Sears 
Hometown franchise store operated at this location from 1996 to 2020. Astoria Food 
Hub purchased the building in 2022 but later abandoned its plans and leased the space 
to Buoy Beer for their temporary restaurant and bar operations. The current owner 
has been working on a multi-phased construction project since they acquired the 
property in 2024, primarily to open an eating and drinking establishment in the front 
(south) portion as they work towards converting the rear (north) portion to a 
restaurant and brewery. The basement will also be converted from storage in order to 
install equipment for their brewery operations. 

 
   The proposed work retains the existing building footprint and overall form while 

improving access from the River Trail and rehabilitating portions of the north façade. 
The proposal is therefore consistent with the property's longstanding commercial use 
and represents a reasonable effort to rehabilitate the building while minimizing 
alteration. The criterion is met. 

 
  2. ADC §6.050.E.2, states that “The distinguishing original qualities or character of a 

building, structure, or site and its environment shall not be destroyed. The removal or 
alteration of any historic material or distinctive architectural features should be 
avoided when possible.” 

 
 

   Finding:  The north façade was once the “rear” of the building; however, with the 
development of the River Trail, the north façade is now highly visible. The proposed  
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   alterations will improve access between the River Trail and the building. The proposal 

will alter some existing historic materials, such as the north-facing windows and doors. 
However, the building's overall form, concrete construction and significant Art Deco 
character will be retained. Where existing openings are modified, the proposed work 
generally follows historic openings or documented historic conditions. As conditioned, 
the proposal will preserve significant character-defining features to the greatest extent 
possible. The criterion is met. 

 
  3. ADC §6.050.E.3 states “All buildings, structures, and sites shall be recognized as 

products of their own time. Alterations that have no historical basis and which seek to 
create an earlier appearance shall be discouraged.” 

 

   Finding:  The proposed alterations recognize that the property has experienced 
changes over time. Available historic information indicates that the north elevation 
primarily serviced commercial businesses along the waterfront for deliveries.  Access 
doors changed to accommodate the working railroad and commercial traffic. The 
proposal does not seek to remove all evidence of later alterations or recreate the 
building solely as it appeared at one point in time. The criterion is met. 

 

  4. ADC §6.050.E.4, states “Changes which may have taken place in the course of time are 
evidence of the history and development of a building, structure, or site and its 
environment. These changes may have acquired significance in their own right, and 
this significance shall be recognized and respected.” 

 

   Finding:  The proposed folding garage doors support adaptive reuse of the building and 
allow the north elevation to function as an active commercial frontage. Weather 
permitting, these doors are opened and create an inviting environment for pedestrian 
engagement and active streetscapes. The proposal acknowledges the building's history 
of adaptation to changing commercial uses. The project does not require removal of all 
later alterations or attempt to return the north façade to a single historic period. The 
proposed alterations are compatible with the building's existing character while 
allowing continued adaptation for commercial use. The criterion is met. 

 
  5. ADC §6.050.E.5, states that “distinctive stylistic features or examples of skilled 

craftsmanship which characterize a building, structure, or site shall be treated with 
sensitivity.” 

 

Finding: The building is an example of Art Deco architecture and is identified in the 
National Register nomination as significant for the rarity of its style and quality of 
design. The south side is the primary façade of the site and features the building's 
most prominent historic architectural features. The proposed north-facing alterations 
will be sensitive to the historic design by retaining the building's overall form and 
concrete character and incorporating the existing grid pattern of the windows and 
doors. The proposed, black-framed doors and windows, contemporary folding garage 
doors, and awning are compatible in scale and material with the existing commercial 
character of the building. As conditioned, the proposal treats the building's distinctive 
architectural features with appropriate sensitivity. The criterion is met.   
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  6. ADC §6.050.E.6, states that “deteriorated architectural features shall be repaired 
rather than replaced, wherever possible. In the event replacement is necessary, the 
new material should match the material being replaced in composition, design, color, 
texture, and other visual qualities. Repair or replacement of missing architectural 
features should be based on accurate duplications of features, substantiated by 
historic, physical, or pictorial evidence rather than on conjectural designs or the 
availability of different architectural elements from other buildings or structures.” 

 

Finding: The proposal includes replacement and modification of existing windows and 
doors and reconstruction of portions of the north façade. Available historic 
information provides evidence of former openings and the historic configuration of 
portions of the north elevation. The proposed work incorporates those documented 
conditions where feasible while using compatible contemporary materials for new 
elements. As conditioned, replacement materials and finishes shall be compatible with 
the existing historic building. The criterion is met. 
 

  7. ADC §6.050.E.7, states that “the surface cleaning of structures shall be undertaken 
with the gentlest means possible.  Sandblasting and other cleaning methods that will 
damage the historic building materials shall not be undertaken.” 

 

   Finding: No sandblasting or other invasive or destructive cleaning methods have been 
proposed. If cleaning of historic materials is undertaken as part of the project, the 
applicant shall use the gentlest means reasonably necessary to accomplish the work. 
The criterion is met. 

 
  8. ADC §6.050.E.8, states that “every reasonable effort shall be made to protect and 

preserve archaeological resources affected by or adjacent to any project.” 
 

   Finding: The proposal consists primarily of exterior rehabilitation of an existing 
structure and does not identify disturbance to a known archaeological resource. No 
archaeological resources are known to be affected by the proposed work based on the 
information available to staff. If archaeological resources are discovered during 
construction or excavation, work shall cease in the affected area, and the applicant 
shall immediately contact the City for direction regarding appropriate measures to 
protect the resource. The criterion is met. 

 
  9. ADC §6.050.E.9, states that “contemporary design for alterations and additions to 

existing properties shall not be discouraged when such alterations and addition do not 
destroy significant historical, architectural, or cultural material, and such design is 
compatible with the size, scale, color, material, and character of the property, 
neighborhood or environment.” 

 

Finding:  The proposal incorporates contemporary aluminum-framed doors and 
windows, folding garage doors, an awning, and exterior lighting. These elements are 
concentrated on the north elevation and are compatible with the building's 
commercial and industrial character. Rooftop mechanical equipment is proposed to be 
located behind the existing parapets and is not expected to be visible from the 
adjacent public rights-of-way. The proposed alterations retain the building's overall  



EX26-04: 1152 Marine Dr. 
Page 8 of 11 
  
 

 
scale, form, and concrete construction while providing functional access and improved 
usability. As conditioned, the proposed materials, colors, and lighting will be 
compatible with the historic resource and surrounding waterfront environment. The 
criterion is met. 
 

  10. ADC §6.050.E.10, states that “wherever possible, new additions or alterations to 
structures shall be done in such a manner that if such additions or alterations were to 
be removed in the future, the essential form and integrity of the structure would be 
unimpaired.” 

 

   Finding: Although the proposal modifies several existing openings in the north façade, 
it does not alter the building's overall footprint, height, massing, or essential form. The 
proposed doors, windows, awning, and lighting are applied to the existing façade and 
could be removed in the future without substantially affecting the building's overall 
architectural form. The criterion is met. 

 
VI. Comprehensive Plan Findings 

 
A. General Policies (CP.005-CP.028) 
The Comprehensive Plan establishes goals and policies intended to maintain Astoria's existing 
character, encourage compact urban development, protect historic resources, and recognize the City's 
relationship to the Columbia River and waterfront. 
 

Finding: The proposed exterior alterations rehabilitate an existing commercial building in the 
Downtown area while retaining its historic character and existing building footprint. The project 
supports continued use of an existing developed property and incorporates materials and architectural 
elements compatible with the historic resource and surrounding area. The City finds that the proposal 
is consistent with the applicable General Policies. 
 
B. Downtown Area (CP.050-CP.055) 
The Comprehensive Plan recognizes Downtown as the City's central commercial district and 
encourages the continued vitality and appropriate development of Downtown and its waterfront. 
 

Finding: The proposed alterations support continued commercial use of an existing Downtown 
building and improve access between the building and the River Trail. The work is concentrated on the 
north elevation and does not substantially alter the established Marine Drive commercial frontage. 
The City finds that the proposal supports continued commercial activity in Downtown and is consistent 
with the applicable Downtown Area policies. 
 

C. Riverfront Vision Overlay (CP.067-CP.068) 
The Comprehensive Plan recognizes the importance of the Columbia River waterfront to Astoria's 
identity and establishes policies addressing public access, scenic and visual resources, open space, and 
the continued economic and recreational use of the waterfront. 
 

Finding: The property is adjacent to the existing River Trail and Columbia River waterfront. The 
proposed alterations will not eliminate or substantially interfere with public access to the River Trail. 
The north façade improvements will enhance the appearance and functionality of the building as 
viewed from the waterfront while retaining the building's historic character. The City finds that the 
proposal is consistent with the applicable Riverfront Vision policies. 
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D. Historic Preservation (CP.240-CP.255) 
The Comprehensive Plan identifies preservation of Astoria's historic buildings, structures, sites, and 
neighborhoods as an important City objective and encourages consideration of historic resources in 
development decisions. 

 

Finding: The property is identified as a historic resource within the Downtown National Register 
Historic District. The proposal retains the building's overall form, historic concrete construction, and 
significant architectural character while allowing reasonable adaptation for continued commercial use. 
As conditioned, the proposed alterations are compatible with the historic resource and are consistent 
with the applicable Historic Preservation policies. 
 

E. Economic Element (CP.190-CP.210) 
The Comprehensive Plan recognizes the importance of Downtown, the waterfront, and existing 
commercial activities to Astoria's economy and encourages development that supports the City's 
economic vitality while maintaining Astoria's unique character. 

 

Finding: The proposal supports the continued commercial use and rehabilitation of an existing 
Downtown property. Continued productive use of the historic building contributes to the economic 
vitality of the Downtown and waterfront areas while retaining an existing developed site and historic 
resource. The City finds that the proposal is consistent with the applicable Economic policies. 

 
VII. Public Noticing, Agency Review, and Comments 

 

A. Public Notice and Comment 
All public noticing requirements were met pursuant to ADC §9.020. No comments have been received 
as of the date of this report. Any comments received thereafter will be made available at the Historic 
Landmarks Commission meeting. Testimony received prior to the close of the public hearing will become 
part of the record. 
 
B. City Historian Review 
The City Historian reviewed the proposal at an in-person meeting with the City Planner. No specific 
comments were offered. 

 
VIII.  Procedural Information 

 

A. Appeals 
ADC §9.040.B, Appeals, Commission or Committee Decision, states “A decision of the Commission or 
Committee concerning a quasi-judicial land use matter 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 an appeal within 15 
days of the mailing of the Order. The notice of appeal filed with the City shall contain the information 
outlined in Section 9.040(D).” 

 
B. Time Limits 

ADC §9.100.A.1, Time Limit on Permits, Duration of Land Use Approval, states: “1. Except as otherwise 
provided in this Code, a Land Use Approval shall expire two years from the date of Final Decision unless 
substantial construction has taken place or use has begun.” 
 

The remaining provisions of ADC §9.100 concerning extensions and work performed after expiration 
also apply. 
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 IX.  Staff Conclusion and Recommendation 
 

Staff finds that the proposal represents the rehabilitation of an identified historic resource and is consistent 
with the historic character of the property and the surrounding neighborhood. The proposal maintains the 
property's longstanding commercial use and seeks to rehabilitate and, where supported by historic 
evidence, re-establish former architectural openings. With the conditions listed below, the proposal will 
preserve significant historic materials and architectural features while allowing reasonable rehabilitation of 
the building. Staff therefore recommends that the Historic Landmarks Commission APPROVE Exterior 
Alteration Request EX26-04, subject to the following Conditions of Approval: 

 
1. Windows. 

Replacement windows shall be installed to the same historic depth from the exterior façade as the 
existing windows. Window frames shall be black, and glazing shall be clear, consistent with the 
approved plans. 
 

2. Doors. 
The proposed man doors and folding garage doors shall be installed within the approved openings and 
shall be black-framed with clear glazing, consistent with the approved plans. Any modification to the 
size or location of the approved openings shall require additional review and approval. 
 

3. Materials and Paint. 
Exterior materials, finishes, and paint colors shall be consistent with the approved plans. 
 

4. Lighting. 
Any new exterior lighting associated with the approved project shall be shielded and directed 
downward to prevent glare onto adjacent properties or the public right-of-way as per ADC §3.128. 
 

5. Signs. 
No signage, logos, graphics, murals, advertising, or other visual displays shall be installed on 
the building, awning, waste enclosure or silo unless separately reviewed and approved in 
accordance with Article 8 (Sign Regulations) of the Astoria Development Code. 

 
6. Planning Permits. 

The applicant shall obtain an approved Design Review permit for the proposal as shown in the 
application materials prior to the issuance of building permits. 
 

7. Building Permits. 
The applicant shall obtain any required permits and/or inspections from the Building Division. 
 

8. Public Works/Engineering Permits. 
The applicant shall obtain any required permits and/or inspections from the Public Works/Engineering 
Department for proposals within their purview, such as access or work within the public right-of-way. 
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9. Approved Plans, Materials and Substantial Modifications. 
The exterior alterations shall be constructed as shown in the application materials and as modified by 
these Conditions of Approval. Any substantial modification to the approved exterior alterations, 
materials, site plan, or project scope that may materially affect the exterior appearance or historic 
character of the property may require additional review and approval in accordance with the Astoria 
Development Code. 

 
NOTE: The applicant should be aware of the following: 
 

• The Exterior Alteration Permit is a Land Use Approval and shall expire two years from the date of Final 
Decision unless substantial construction has taken place or use has begun. Refer to ADC Article 9. 

 

• Any features indicated on the submitted plans NOT associated with this application shall obtain 
separate approvals as required. 

 

• The applicant shall obtain all necessary City permits and licenses prior to the start of construction. 
Other City departments may require separate applications and/or approvals for areas under their 
purview. 
 

• System Development Charges (SDCs) may apply.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Attachments: 

1) Site Photos – provided by City Staff 
2) Historic Inventory Sheet for 1152 Marine Drive 
3) Application Submittals 
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