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Introduction 

Updating the Port of Astoria’s Strategic Business Plan, when initiated in mid-2016, was expected to be 
a straightforward updating of Port operations and facilities, and an outlining of the Port’s strategic 
direction for the next three to ten years.  However, beginning in 2017 and through June 2019, multiple 
events occurred affecting Port finances and operations and significantly altered drafting of the 
Strategic Business Plan: 

− The sale of Tongue Point and subsequent loss of the Port’s lease which benefited the Port’s 
bottom line, but changed the strategic focus of the Port; 

− The unfounded expectation of FEMA match funding for repairs to Pier 2 

− Port return of a $1,540,000 ConnectOregon grant award, funding critically needed for immediate 
repairs; 

− ODOT weight-limiting of Pier 2 transportation access, generally a precursor to complete closure if 
the infrastructure isn’t repaired; 

− Closure of the East Mooring Basin causeway; 

− Litigation over the Riverwalk Inn lease; 

− Loss of log export revenue (20% of the Port’s overall revenue) due to the China tariffs; 

− Prior rancorous public discord amongst Port Commissioners and management staff; 

− Communications from Business Oregon that the Port was out of compliance with its 
Intergovernmental Agreement (IGA) implementing the Port’s 2010 Strategic Business Plan, and 
thus ineligible for State funding; 

− Critical nature of the Port’s finances resulting in the appointment of an ad hoc Finance Committee 
to review the Port’s financial condition; and 

− Prior history of public distrust and frustration over the Port’s management and decision-making. 
 
July 2019 ushered in new management at the Port, with the election of a new Port Commissioner and 
appointment of the Finance Director as Interim Executive Director.  Focus of the Commission and the 
Port’s Strategic Business Plan Update has shifted to address the Port’s current financial, 
infrastructure, IGA compliance, and public image issues.  For the next 2—4 years, the Port’s strategic 
focus is on returning the Port to financial sustainability, the repair and maintenance of the Port’s 
infrastructure, and fostering community and public trust.  Long-term strategic business development 
is being addressed only as it pertains to immediate revenue generation opportunities for the Port. 
 
Foundational to the Port’s Strategic Business Plan update is the need to meet the requirements of 
Oregon statutory language requiring that ports have and maintain strategic business plans approved 
by the State and implemented under an Intergovernmental Agreement (IGA) to be eligible for State 
funding assistance.  The Port of Astoria has and is still legally required to meet the requirements of 
the IGA it signed with the Oregon Infrastructure Finance Authority (IFA) of the Business Development 
Department following adoption of their 2010 Strategic Business Plan.  (See Appendix for a copy of the 
IGA.) 
 
In addition to updating the Port’s 2010 Strategic Business Plan, the Plan provides a context for the 
critical issues currently facing the Port and outlines specific recommendations for meeting those 
challenges.  Input from the public outreach meetings, public hearing and town halls have been 
incorporated into this draft. 
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This draft Interim Strategic Business Plan recognizes that Port of Astoria is part of the county’s history 
and economic development.  Preliminary public input indicates, “People are willing to root for the 
Port.  If there was clear direction, the community will get behind them.” 
 
The Port understands that any significant state funding assistance will require strict adherence to a 
new IGA with the State that will be considerably more prescriptive than in the past.  This Plan update 
provides that prescriptive framework for a new IGA.  The Port is committed to following through on 
the actions and activities outlined in the Plan. 
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I. Port History and Mission 

A. History 

The Port of Astoria was established in 1910 and is administered as a governmental Special District 
organized under ORS 777, operating as a competitive business enterprise as well as a public service 
agency.  An elected Board of Commissioners sets policy for management by the Executive Director. 

 
 Figure 1. Port District Map 
The Port is located in, and has the same 
boundaries as, Clatsop County, in the 
extreme northwest corner of Oregon, where 
the Columbia River meets the Pacific Ocean.  
Approximately 90 miles from Portland, 
highway access is via Oregon Highways 26 
and 30 and across the Astoria-Megler Bridge 
via Washington Highways 101 and 4.  The 
Astoria Branch of the Portland & Western 
track currently no longer runs to Astoria. 
 
The Port of Astoria manages a combination of 
marine, marina, industrial, and aviation 
facilities.  These facilities are primarily located 
in the City of Astoria (Port waterfront 
properties and infrastructure) and the City of 
Warrenton (airport and industrial properties). 
 

 

The Port offers services to commercial and recreational boaters at its two marinas and boatyard, 
and to commercial and cargo vessels;  an emergency pier for passing ships;  piers for fish processing, 
cruise ships and research vessels;  and operates the Port of Astoria Regional Airport.  The Port has 
industrial and commercial leasing opportunities on its properties at the Airport, Skipanon Peninsula, 
and waterfront locations. 

 

B. Mission Statement 

The Port of Astoria seeks to generate economic growth and prosperity in a safe and environmentally 
responsible manner for its citizens through creation of family wage jobs and prudent management 
of its assets. 

For the next 2 to 4 years, the Port will be focusing on restoring financial sustainability, addressing 
the rehabilitation needs of its aging infrastructure and fostering public trust. 

 

C. Strategic Vision 

While the Port's long-term vision is to be a significant contributor to the community’s and state’s 
economic development, and a catalyst for job and business creation, the Port is taking immediate 
near-term steps to fulfill this vision by: 

 Returning ongoing sustainability to the Port’s finances 
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 Addressing rehabilitation, ongoing maintenance and future replace of the Port’s aging 
infrastructure 

 Increasing transparency of the Port’s operations within the community and to State partners 
to foster public trust and credibility 

 Improving communications between staff and the Port Commission to allow broader in-depth 
discussion prior to action on key Port decisions 

Long term, the Port’s Strategic Vision focuses on: 

 Supporting Port businesses through maintaining deep-draft terminal capabilities, leveraging 
assets to support commercial fishing and cruise ships, and marketing of the Port’s airport 
industrial property 

 Evaluating opportunities for new business development based on their suitability to the Port’s 
facilities, availability of utilities and transportation infrastructure, and industry trends/forecasts. 

D. Port Goals/Strategic Objectives 

The Port of Astoria’s two primary goals focus on economic development within the Port District.  
These goals are: 

 Creation of needed new family-wage jobs as well as additional employment opportunities within 

Clatsop County. 

 Maximization of the use and income from its existing resources and facilities to support job and 

economic development opportunities. 

 

For the immediate 2—4 year timeframe, a third goal of the Port will be to re-establish eligibility 
for State funding.  Without this goal being met, the Port will be unable to achieve its core 
economic development goals. 
 
The Port’s strategic objectives (primary and ongoing) specific to each of its properties include: 

 Port of Astoria Regional Airport:  Primary:  Identifying additional funding resources to match 

FAA grant funding.  Ongoing:  Improving the airport as a regional transportation asset, 

supporting USCG Station Sector Columbia River, and marketing industrial properties. 

 Waterfront West (Piers 1,2, 3 including the boatyard and properties west of Portway Street):  

Primary:  Rehabilitation of Pier 2.  Ongoing:  Maintaining and enhancing the deep-draft 

terminals’ ability to support cargo shipping, topside repair, commercial berthing, boat repair, 

and fish processing. 

 Waterfront East (East/West Basins and properties east of Portway Street):  Primary:  Identifying 

and implementing a solution for the future of the East Mooring Basin.  Ongoing:  Providing 

high-quality facilities and amenities to best support and grow Clatsop County’s fishing industry, 

recreational boaters, and tourism. 

 Skipanon Peninsula:  Reserving the 200-acre parcel, which includes significant wetlands, for 
potential new business opportunities or to provide mitigation for other off-site Port 
development. 
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 South County:  Working with Clatsop Economic Development Resources (CEDR) and other 

economic development partners, coordinate and find opportunities to support South County 

economic development. 

E. Plan Organization 

The Port’s Strategic Business Plan Update (SBP) outlines in bold the priorities for the next 2—4 
years.  Opportunities associated with each operational area and the type of investment strategy or 
planning action anticipated on the sites over a three- to five-year horizon are noted, but not 
included as near-term priorities.  This SBP Update replaces the Port’s current Strategic Business 
Plan dated May 2010 and will need to be reviewed annually for the next 2—4 years. 

 
This updated Plan provides clear guidance to the Port Commission and staff and a framework that 
can be incorporated into a new legal agreement with the State, one that will provide transparent 
accountability to the Port’s stakeholders.  Key plan components: 

 Establishing Port financial stability and sustainability, including building on and protecting the 
Port’s most productive sources of revenue 

 Addressing critical core infrastructure maintenance needs 

 Fostering public and State agency trust and credibility 

Long term plan components include: 

 Working with existing tenants and lines of business 

 Providing a framework for evaluating investments that provide additional employment 
opportunities with Clatsop County. 

 

F. Planning Process 

Over the past three years, the Port Commission, staff and Consultant team embarked in the 
following activities to update the Port’s Strategic Business Plan: 

 Review of Port facilities 

 Review of existing Port and cities of Astoria and Warrenton planning documents. 

 Individual meetings with Port staff to collect data and review the process 

 Analysis of Port revenues and financial control measures 

 Public work sessions with the Port Commission 

 Individual and group meetings with community stakeholders, partners and Port advisory 
committee members 

 Public Hearing and Town Halls in Astoria, Seaside and Knappa 

 Multiple meetings with Business Oregon’s Ports Manager 

 Participation in drafting of the Advance Astoria 5-Year Economic Development Plan, Clatsop 
Economic Development Resources (CEDR) Economic Development Plan, and Columbia-Pacific 
Economic Development District’s (Col-Pac’s) 2018—2023 Comprehensive Economic 
Development Strategy (CEDS) 
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II. Port Overview 

A. Port Description 

1. Operations, Facilities and Property.  The Port of Astoria owns and operates the following 
facilities: 

 Astoria Central Waterfront.  Port-owned 
in-water facilities at Astoria’s central 
waterfront include the West Mooring 
Basin Marina (330 slips), the East Mooring 
Basin (82 slips), and upland properties—
Riverwalk Inn, Chinook Building, Bornstein 
Seafoods site, Pier 2 Marine Terminal 
Building, and Port Security and Gateway 
buildings.  Central waterfront and 
boatyard tenants include Englund Marine 
& Industrial Supply Company, Astoria 
Forest Products and Riverland Development. 

 Central Waterfront Piers and Docks.  The Port owns 7,250 linear feet of dock face on three 
piers:  Pier 1 is the Port’s primary deep-draft cargo and utility pier; Pier 2 is used for 
general-use berthing, a fishing fleet support facility, and seafood processing; and, Pier 3 is 
the Port’s Marine Service Center, boatyard, and log sort yard. 

 Port of Astoria Regional Airport.  Owned by the Port, the airport is FAA-classified as Non-
Primary Regional General Aviation, with Class E non-towered, controlled airspace.  The 
planning standards for the airport are for 
aircraft with approach speeds of 91—121 
knots, and wingspans of 79’ or less.  The 
Airport serves Clatsop County, Oregon and 
the southern half of Pacific County 
Washington.  Major tenants include:  
LEKTRO, a manufacturer of aircraft ground 
support equipment;  Columbia River Bar 
Pilots;  Life Flight Network;  and United 
Parcel Service.  Additionally, the airport is 
the home of U.S. Coast Guard Sector 
Columbia River and the air operations of the Coast Guard’s mission on the north coast.  
There are also 40 T Hangar tenants.  Port tenants, Recology, Precision Heating and Indoor 
Air Quality, and Overbay Houseworks are located adjacent to the Airport.  The Airport also 
includes an undeveloped 26 acre industrial park. 

 Skipanon Peninsula.  The peninsula has more than 200 acres of undeveloped property.  
This property contains significant amounts of dredge/fill material and significant wetlands.  
Potential for business development is limited due to diking and wetlands issues.  However, 
the land may have potential to provide mitigation for other off-site Port development. 
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2. Revenue Centers.  The Port derives its $7.4 million (non-grant) operating and tax revenues 
primarily from 6 revenue centers: 

 

  
Source:  Port of Astoria Statement of Revenues, Expenses and Changes in Net Position for the FY Ended June 30. 
*  Note:  Does not include $2,260,497 in re-billed expenses. 

FY 2017-18, the Port’s most profitable department was its Waterfront properties with Pier 1 
and Building 2 contributing a combined $1.8 million to the Port’s bottom line. 

  
Source:  Port of Astoria Statement of Revenues, Expenses and Changes in Net Position for the FY Ended June 30. 
*  Note:  Tongue Point lease ended in 2018. 
 

3. Non-Revenue Activities.  Port administration and security do not generate direct revenue 
but are paid from non-operating revenues (eg, property taxes, timber receipts).  FY 2017-18, 
the combined deficit was $363,000. 
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B. Port Resources 

1. Operational. 

The Port derives approximately two-thirds of its $7.4 total revenues from operations: 

 

  Port of Astoria 

  Profit & Loss Actual vs. Budget 

  July 2018 through December 2018 
    

  

Actuals 
July18-Dec18 

Budget 
July18-
Dec18 

Budget 
Variance 
Through 

Dec18 
Full 2018-19 

Budget 

Operating Revenues     

 Dockage & Vessel Service 851,401 1,045,083 -193,682 1,848,010 

 Lease and Rental Income 1,514,545 1,444,600 69,945 2,848,200 

 Rebilled Expenses 1,339,557 1,271,541 68,016 2,382,500 

 Boat Haulout 178,780 166,809 11,971 332,000 

 Marina Revenues 350,566 364,035 -13,469 652,000 

 Fuel Sales 644,662 594,710 49,952 903,010 

 Ticket Revenues 3,116 6,159 -3,043 9,000 

 Other Income 63,735 47,750 15,985 95,500 

Total Operating Revenues 4,946,362 4,940,687 5,675 9,070,220 
Source:  Port of Astoria Profit and Loss Actual vs Budget, July 2018—December 2018. 

Astoria Forest Products log export operations has accounted for 20—25% of the Port’s 
overall revenues.  This is significant—in the current year, lack of log exports due to the China 
tariffs is resulting in a critical loss of budgeted revenue, almost $200,000 in the first six 
months of FY 2018-19. 

For the last five years, the Port has been booking, but unable to fund, $1.7 to $1.9 million 
annually for depreciation.  Unfunded capital maintenance costs are estimated at $28.8 
million. 

2. Non-Operational. 

Property taxes and timber receipts totaling $1,023,705 million in FY 2017-18 are the primary 
sources of Port non-operating revenue. 

3. Outside Sources. 

In 2017, the Port received nearly $4 million in grant funding for repaving of the Airport 
runway and taxiways, or 35% of its total annual revenue.  The City of Astoria’s Astor-West 
Urban Renewal District boundaries include Port waterfront boundaries.  Funding from the 
District can assist with the construction of public facilities, improvement of transportation 
and utility facilities in the renewal area, rehabilitation of older and historic structures, and 
creation public amenities.  Property at the Airport is within Clatsop County’s Enterprise 
Zone, which provides tax exemption for capital improvements.  Port waterfront property 
was recently designated in one of Oregon’s Opportunity Zones. 
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C. Port Principles, Policies and Procedures 

1. Business and Management Principles.  Going forward, the Port of Astoria will be adhering 
to the following guiding principles when implementing its Strategic Business Plan: 

 Projects must fit the Port’s Mission and Goals 

 The Port must operate under sufficient resources—both budgetary and staffing 

 Projects must be sustainable through planned maintenance budgeting and revenue 
management 

 Projects that protect the Port’s revenue sources (infrastructure repairs/ 
improvements) or create new sources of revenues take priority—except for projects 
that address safety, security and/or environmental issues 

 Projects must be financially feasible and compliant with the Port’s Financial policies—
excluding emergencies and environmental protection 

 Projects must be consistent with the Port’s Strategic Business Plan 

 Community input is encouraged 

2. Operating Procedures 

The Port of Astoria five-member elected Board of Commissioners sets policy for 
management by the Executive Director.  In the last three years, the Port’s personnel policies 
have been updated to current legal requirements, and updated organizational Bylaws have 
been adopted. 

The Port’s updated Bylaws and Personnel Policies provide procedures for public budgeting, 
and utilizing employee training to enhance the professional expertise of Port staff. 

3. Governances.  The Port maintains a written set of “Board Ground Rules.”  The rules were 
adopted by unanimous Commission vote on May 27, 2008.  The rules provide guidance for 
commissioners on community responsibility, communication between commissioners and 
staff, general commissioner responsibilities, and the purpose and “appropriate” need for 
executive/closed sessions. The Board Ground Rules also outline the need for all 
commissioners to follow the rules and consequences for not doing so. 

Although the Board Ground Rules spell out various commissioner responsibilities, they do 
not contain a clearly defined process for enforcement.  Consequently, in the past, the 
rules were often not followed. 

4. Commission.  The Port of Astoria Commission consists of five commissioners serving four-
year terms.  Effective July 2019, the Commission will include one commissioner with lengthy 
Port Commission experience, three commissioners with two to four years experience, and 
one new commissioner.  The commissioners have diverse business backgrounds, including 
fishing, municipal government, agriculture and Coast Guard. 

5. Staff/Professional Development.  Over the last two years, the Port has moved toward a 
business model of having in-house professional staff capacity in-lieu of contracting 
accounting services.  This added capacity gives the Port more resources for the analyses 
required as the Port focuses on regaining financial stability.  The Port’s Finance Director has 
an active and involved role in providing reports to the Port Commission. 

Department heads make presentations directly to the Board providing a direct exchange 
of information and for immediate responses to Port Commissioner questions.  
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Commission workshops attended by key staff are held on complicated matters requiring 
in-depth discussion prior to decision-making at a Commission meeting. 

The Port continues to encourage ongoing education and training for employees to enhance 
job performance and assist in potential career advancement within the Port.  Most notably, 
the Port utilizes the opportunities offered by the Special District Association of Oregon 
(SDAO) for employee training necessary and beneficial to the delivery of services and 
performance of duties. 

Employees may request compensation for the costs of college-level, technical, or other 
academic coursework, seminars, and conferences relevant to their current or future roles in 
the organization.  Such requests must be made in writing to the department head and 
forwarded with a recommendation to the Executive Director for approval prior to the 
employee’s enrollment or participation.  Reimbursement for college-level coursework are 
made if the employee receives a passing grade.  All training activities involving a cost to the 
Port must be approved in advance, in writing. 

All employees are required to participate in any training sessions mandated by the various 
training and safety programs adopted by the Port.  In addition, the Port may from time to 
time require additional training sessions to ensure that each employee’s job knowledge and 
proficiency are maintained at the highest possible level.  Attendance at these training 
sessions is mandatory, and failure to attend, without prior authorization from the Executive 
Director, results in the loss of one vacation day for each day of training so missed. 

D. Financial and Market Conditions 

1. Competition.  All of the Port’s capital assets have competition, but generally, these assets 
either have a competitive advantage, or there is enough demand for future growth: 

 Port of Astoria Regional Airport—The Port’s airport is the largest in NW Oregon both in 
terms of numbers of hangars but in also the number of landings annually.  Additionally, 
the airport is the home of U.S. Coast Guard Sector Columbia River and the air operations 
of the Coast Guard’s mission on the north coast.  There are a number of much smaller 
airports such as Seaside in the region but they all lack the facilities and services typical 
of larger airports.  The primary revenue sources for the airport are derived from hangar 
leases, building and ground rents and aircraft fuel sales.  The Port has recently entered 
new ground-lease negotiations for two new privately-owned hangars. 

In comparison to the six other regional airports (Aurora, Troutdale and Scappoose in 
Oregon, and Shelton, Chehalis and Kelso in Washington), the Port of Astoria Regional 
Airport is: 

✓ First, by a factor of two, in daily military operations 

✓ The only airport with two runways, one of which is the longest of the other six airports 

✓ Second in FAA funding for the planned 2017—21 National Plan for Integrated Airport 
Systems. 

Where the airport does not have a competitive advantage, but there is opportunity for 
growth, is in the number of “based” aircraft and daily operations. 

Competition for the Port’s Industrial Park at the Port of Astoria Regional Airport is 
uncertain because of a lack of clarity as to how the property can be developed.  Its low-
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lying location with earthquake, tsunami and inundation zones, and regulated by FAA 
guidelines, highest and best use of the property needs to be assessed.  The Port is 
seeking funding for the development of a feasibility study to fully develop a business 
park located adjacent to the airport. 

Completion of a feasibility study may provide a roadmap to looking at science, 
environment and technology as it relates to issues facing the greater Port area such as 
levy management, earthquakes, tsunamis and their impacts, inundation zones, wetland 
management and the creation and management of habitat that require wetlands to 
survive.  The significant wetlands at the site limits the amount of developable land, but 
would provide a natural environment for evaluating and testing new technologies.  
CREST (The Columbia River Estuary Study Taskforce) and Clatsop Community College 
have both expressed interest in the potential for an Environmental Technology/ 
Research Center.  A feasibility study such as this would be a good fit for Oregon’s Port 
Planning and Marketing Fund.  (PPMF) 

 Waterfront West (Piers 1,2, 3 including the boatyard and properties west of Portway 
Street)—The three deep draft piers and proximity to the Pacific Ocean make the Port 
regionally competitive in the log exporting, fish processing and cruise ship berthing 
industries.  Although the Port lacks a full-service boat repair facility, there is a need for 
boat repair facilities, and the limited repair done at the Port is profitable to the Port’s 
bottom line.  Some boat repair work is done at the Warrenton/Hammond Marine.  
Barge and tug repair work will occur out at Tongue Point, which was recently purchased 
by a private developer. 

✓ Shipping Terminals—Log Exporting  

For the last five years, the Port’s primary export commodity has been logs.  Because 
of the Port’s proximity to the Pacific Ocean and the physical area of the Port, logs 
are one of the few cargoes feasible for exporting out of the Port.  Closest 
competition for this commodity is the Port of Longview, which is the largest log 
exporter on the US West Coast.  The Ports of Astoria and Longview generally do not 
directly compete because there is little overlap to their source of logs.  More 
significant competition comes from international marketing of logs from multiple 
areas in the U.S., Canada, New Zealand and a number of smaller countries. 

Uncertainty over federal and Chinese tariffs has reduced log exports out of the Port 
of Astoria significantly, with a corresponding impact on the Port’s revenue.  In 2018, 
log exports were over 20% of the Port’s revenues.  Small diameter logs being barged 
out of the Port do not bring in the revenue of the log exports to China.  In addition, 
it is likely the tariff-related reduction in log exports to China will bring about changes 
in exporter leases at the Port, further exacerbating the Port’s revenue future. 
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✓ Shipping Terminals—Cruise Ship Operations 

Cruise ship volumes have steadily increased over the last several years due to the 
excellent operations surrounding the hosting of large international cruise ships and 
an increasing 
number of 
Columbia 
Riverboat cruises.  
The Port is well 
positioned for this 
business being at 
the mouth of the 
Columbia River.  A 
record 31 cruise 
ships are 
scheduled for 
2020, carrying 
close to 100,000 
passengers and 
crew members. 

The Port serves 
cruise lines that 
operate the Puget 
Sound, Vancouver 
BC and Alaska 
markets.  This 
business is 
expected to stay 
strong into the 
future since the 
stops by the cruise 
lines are a part of 
the repositioning 
of cruise ships 
from the southern 
hemisphere ports (Caribbean, South and Central America and Mexico), and cruises 
to Northern Canadian and Hawaiian ports of call during the summer. 

Astoria is a natural port-of-call for the Pacific Northwest cruise lines.  An additional 
competitive advantage having an accessible and supportive local/regional tourism 
community to greet passengers. 

Competition in the future will come from the trend toward larger (double the 
current size) of ships, which the Port’s existing docking infrastructure cannot 
accommodate.  Doubling the number of passengers arriving in Astoria will also 
require a major increase in the local community’s ability to provide transportation, 
and local retail services. 
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✓ Seafood Processing 

Commercial seafood processing is most cost-effective close to the source of 
product.  While Astoria technically has Alaskan, Washington, and Oregon seafood 
processing competition, the commercial fishing fleet will continue to bring their 
catch to Astoria because of proximity and contracts with the local fish processors.  
While maintaining a significant presence in Astoria, Bornstein Seafood, Da Yang 
Seafood, and Pacific Seafood (Tongue Point and Warrenton) also have major 
facilities outside of Astoria to provide the needed proximity for their commercial 
fishing fleets along the Oregon and Washington coasts. 

It could be argued that direct competition from other ports or fish processing 
facilities is less of an issue than the shortage of seafood processing workers and the 
aging of Port infrastructure. 

 Waterfront East (East/West basins and properties east of Portway Street)— The Port 
operates two marinas and a small boat yard.  There are multiple marinas in the region—
Astoria, Warrenton and Hammond on the Oregon side of the Columbia River and 
marinas in Chinook and Ilwaco on the Washington side of the Columbia.  Although there 
are multiple marinas operating in the region, the Port’s West End Marina continues to 
have in excess of a 100-slip waiting list.  The East Mooring Basin access causeway has 
been closed due to the failing pier infrastructure, and only a handful of boats are 
currently moored there.  For the last several years, the Port’s East-End marina has had a 
large infestation of sea lions and seals.  A significant Port asset, the East Mooring Basin 
will require a comprehensive feasibility study examining potential future uses, 
redevelopment options, and compatibility with the City of Astoria’s waterfront 
visioning. 

2. Existing Markets.  The Port and surrounding community facilities serve multiple markets: 

 Waterfront West 

✓ Cruise Ships—The 
majority of cruise 
ship passengers to 
Astoria are US-
based.  The 2019 
Cruise Line 
International 
Association (CLIA) 
Industry Report 
indicates demand 
for cruising has 
increased 30% from 
2015—2019, and 
that the largest 
increase in coming 
from the United 
States market. 

  



Port of Astoria 2019—2024 Strategic Business Plan Update (October 2019) 18 | P a g e  

✓ Columbia River Ships—When Astoria’s 17th St Dock is unavailable for berthing, ocean-
going river ships, a new market for the Port, are now docking at Piers 1 and 2. 

✓ Log Exports—Until recently, primarily China 

✓ Seafood Processing—Primary US, with some exporting to Asia 

 Waterfront East 

Because of the closure of the causeway, there are only a handful of moorages leased at 
the East Mooring Basin, and those require a boat shuttle to come onshore.  During 
fishing season there is steady use of the Port’s trailer parking and boat ramp.  (Boat 
ramp is currently under repair.) 
 

 Port of Astoria Regional Airport 

✓ Military—US Coast Guard Sector Columbia River base, Oregon National Guard aviation 
support facility, military aircraft base 

✓ Marine Safety—Columbia River Bar Pilots operating base 

✓ Aviation Support Manufacturing—Lektro 

✓ Public Safety—Life Flight Networks base 

✓ Commercial Aviation—Daily UPS flights, executive air travel 

 Skipanon 

The 200 acres of undeveloped industrially-zoned land near Warrenton currently serves 
no existing markets due to its low-lying location in a FEMA-designated flood plain.  
Development awaits an evaluation of the feasibility of potential future use(s) of the 
property. 
 

3. Port Resources and Financial Condition. 

Decades in the making, there is urgency to resolve the Port’s cash flow and long-term 
infrastructure needs.  Bottom line, without additional revenue, the Port’s current 
operations are not sustainable.  The ad hoc Finance Committee appointed to review the 
Port’s finances noted:  “The Port’s assets all are lacking in maintenance and some require 
significant financial investment, at a time when the Port lacks reserves and sufficient cash 
flow to make these improvements.”  (See Appendix for full report.) 

The following recommendations are being reviewed and evaluated, and implemented as 
appropriate with actions documented, and progress reported monthly/quarterly.  Issues 
identified from the ad hoc Finance Committee and recommended steps for addressing the 
issues: 

Critical Issues Recommended Next Steps 

Improving the timeliness and 
analysis of financial reporting 
to the Port Commission. 

• Establish the key (5) critical metrics to measure 
the Port’s current financial condition and to track 
change. 

• Establish standardized monthly financial report 
to the Board of Commissioners that 
highlights/call attention to the Port’s key 
financial issues including the identified metrics. 
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Critical Issues Recommended Next Steps 

• Establish a permanent Finance Committee, with 
quarterly reporting to the Port Commission. 

• Engage all Port Commissioners and the Port 
Finance Director in the monthly reviews and 
discussions of Port finances. 

Identifying additional sources 
of revenue 

• Review assets for potential sale.  Priority:  
Riverwalk Inn, Chinook Building, Seafare 
Restaurant Building, East Mooring Basin 

• Continue conversations with local public 
partners regarding support for Port assets such 
as the Airport, that provide county-wide benefit 

• Evaluate all leases to ensure rate includes costs 
such as (if appropriate):  pass through/rebilled 
utilities, stormwater treatment, and future 
maintenance set aside.  (See Managing Leases 
below) 

• Assess the market and financial feasibility of 
expanding the boatyard.  Long-term, significant 
capital improvements (larger boat lift, covered 
facility) will be needed;   but short-term, there 
may be opportunities to increase use of the 
existing facilities at minimal additional cost to 
the Port. 

Identifying cost saving 
measures 

• Review Port services that have expenses not 
being passed through to tenants or users of Port 
facilities.  Going forward, conduct semi-annual 
audits comparing planned vs actual expense pass 
throughs that have occurred. 

• Conduct a third party, independent audit to 
confirm current staffing levels, functions and skill 
sets. 

• Evaluate the use of contracted services:  Costs 
vis-à-vis other similarly sized ports, reasons why 
contracted services were/are being used. 

 

Maintaining asset 
infrastructure 

• Document overall condition and assess deferred 
maintenance needs of the Port’s key 
infrastructure assets.   Update no less than once 
every three years. 
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Critical Issues Recommended Next Steps 

• Prioritize the Port’s $28.8 million list of 
maintenance needs. 

• Establish a five- and ten-year maintenance 
schedule.  Break out the maintenance planned in 
each of the first 5-years. 

Selling Port assets 

• Establish a standard operating procedure for 
liquidating assets: 

− Process should be public and the Port 
Commission should be the executing party 

− Utilize a third party appraisal to determine 
the asset value 

− In the event of competing offers, priority 
should be to the overall financial strength 
and economic development potential of the 
offer. 

− Sales proceeds must be re-invested in 
addressing the Port’s deferred maintenance 
needs and only when the maintenance 
schedule is current should sale proceeds be 
used for the acquisition of new assets. 

• Routinely assess and document the condition of 
each of the Port’s key assets, no less frequently 
than once every three years.  Review income, 
expense, deferred maintenance, overall asset 
condition, and economic development potential 
of the asset. 

Retaining non-performing 
assets 

• Implement a thorough review of all the Port’s 
major assets to determine their individual 
annual financial impact on the Port. 

• For assets preforming consistently at a loss (5 
years), assess the long-term economic 
development opportunity loss if the asset was 
sold, and determine the asset’s marketability. 

 

Funding asset depreciation 

• Calculate a depreciation schedule for each of the 
Port’s operating assets if/when they are in fully 
rehabilitated condition. 

• Include the depreciation schedules in lease rate 
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Critical Issues Recommended Next Steps 

calculations. 

• Set aside the portion of lease rates allocated to 
asset replacement in a dedicated reserve 
account. 

Managing leases 

• Conduct a thorough review of all current leases 
including an evaluation as to the current lease 
rate vs market rate. 

• Include the full cost of each property (including 
property maintenance and dredging) in future 
lease structures, while having a financial upside 
to both the Port and the tenant. 

• Include a breakdown of expected future 
maintenance costs over the term of the lease 
and address how these costs will be amortized 
over the life of the lease. 

• Maintain a dedicated reserve account for the 
portion of leases allocated to future 
maintenance costs. 

Financial Oversight 

• Establish a Standing Finance Committee to meet 
no less than quarterly. 

• Finance Committee provide a quarterly financial 
assessment report to the Port Commission. 
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Port Assets/Infrastructure 
The Port has identified $28,807,150 in total maintenance needs for its piers, marinas, boatyard, dredging, waterfront properties and airport. 

Asset/Infrastructure Current Conditions Recommendation 

• Pier 1.  Log export dock and Port office 
building 

$865,000.  General maintenance, repair pier 
face, remove forward bridge, relocate fuel 
tank, replace fender piles, office building 
generator, new bull rail, parking lot seal 
coat, suite 305 remodel 

 

• Pier 2.  Seafood processing 

$5,345,000.  Repair substructure, replace 
deck, complete FEMA projects, repair east 
and west sides/fender piles, repair 
warehouse roof.  Pier 2 is part of the State’s 
collateral for the Bornstein loan.  The Port is 
legally required to maintain the condition of 
the Pier to protect the State’s loan. 

Number one priority for repair 

• Pier 3.  Log storage/boat yard 
$225,000.  Removal of uplands disposed 
dredge spoils, other maintenance. 

 

• Gateway.  (Shooting Star, Terry’s 
Plumbing, other) 

$90,000.  Building improvements for rental 
 

• Boatyard 

$567,500.  Vessel demo building, upper 
apron asphalt, vessel disposal, forklift, new 
office trailer/conex, travel lift winches, tools 
and rigging, boat stands 

 

• Dredging 

$1,095,000.  Outdated equipment is no 
longer cost effective.  Contract dredging 
(RFP, contract, debris clean-up) 

Required 

• East Mooring Basin 

$8,855,000.  Repair/Replace causeway, 
dredge, update power, sea lion barriers, 
restroom upgrades 

Evaluate return on investment (both 
financial and public good) to fix.  Highest 
and best use may be to sell. 
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Asset/Infrastructure Current Conditions Recommendation 

• West Mooring Basin 

$798,400.  Dredging, enhance electrical, 
replace piles, gangway decking, improve 
lighting, add wi-fi, reseal parking areas 

Strong local interest/support for the 
mooring basin, but improvements are 
needed. 

• Chinook Building 

$10,000.  Remove barriers, clean up Building is potentially a good candidate for 
sale, but sales protocol must be developed 
and followed. 

• Seafare Building $150,000.  Demolish Priority.  Safety hazard.  Potential for sale. 

• Airport  (Landside) 

$5,473,750.  Develop wetland mitigation 
credits, industrial park sitework, fix water 
intrusion into sanitary system, extend/ 
repair  SE Flightline Dr, resurface SE Airport 
Rd, upgrade water meter, patch SE 12th Pl 

 

• Airport (General) 

$3,907,500.  Rehab Taxiway A, extend 
infrastructure south hangar area, FAA 
Airport Improvements, Part 139 compliance, 
improve terminal building, repair asphalt, 
utility truck w/bucket, repaint runway, 
security fencing, restripe taxiways. 

 

• Fuel Farm 
$167,500.  Mobile refueler, covers for fuel 
farm and refueler. 

 

• Lektro 
$195,000.  Repair roof  Potentially limited on 
future use due to US Navy restrictions 

 

• Admin $119,000  

• Security $50,000  

• Riverwalk Inn 

Currently being appraised for potential sale Building is potentially a good candidate for 
sale, but sales protocol must be developed 
and followed.  Potential of a legal challenge 
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4. Summary.  The Port of Astoria is a diversified operation, with assets critical to the 
economy of Clatsop County and to the State of Oregon, and is taking immediate actions to 
improve their finances, infrastructure, legal compliance with Business Oregon, and 
operating procedures. 

Public input from the community indicates a belief that the Port contributes to the local 
economy and well-being.  Stakeholders want the Port to do well and be an integral 
partner within the entire district, but focus on their waterfront and airport first and 
foremost. 

Key assets that need to be preserved and available to support the District’s economic 
development include: 

 Piers that provide deep water docking for cargo and cruise ships, research vessels, and 
other maritime traffic, 

 A regional airport that supports general aviation, Life Flight Network and the Coast 
Guard, 

 Boat marinas and boatyard that, if developed, could bring in additional local fishing 
industry and waterfront amenities and services for the Astoria community, 

 Industrial space at the Astoria/Warrenton regional airport where new businesses can 
locate and existing businesses can grow, 

 Highly-visible lodging property in a growing tourism area. 
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III. Defining the Opportunity 
The Port of Astoria district boundaries match those of Clatsop County, Oregon.  Clatsop County 
is located in the northwest corner of Oregon, bordered on the west by the Pacific Ocean and on 
the north by the Columbia River.  The county occupies an area of 873 square miles.  Clatsop 
County’s 2016 estimated population of 37,660 ranks 19th in Oregon. 

A. District Demographic Profile 

1.  Age.  Since 1969, the population of Clatsop County has grown more slowly than the national 
average, and well behind that of Oregon’s population growth rate.  Clatsop County's overall 
population growth was 38.4% from 1969-2016 trailed, Oregon's nearly doubled at 98.5%, while 
the United States' increase was 60.5%. 

 

 

This is significant because attracting and retaining people to live, work, raise a family, and retire 
underlies the economic vitality of any region.  Population growth is both a cause—and a 
consequence—of economic growth.  Patterns of population growth and change reflect a 
region’s ability to attract and retain people both as producers and consumers in their economy. 

According to the State Office of Economic Analysis, population growth is not expected to 
accelerate over the next decade.  Projections for the 2020 population indicate a slowing of 
population growth. 
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The fastest age demographic growth has been in the 65 years and older age group, 
demonstrating the area’s appeal as a place to retire.  Since 2000, the number of residents 24 
and younger has declined.  Median age of the population is important because it is an indicator 
of the economic resiliency of Clatsop County.  The County’s Worker Dependency Ratio tracks the 
ratio of potential workers to non-working residents.  By 2040, it is projected that there will only 
be approximately 1.2 workers for every non-working resident in NW Oregon.  This ratio ranges 
from 1.1 workers per non-worker in Clatsop and Tillamook counties to 1.3 workers per non-
worker in western Washington County. 
 
However comparatively, Clatsop County has more working age adults than many rural counties, 
and close to average numbers of youth and seniors.  Clatsop County ranked 10th out of 
Oregon’s 36 counties for having the highest share of adults ages 18 through 64.  Clatsop County 
also has a natural increase (more births than deaths) in its population of about 0.5 percent per 
year, unlike most rural counties in Oregon, which have more deaths than births. 
 

 
 

2. Income.  Clatsop County’s Median Annual Income at $47,337, is about 80% of the median 
statewide of $50,521.  As the region’s economy experiences growth in service industries, the 
resident income has fallen significantly below that of both the state and the nation, despite 
general growth in the economy. 

 



Port of Astoria 2019—2024 Strategic Business Plan Update (October 2019) 27 | P a g e  

3. Poverty.  Data from the US Census 2016 American Community Survey 5-year estimates 
indicates Clatsop County’s poverty rate is less that both Oregon’s and the US rates.  Three 
percent of the County’s population is homeless. 

 

4. Housing.  Housing in Clatsop County is less affordable than the rest 
of the State.  This is a function of the lack of high-paying jobs in the 
county combined with the amount of high-value beach community 
property.   

This is a priority issue for the County (and the State.)  Lack of 
affordable housing for the County’s workforce is limiting business 
expansion and recruitment.  The table below compares the housing supply to the County’s 
Median Family Income (MFI) of $58,825. 

 

5. Schools.  Clatsop County has five public school districts with a total of 5,020 students.  
Clatsop Community College offers a comprehensive curriculum. The College’s Community 
Education Division works with area employers, business, government and industry to 
develop customized employee training. Curriculum includes standard academics, as well as 
professional-technical programs for nursing, marine technology, criminal justice, integrated 
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technology, accounting, business management, emergency medical and fire services, and 
others. A wide range of general interest courses and special programs are offered as well. 

Tongue Point Job Corps Center is operated by the Management & Training Corporation 
(MTC). This is a co-educational job-training program for people ages 16 to 24, from low-
income   backgrounds. 

Approximately 500 students are enrolled in training programs for business, word processing, 
and data entry, or in the MTC’s full-time college program. 

6. Mobility.  Over a fifth (21.1%) of Clatsop County’s population have moved since the 
previous year.  This is higher than both the State (18.1%) and national (14.8%) national 
averages.  The vast majority (79%) move within the county.  However, given the slow growth 
rate of the resident population, the 20% in-migration is important for economic growth.  (US 
Census, 2016 American Family Survey estimates) 

7. Work Travel.  Mean travel time to work is 18.8 minutes, with most workers driving alone.  A 
majority of Clatsop County workers have jobs within the county.  The county’s economy is 
largely clustered in its northwest corner, where Astoria, Warrenton, Seaside, and Gearhart 
are located. Astoria was the most popular destination for work for Clatsop County residents 
followed by Seaside. A fair number also commuted out of the county to metro areas in the 
Willamette Valley.  Although the county is connected to the State of Washington by the 
Astoria-Megler Bridge, there isn’t a large out-commute for work.  Nor do many county 
residents commute south to Tillamook County for work; only 2 percent did so in 2014.  
Roughly 43 percent of Clatsop County’s working residents have their primary worksite out of 
the county, mostly in metro areas.  This could indicate workforce need for more local jobs. 
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B. District Economic Profile 

Clatsop County’s economy relies on government-related activity, service/healthcare businesses, 
retail sales, forestry, forest products processing, fishing and seafood processing, and tourism.  
However, the region’s economy is transitioning from being natural resource-based.  While these 
industries still maintain an important presence in the County, other industry growth is outpacing 
the County’s traditional sectors. 
 

Employment by Industry Sector (2018) 
Oregon Employment Department 
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Fastest Growing Industry Sectors (2008—2019) 
Oregon Employment Department 

 

Highest Average Wage (2018) 
Oregon Employment Department 

 



Port of Astoria 2019—2024 Strategic Business Plan Update (October 2019) 31 | P a g e  

Unemployment 
 
Clatsop County’s unemployment rate is comparable to that of Tillamook County, and close to 
the average for the North Coast of Oregon. 
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C. Trends for Regional Key Industries 

Clatsop County Timber Industry/Log Exports 

According to a 2017 Oregon Forest 
Institutes Research OFRI) report, 245 
million board feet of timber was 
harvested in Clatsop County in 2015.  
Over half (52%) of all the timber land in 
the County is owned by large timber 
companies, which also account for 60% 
of the harvest.  Timber owners are 
replanting their trees at the same rate 
they are being harvested.  OFRI reports 
that there have been no change in the 
number of forested acres in Oregon 
since 1953. 

Port of Astoria log exports are directly affected by Chinese tariffs imposed in 2018.  Initially, the 
market partially absorbed the tariffs in the range of 10%.  In 2019 with the threat, and then 
follow through of increased tariffs, log exporting from the Port has effectively ceased.  While 
British Columbia is moving to partially fill the gap, recent policy announcements there indicate 
exports become limited.  In the meantime, China is moving to secure replacement volumes from 
other destinations—New Zealand, South America and Western Europe.  If those countries 
secure long term agreements, it will be difficult for the US Pacific Northwest to maintain high 
prices if and when the tariffs are retracted. 

Cruise Ships 

The Port has seen a continued rise in 
the number of cruise ships docking in 
Astoria over the last 10 years, with 24 
berthings scheduled for 2019.  Based on 
industry trends for cruise ships, the 
number of ships stopping in Astoria in 
the next decade is not expected to grow 
significantly;  however, the size of ships 
and number of passengers is expected 
to double.  The Alaska/Pacific 
Northwest cruises are the second most 
popular routes, according to 2017 data 
from the Cruise Line International 
Association (CLIA). 

 

Seafood Processing 

Seafood processing at the Port is expected to remain a core industry sector as commercial 
fishing remains strong.  The Port’s availability of deep water piers and access to the Columbia 
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River and Pacific Ocean meshes well with the trend toward consolidation of both the fishing 
fleets and fish processing.  Still, an important challenge for fish processors located at the Port is 
having a stable workforce.  While well-paid, work is seasonal and demanding physically.  The 
industry is trending toward more automation which over time will replace some of the manual 
labor. 

D. Industry Trends for State and Nation 

Overall Trends: 

Oregon had the fifth fastest job growth 
among the states from January 2017 to 
January 2018. Adding 50,600 jobs for a 
growth rate of 2.7 percent, behind Utah 
(+3.1%) and Idaho, Nevada, and 
Washington, which tied for second with 
growth rates of 2.8 percent.  California 
ranked seventh with a growth rate of 2.4 
percent.  Oregon’s growth rate last year 
was faster than the overall national rate 
of 1.6 percent. That’s not a new trend. 
Oregon has been adding jobs faster than 
the U.S. since 2013. 

Looking at job growth rankings by industry sector shows that many areas of Oregon’s economy 
were adding jobs at a fast pace.  Sectors with the most job growth included:  Other services 
(repair and maintenance businesses, personal and laundry services, and membership 
associations/ organizations), private education and health services, leisure and hospitality, and 
financial activities. 

The two states heavily dependent on the energy sector, Alaska and North Dakota were the only 
two states to lose jobs in 2017. 

Fisheries/Seafood Processing Industry 

According to a May 24, 2018 Oregon Employment Department report, the number of seafood 
processing businesses had been slowly declining since 2007, but that trend reversed in 2015.  
Oregon’s processing industry gained five businesses that year.  Two more were gained in 2016, 
and two more again were added in 2017.  But the trend toward more consolidation may 

continue.  Pacific Seafood has moved to 
operate a Trident Seafood plant in 
Newport, leaving just two main seafood 
processors in the busy port town.  
Consolidation has also occurred in the 
Oregon fishing fleet.  Three ports: Astoria, 
Newport and Charleston, had about 83 
percent of all commercial fish landings by 
value in Oregon in 2017.  Smaller ports like 
Garibaldi, Depoe Bay, and Florence 
struggle to find money for infrastructure, 
dredging, and jetty maintenance that can 
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attract vessel owners and seafood processors. 

The seafood processing industry fared relatively well during the Great Recession.  Employment 
dipped significantly in one year (2009), but otherwise mostly grew through 2013.  Employment 
in 2013 was about 150 more than in 2001.  This may not sound like much of an accomplishment, 
but Oregon lost more than 40,000 jobs from all manufacturing businesses during the same 
period.  From 2013 to 2015 employment fell by about 125 jobs, but the industry gained 28 jobs 
in 2016, and another 31 in 2017.  This could be a new trend of an increasing number of 
processors and employees, but employment in the industry is quite variable so long-run trends 
are hard to establish.  The entrance of a few specialty processors who serve niche markets may 
be helping employment to grow. 

Cruise Ship Industry 

Cruising continues to one of the 
fastest growth segments of the Travel 
and Leisure industry sector.  
Worldwide the ocean cruise industry 
has an annual passenger compound 
growth rate of 6.6% from 1990—2020.  
Growth strategies to date have been 
driven by larger capacity new builds 
and ship diversification, more local 
ports, more destinations, and new on-
board and shore activities that match 
the demands of consumers.  The 
industry is also expanding rapidly 
internationally.  These activities help 
increase penetration into the North 
American market that continues to 
grow. 

 

Economic Development Analysis 

Clatsop County and the Port district are confronted by many of the same challenges faced by 
communities throughout the state in terms of lack of proximity/access to the urban services and 
transportation, limited number of trained and/or available workers, and lack of housing for the 
workforce.  However, the district is younger, more educated and benefits from higher income 
levels than many of the state’s rural communities.  In addition, Clatsop County has been able to 
maintain a relatively stable economy and job growth due to its connection to natural resources, 
a healthy industrial base and active tourism industry all of which are supported by Port activities 
and properties.  

Economic and industry growth outlook is projected to remain stable and gives the Port and its 
partners the opportunity to think long term about strategies to support existing industries and 
new business growth.  Alongside this pursuit, the critical challenges of workforce training and 
readiness as well as available workforce housing should be considered by regional and local 
partners as these issues are already impacting the area’s economic development growth and 
will hamper future opportunities if not addressed. 
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IV. Policy Context 

A. Threshold Statement 

The Port’s Strategic Business Plan Update has been prepared utilizing Port resources and is 
based on template provided by Business Oregon’s Port Division.  The Port recognizes it is 
currently out of compliance with its existing IGA with Business Oregon implementing their 
2010 Plan, and thus is ineligible for State funding.  The central focus of 2019 Strategic Business 
Plan is to map out a two to four-year action plan including accountability measures that will 
bring the Port back into compliance with Oregon statutory language while moving the Port 
toward financial stability and sustainability. 

B. ORS 777 

Under ORS 777, the Port of Astoria has expansive authority to regulate all aspects of maritime 
commerce at the mouth of the Columbia River.  The Port of Astoria’s mission is to generate 
economic growth and prosperity in a safe and environmentally responsible manner.  If the Port 
determines that particular safety and environmental concerns are not being addressed in the 
Astoria harbor, the Port could adopt regulations and a funding mechanism to address those 
needs.  The appropriate next steps are (1) to evaluate the scope of unmet safety and 
environmental needs, (2) to examine the cost of the Port providing the equipment and 
personnel to address these needs and (3) if the Port determines regulation is necessary, to 
develop an appropriate package of regulations and the associated tariff of charges. 

Chapter 777 also provides expansive powers to Oregon port districts by providing broad venues 
within which ports may acquire, own and operate facilities that accomplish their purposes.  The 
Port’s long-term vision is to be a significant contributor to the community’s and state’s 
economic development and a catalyst for job and business creation.  The Port implements ORS 
777 by: 

 Maintaining and improving its existing infrastructure to better support existing business lines 
and tenants. 

 Supporting new businesses through maintaining deep-draft terminal capabilities, leveraging 
assets to support commercial fishing and tourism, and marketing a variety of industrial 
properties. 

 Evaluating the financial sustainability and economic resiliency of marine facilities for inclusion 
in the Port’s industrial properties portfolio. 

 Providing a flexible yet disciplined framework for evaluating and responding to new and 
emerging markets or business opportunities. 

C. ORS 198 

Oregon Revised Statute 198 is the State’s organizing statute for Special Districts.  All of Oregon’s 
ports are defined as “Special Districts” and have administrative regulations regarding district 
formation, modification and dissolution, and the adoption of ordinances and regulations. 

The Port’s policies and procedures, updated in 2017, incorporate the administrative regulations 
of ORS 198 into the standard practices, operations and decision-making processes of both the 
Port Commission and Port staff. 
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D. Environmental Issues 

Located at the mouth of the Columbia River, water quality is the primary local and regional 
environmental issue in which the Port is most actively involved.  The Port plans for and manages 
stormwater, wastewater, dredging and wetlands, all of which affect the quality of the Columbia 
River  

By the very nature of its geographic location on the Columbia River, the Port is not only 
dependent on the quality of its water environment, it has a stewardship role in the future of the 
river’s quality as well.  One very public example is the Port’s new stormwater treatment facility 
which includes settling ponds, swales, salmon habitat restoration and treatment of industrial 
stormwater, located adjacent to Pier 3 and at the west end of Astoria’s waterfront walking trail. 

E. Statewide Planning Goal 9—Economic Development 

The Port’s Goal 9 strategies include pre-development feasibility and funding to support 
infrastructure development at its properties in order to support and expand its existing assets 
and industries. The Port’s immediate and long-term growth potential and revenue are 
dependent on improvements of its assets, which if not improved create the risk of loss of 
industry base, expansion opportunities or new business development.  Port properties are 
included in designated Enterprise and Opportunity Zones. 

F. Statewide Planning Goal 12—Transportation 

The Port’s long-term planning includes improvement to its Waterfront West and East properties, 
both of which include piers, marinas and docks.  Improvements at these facilities will increase its 
maritime transportation networks and access.  

Additionally, the Port’s planning includes improvements and new development at its regional 
airport.  This goal will allow the Airport’s to expand its aviation related industrial base as well as 
support airport—based aircraft and daily aircraft operations.  

G. Statewide Planning Goal 17—Water Dependent Use 

The Port’s plan includes major investments in its piers and equipment to support fishing, 
seafood processing, boat repair, cruise and tourism/lodging uses. 
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H. Statewide Port Strategic Plan Recommendations 

This plan supports the recommendations of the Oregon 
Statewide Port Strategic Plan for: 

 Investing to grow existing businesses 

 Developing plans and infrastructure to "tap into 
emerging markets" 

 Consistency with the goals and objectives of the 
statewide template for Port Strategic Business Plans 

This plan is structured to link investments with their ability 
to meet the requirements of the following: 

 Business Oregon Marine Navigation Improvement 
Fund 

 Business Oregon Port Planning and Marketing Fund 

 Business Oregon Port Revolving Fund 

 Connect Oregon 

I. Other Local and Regional Plans 

The City of Astoria’s economic development strategy coincides with the Port’s plan in supporting 
the maritime industry and seafood processing.  In addition, the City of Astoria is working to 
expand its education and research and development industries, both of which are critical to the 
long-term success of the Port’s main industries.  Long term it is in the Port’s best interest to 
partner with the City with the City’s efforts to ensure long term survival, support and new 
innovation in maritime related industries and seafood processing.  Additionally, in the future, 
there may be opportunities to work with the City and new private enterprises to develop new 
innovations related to wood products that would enable flexibility in the logging industry. 

Another key partner as the Port’s focuses on regaining financial stability, is Clatsop County, 
particularly on airport maintenance and improvements support to maintain this critical 
business and emergency transportation link. 

J. Political Context and Analysis 
One of the highest priorities for the Port is to re-establish an Intergovernmental Agreement 
(IGA) with Business Oregon.  (See Appendix)  A new IGA between the Port of Astoria and 
Business Oregon will require State approval of this Strategic Business Plan Update.  
Recognizing that lack of IGA compliance in the past has undercut its relationship with Business 
Oregon, the Port is committed to this Strategic Business Plan Update which provides specific 
actions and measurable outcomes for inclusion in a new IGA. 
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V. Situational Analysis 

A. Strengths, Weaknesses, Opportunities and Threats 
Strengths, weaknesses, opportunities and threats (SWOT) analysis is directed at enumerating 
some of the characteristic conditions that can be either modified or addressed as the Port 
moves to meets its stated mission and goals.  These strengths, weaknesses, opportunities, and 
threats include the following: 

1. Strengths 

 Location at the mouth of the Columbia river, with proximity to the Pacific Ocean 

 Availability of deep draft piers to support general cargo and berthing operations 

 Available industrial land with both waterfront and airport locations 

 Two marinas that support both recreational and commercial boating 

 Regional airport with two runways capable of landing jets and four-engine aircraft 

 Attractive community setting with a flourishing tourism industry 

 Continued, steady fish processing and fishing industry 

 Close proximity to and availability of timber for log exporting 

2. Weaknesses 

 Deferred maintenance of the Port’s berthing and dock structures and lack of a funded 
maintenance reserve imperils the Port’s ability to continue operations 

 Lack of compliance with the State Intergovernmental Agreement, and thus ineligibility 
for State funding 

 Carryover lack of public trust due to previous management crises, lack of transparency, 
and credibility 

 Lack of sufficient Port revenue to support and implement critical infrastructure 
improvements, and for expansions such as more berthing space to accommodate the 
industry trend toward larger/longer cruise ships 

 Lack of sufficient revenue for required maintenance to support future Airport 
operations 

 Cost, potential contaminant liability and need for upland disposal of soils from dredging 

 Distance from a major population center for potential cargo distribution 

 Lack of significant upland space with adjacent transportation facilities and docks to 
support large cargo/container operations 

 No active rail connection to a major distribution center or deep-water pier facility 

 Small population and market base 

 Local industrial base with slow long-range growth projections 

 Limited water/sewer/electrical infrastructure to support industrial expansion 

3. Opportunities 

 Growing tourism industry in Astoria, Warrenton and South County 

 Increasing the size of docking space for cruise ships would bring in more berthing 
revenue to the Port, and more tourism revenue to Clatsop County 

 Developing the south end of the airport (install water, sewer, power infrastructure) for 
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future potential “shovel-ready” projects 

 Increasing the number of pads for Executive Hangars at the airport 

 Cooperating with the State, Clatsop County Emergency Management, US Coast Guard 
and Oregon National Guard at Camp Rilea for inclusion and participation in the Oregon 
Resiliency Plan.  May generate opportunities for new revenues and grants. 

 Exploring the concept of a business, educational and community services campus that 
would focus on the disciplines surrounding environmental studies, levee management, 
habitat restoration and emergency preparedness.  Potential partners include CREST, 
Clatsop CC Environmental Services, if wetlands are the predominant feature of the 
airport industrial park. 

 Partnering with communities for development of campground or water sports activities 
on Skipanon Peninsula 

 Creation of a wetlands mitigation bank for future development of Port properties.  
Credits could potentially benefit the Port. 

 Future development of the waterfront visitor industry properties:  Riverwalk Inn and 
Seafarer Restaurant 

 Development along waterfront from Seaman’s Memorial Park to Portway Avenue.  
Address parking, ingress/egress, new corridors, dining, parking, visitor amenities 

 Expansion of the west and east mooring basins to accommodate more slips 

4. Threats 

 Deterioration of existing facilities through deferred maintenance 

 Lack of sufficient Port staff to pursue important tenant management, marketing, 
public outreach, planning and operational support needs 

 Challenges matching up Port waterfront development with local community waterfront 
design and accessibility interests. 

 Financial challenges related to maintenance needs, prior commitments, and expanded 
operational expenses 

 Legal costs related to tenant, leasing issues, passing ship fees 

 Sea lions occupying and damaging east mooring basin piers 

 Dredging and wastewater environmental regulations 

B. Critical Issues 
The Port faces a number of critical issues in determining investment priorities.  Central to these 
issues are: 

1. Maintenance and Renovation of Port Infrastructure and Facilities.  Project costs to get the 
Port’s waterfront properties (piers and marinas) to maintainable condition are over $28 
million: 

Pier 1 (timber, piles) $865,000 

Pier 2 $5,345,000 

Pier 3 $225,000 

Gateway $90,000 

Boatyard $567,500 
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Dredging $1,095,000 

Waterfront West General Updating Costs $892,600 

East Basin $8,855,000 

West Basin $798,400 

Chinook Building $10,000 

Seafare Restaurant Building $150,000 

Airport $9,743,750 

Administration/Security $119,900 

Security $50,000 

Renovations Subtotal $28,807,150 

Annual maintenance costs once/if waterfront assets are in maintainable condition: 

Pier 1 (piles, asphalt, deck, substructure, bull rail, utilities) $250,000 

Pier 2 (warehouse, piles, deck, substructure, asphalt,utilities) $350,000 

Pier 3 (boatyard, piles, asphalt, uplands, floating dock) $125,000 

Gateway (asphalt, utilities) $100,000 

West Marina (includes dredging) $175,000 

East Marina (includes dredging) $150,000 

Center Waterfront Dredging $1,500,000 

Stormwater Maintenance $100,000 

Annual Maintenance Costs Subtotal $2,750,000 

 

2. Need to Increase and Stabilize Port Revenue.  Without additional revenue streams, the 
Port will continue the spiral of deferred maintenance and eventual loss of income-
producing resources.  While generation of revenue and job creation are priorities, the 
focus of the Port is on maintenance and improvement of neglected assets and the support 
of existing business lines and tenants. 

The Port is also facing several immediate challenges that will potentially have a significant 
fiscal impact on Port resources: 

 Department of Environmental Quality Administrative Order on Consent (AOC-4).  The 
Port will have a financial obligation to the Port’s attorneys for their legal representation 
once the 17-year dispute over contaminated soils between Piers 2 and 3 is resolved. 

 Pier 2 seawall erosion is causing the underlying support to deteriorate at an increasing 
rate, which will continue to accelerate the costs to repair.  Further delay will result in 
additional costs to the Port, and place in jeopardy seafood processing tenant 
operations. 

 Closure of the causeway 
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3. Need to Foster Public Trust.  The Port is addressing the financial and infrastructure issues, 
and prior management discord that has caused much of the public’s distrust.  However, 
fostering trust will take time.  The Strategic Business Plan Update provides the public with 
a means to understand and track the Port’s progress resolving its financial and 
infrastructure issues. 

4. Loss of Matching Grants for FAA-Funded Improvements at the Airport.  The Port has two 
primary sources for funding FAA and other infrastructure grant match requirements:  
ConnectOregon grants and Critical Oregon Airport Relief (COAR) grants.  ConnectOregon 
funding for airports and ports was not included in the Oregon Legislature’s 2017 
Transportation Bill.  The COAR program has less than $2 million annually for all of Oregon’s 
critical airports of which the Port of Astoria Regional Airport is one. 

C. Demand Analysis 
Over the next five years, the Port is expected to experience overall stability and moderate 
growth in its major industries.  

Log Exports 
If the US trade tariffs with China are resolved, 
China’s demand for logs is expected to 
remain stable for the next three to five years 
largely due to the logging ban it enacted in 
2013 which has created a deficit expected to 
last until between 2023 and 2027. 

However, sources of the logs are currently in 
question with the US—China trade tariffs 
significantly impacting US log exports. 

As China’s demand slows, demand for log 
exports may come from other developing 
nations.  

During the last two years, log exports out of the Port of Astoria has totaled 50 to 55 million 
board feet per year.  But the recent trade tariffs have effectively stopped the exports to China.  
In the interim, some logs may be shipped down the Oregon Coast for milling. 

In the long run, global demand for wood products is expected to be strong as the World Bank 
predicts that global timber demand will quadruple by 2050 driven by population growth and 
GDP growth driven by the developing world. 
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Seafood Processing 

Seafood processing will continue to be a 
strong and important industry at the Port of 
Astoria.  Astoria’s location and infrastructure if 
maintained could foster industry stability and 
growth. While it is inherently difficult to 
forecast landings, the industry will likely 
experience moderate growth in both 
harvested volume and value over the next five 
years.  

 

Given anecdotal evidence of Astoria’s local 
interest and tourist demand for seafood and 
consumer access to locally harvested seafood, infrastructure improvements at Port property 
that would support this type of development will likely experience strong demand.  Further, the 
City of Astoria has identified seafood processing as one of their five-year economic strategies 
which offers the Port the opportunity to partner locally to support expansion of the industry 
into new products and development.  

 

Cruise Ship Operations 

Since 2015, cruising demand has increased by 30 percent and is expected to increase by as much 
as 4.8 percent annually over the next five years. As discussed in other sections of this report, the 
industry is transitioning to fewer larger ships carrying more passengers per ship.  Assuming 
Astoria is able keep up with this transition by improving infrastructure to accommodate larger 
ships, Astoria is likely to remain an active port-of-call over the long term.  Over the next five 
years, growth in passenger counts are expected to increase by 5.9 percent translating to a local 
impact of $11.7 million in economic activity by 2022. 

 

Local Workforce Housing 

The City of Astoria has established significant need for workforce housing and is working on 
initiatives to determine where and how to increase its housing stock.  The Port could work with 
the City of Astoria to establish demand and development potential on Port properties. 
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D. District Needs 
The growth outlook for the Port’s primary industries is positive, however any growth poses 
critical challenges to local resources. The greatest local needs are family-wage jobs, workforce 
development strategy and resources, workforce housing and infrastructure improvement 
funding.  Given the demand for Port industries and products as well as the desirability of the 
local community, significant economic development potential exists.  A coordinated partnership 
and strategy is required to address challenges which threaten future opportunities: 

1. Obtaining funding and resources to rehabilitate and improve Port infrastructure and 
facility assets. 

2. Continuing to collaborate with Clatsop County and the district’s local communities on 
business development. 

3. Working with the City of Astoria to support workforce development and workforce 
housing efforts. 

4. Partnering with the City of Astoria on shared economic development strategies 
including expansion and sustainability of the seafood processing industry as well as 
supporting industries (e.g. boat building and repair, marine fabrication, etc.), maritime 
industry expansion.  Exploring opportunities to create wood product innovations to 
allow local industry flexibility and sustainability. 

E. Risk Analysis 
Log Exports 

While long term health of log exports is expected to remain stable, commodity markets are 
prone to short term shocks based on global economic circumstances, currency markets and 
trade markets.  Within the next five years, there is concern regarding a decrease in China’s 
demand for logs due to a slowing Chinese economy which may impact demand for softwood 
logs by as much as 18 percent.  There is also concern about the value of the dollar relative to the 
yuan, which has been declining.  This could shift exports to other markets for a period.  Lastly, 
there is the risk of an extended trade war between the U.S. and China.  It is unclear how trade 
disputes will unfold at this point as well as the extent to which wood products will be impacted.  
A ten-year horizon concern is China’s intent to reenter its wood production industry as its 
plantations mature.  It is likely that much of its production will meet domestic demand, thereby 
reducing demand for imports and it is also likely that China will enter the log export markets. 

Given the Port of Astoria significant exposure to any decrease in demand from China, long term 
strategies should include a consideration of alternate export markets as well as wood product 
innovation which would allow swift and flexible options to alternate between log exports and 
value-added wood production. 

 

Seafood Processing 

An immediate risk to the fishing and seafood processing industry is available workforce. The 
inability to find qualified candidates threatens short term growth but is a larger long-term 
problem of sustainability for the local community as employers more rapidly replace labor with 
automation.  Supporting the efforts of partners to foster education, innovation and research will 
allow the industry to meet short-term needs while also creating an educated workforce able to 
sustain and create employment opportunities. 
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Cruise Ship Industry 

Astoria is a natural and well-established port-of-call for the Alaska/Pacific Northwest cruise 
lines.  As discussed in other sections, future growth is projected to be stable if Astoria is able to 
improve existing infrastructure as cruise ships trend larger. 

 

Astoria—Warrenton Regional Airport 

Lektro, an international exporter of commercial airplane tugs, was sold in early 2019.  A major 
employer whose lease pays for the State of Oregon debt service on their building is no longer 
based in Astoria.  Should the new owners move the Lektro operation closer to their Midwest 
headquarters, the Port could be left with significant debt service with no source of repayment. 

 

Structural Issues at Pier 2 

Already weight-limited, the Pier 2 structural issues are of the highest priority, and threaten 
the future of the seafood processing on the dock.  (See Oregon Department of Transportation 
November 30, 2018 letter in the Appendix) 

 

Lack of Infrastructure Funding 

Rehabilitation of the Port’s aging infrastructure is currently estimated at $28 million, a sum 
outside the means of the Port. 
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VI. Goals and Objectives 

A. Management Goals 
1. Policies and Procedures 

In 2017, the Port updated its Policies and Procedures and Bylaws.  Goal is to update these 
based on the findings of this updated Plan and recommendations from the ad hoc Finance 
Committee, including documentation of the decisions (leases, budget adjustments, 
maintenance, capital, and contracted services expenditures.)  Annual reporting on the 
measurement of actual practices is recommended. 

2. Staffing 

Goal is to provide adequate Port staffing both in terms of the level and breadth of coverage, 
and in terms of experience required to operate and maintain the entirety of Port facilities 
and services. 

3. Staff and Board Development 

Goal is to have trained and experienced staff in-house.  Board development goal is to have 
an improved understanding of the Port’s finances and operational requirements and 
challenges. 

4. Emergency Management Procedures and Protocols 

Goal is to have a Continuity of Operations Plan/Updated Emergency Management Plan in 
place by the end of 2022. 

B. Financial Goals 
1. Property Management 

The Port owns large tracks of vacant or under-utilized property, much of it near or at the 
airport in Warrenton.  Most of this property is challenged due to either extremely high 
water tables or at elevations that are subject to the potential impacts of earthquakes (soil 
liquidification), tsunamis, storm surges, high wind events and inundation zones.  The Port 
continues to seek solutions that can mitigate the impacts that result from storms, 
earthquakes and subsequent tsunamis.  For example, the Port also owns substantial 
property holdings in these low-lying areas near the Skipanon River and some of these areas 
should be considered for the purposeful creation of wetlands to obtain Wetland Mitigation 
Credits.  With mitigation credits rapidly approaching $200,000 per acre for wetland 
mitigation credits, an evaluation of converting these “wetlands” to “Wetland Mitigation 
Credits” is a potential development opportunity.  These credits can be sold on the open 
market or they can be used for mitigation credits for future Port projects. 

Many, if not most of the Port’s leases are below market value.  Port staff continue to make 
concerted efforts towards rental adjustments to bring all leases up to current market 
conditions.  Additionally, the Port has made strides towards leasing available properties at 
current market rates.  The Port is the largest landowner on the river front in Astoria.  The 
Port will be evaluating the potential opportunities to sell under-performing properties and 
use proceeds from sales of these properties towards the repairs and replacement of 
necessary infrastructure on Port properties that can generate revenue. 

The Port’s new stormwater treatment facility completed in 2017, provides the needed 
stormwater system capacity.  The challenge is determining a fair and equitable approach to 
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paying for storm water treatment and providing a mechanism for annual reviews and 
updating. 

Property Management Goal is to maximize revenues. 

Action Plan 

− Review all Port leases to identify potential rental adjustments 

− Negotiate new leases at current market rates 

− Evaluate potential opportunities to sell underperforming assets 

2. Debt Management 

The Port’s currently maintains $15.9 million in debt on $31.9 million in land and net capital 
assets, approximately .5 debt to equity ratio.  A lower debt-to-asset ratio suggests a 
stronger financial structure, generally, a ratio of 0.4 (40 %) or lower is considered a good 
debt ratio.  Of the Port’s $15.9 million debt, Business Oregon holds approximately $8.5 
million in secured loans, or 53% of the Port’s total debt.  The State’s primary collateral is 
Piers 1 and 2 and the Lekto building at the Airport. 

 
Source:  Port of Astoria 

 

Notable considerations: 

• Given the State’s collateral interest in Piers 1 and 2, the condition and long-term 
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viability of the piers is of significant concern.  Repair and ongoing maintenance of Pier 2, 
to preserve not only the infrastructure, but the seafood processing jobs and revenue 
Port is critical to the State, the Port and the local community. 

• Negotiations with Business Oregon to secure the loans to build the Bornstein seafood 
processing facility and to rehabilitate the Lekto building at the Airport, established long-
term leases for the facilities.  Annual revenue for the Bornstein building matches the 
debt service to Business Oregon, with no additional revenue to the Port.  The Lekro 
lease is similar, with only $29,000 in lease payments over debt service, an amount that 
does not meet ongoing maintenance costs and an annual reserve for depreciation. 

• Lektro, an international exporter of commercial airplane tugs, was sold in early 2019.  A 
major employer whose lease pays for the State of Oregon debt service on their building 
is no longer based in Astoria.  Should the new owners move the Lektro operation closer 
to their Midwest headquarters, the Port could be left with significant debt service with 
no source of repayment. 

Debt Management Goal is to lower the Port’s debt to equity ratio. 

Action Plan 

− Manage the Port’s debt agreement with Business Oregon by prioritizing and 
implementing Pier 2 repairs in upcoming operating budgets (See 2019—2020 Port of 
Astoria Capital Projects in Appendix) 

− Develop a Pier 2 Rehabilitation Plan and funding proposal to Business Oregon 

3. Depreciation 

The Port books approximately $1.9 million in depreciation annually.  Annual revenues are 
not sufficient to cover operating expenditures (personnel and materials and services), debt 
and capital improvements, and set aside a reserve for depreciation. 

Depreciation Goal is to work toward funding the Port’s depreciation account. 

Action Plan 

− Evaluate where the Port can begin to establish depreciation reserves 

− As finances improve, establish a depreciation reserve account, documenting 
depreciation per Port asset 

4. Reserves 

Currently, the Port has less than three months reserve for operations.  Along the West 
Coast, the average in 2017 was 190 days.  (Six months is an industry best practice).  Natural 
disasters are part of the North Coast environment, from severe weather events to the 
Cascadia subduction.  Economic resiliency must be built into the Port’s management 
philosophy and operations. 

Goal is to work to increase the Port’s operating reserve over time. 

Action Plan 

− Identify and evaluate opportunities for increasing the Port’s operating reserves 
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C. Property and Infrastructure Goals  (Marine, Aviation, Industrial, Commercial, 

Recreational) 
1. Port of Astoria Regional Airport 

a. Airport Facilities 

▪ Background and Status—
The Port of Astoria 
Regional Airport provides 
nearly 400 jobs with 
payrolls of over $23 
million.  Tenant business 
activity results in over 
$75 million in sales and 
other outputs.  (See 
Airport Advisory 
Committee May 28, 2019 
Report in the Appendix)  

The Port has an 
obligation to maintain airport operational functionality for the entire coastal region 
from Southwest Washington to Tillamook.  In the event of a disaster, the airport 
may be the sole source of emergency supplies for recovery efforts. 

However, key issues face the Airport long term: 

✓ Airport buildings and infrastructure require significant attention. 

✓ Prior financial decision-making has resulted in total airport revenue not meeting 
airport operating expenses.  For example, agreements made with several 
tenants in the early 2000’s established lease rates that did not cover the Port’s 
buildings and infrastructure capital improvements. 

✓ The Port has the obligation to maintain airport operational functionality for the 
US Coast Guard Air Station without financial assistance from the Coast Guard. 

✓ Currently, non-capital operating revenue for the Airport is approximately 
$636,000 annually.  Annually, debt service of $393,000 and operating expense 
of approximately $342,000 totals $735,000, resulting in nearly a $100,000 net 
loss to the Port. 

✓ The City of Warrenton’s sanitary sewer system is experiencing a dramatically 
greater volume of water from the airport than the volume of water the City is 
delivering to the Airport.  This could indicate that groundwater is penetrating a 
failing conveyance system which is multiple decades old. 

✓ Loss of ConnectOregon grants means losing a resource for matching dollars for 
future Port FAA grants and projects such as Life Flight’s new facility.  Without 
funding for the required match, not only will it be difficult for the Port have 
competitive FAA grant applications, but over time, the Airport could lose FAA 
certification for continued operations.  Lack of airport capacity and services 
would be devastating to the Port’s Airport tenants, emergency response 
capabilities and the region.  
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▪ Goal—Increase Airport revenues to fully offset operating expenses and provide 
funding for long-term capital improvements. 

▪ Action Plan—Short- and long-term activities recommended by the Airport Advisory 
Committee include: 

✓ Follow through on immediate opportunities to increase hangar lease rates 

✓ Pursue more government fuel sales 

✓ Seek opportunities to bring in additional business development 

✓ Actively pursue new local and State funding partnerships 

✓ Evaluate the pros and cons to spinning off the Airport into an Airport Authority, 
as a separate governmental entity, separate from the Port of Astoria 

✓ Develop a temporary (5—10 years) container mini storage facility 
✓ Develop the east Skipanon Peninsula into a watersports camp/village 
✓ Develop a food cart pod on Port property between King St and Harbor Ave 
✓ Update the FAA Airport Master Plan and to the extent possible, integrate the 

Strategic Business Plan Goals and Activities into the Master Plan 

b. Airport Industrial Park 

▪ Background and Status—For multiple reasons 
related to its location, the 26-acre Airport 
Industrial Park will be a challenge to develop 
as a revenue-generating Port asset: 

✓ It is on a low-lying land with significant 
wetlands 

✓ It is in earthquake, tsunami and 
inundation zones 

✓ Its proximity to the Port of Astoria 
Regional Airport means that 
development must follow FAA guidelines 

✓ Within the Warrenton’s City limits, it 
must adhere to the City’s building codes 

▪ Goal—Make the Industrial Park a performing asset for the Port. 

▪ Action Plan 

✓ When a potential development opportunity is proposed, conduct thorough due 
diligence on the proposal to ensure the development meets the Port’s Strategic 
Business Plan 

✓ Determine the most feasible use of the property and follow through on 
development: 

✓ Undertake a thorough feasibility of the potential for development of the 
Industrial Park including wetland delineations, FAA and zoning constraints, 
associated development costs, and consistency with the Port’s Strategic 
Business Plan 

✓ Explore development options—public, private and non-profit sectors 
✓ Draft a business plan for Industrial Park development based on the outcomes of 

the feasibility study 
✓ Seek partners and funding for the planned development  
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2. Waterfront West  (Piers 1, 2 and 3, boatyard, and property west of Portway Street) 

▪ Background and 
Status—Waterfront 
West produces the most 
gross revenue (over $5 
million) and most net 
income (approximately 
$1.5 million) for the 
Port.  The Port’s log 
exporting, fish 
processing and cruise 
ship business activity 
have historically 
accounted for the 
majority of the 
Waterfront West 
revenue.  Seafood and 
cruise ships are forecast to continue to be economic drivers for the Port;   largely 
uncertain are revenues from log exports, which in the past have accounted for over 20% 
of the Port’s income. 

Waterfront West lodging properties’ future development potential has yet to be 
realized.  Lodging along the Columbia River is in high demand much of the year, and 
developers are taking an interest in Astoria as a tourism destination. 

The Port’s boatyard is currently an under-performing asset.  Because of its lack of a full-
service haul-out and boat repair facility, and inadequate space, demand has been 
limited.  Tongue Point, under its new ownership, is developing as a barge and tug 
building and repair hub.  Warrenton/Hammond Marina offers boat repair services 
locally.  Pier 3, current location for the Port’s boatyard, will have new space available as 
current leaseholders are moving, leaving the Pier available for expanded use. 

Biggest issue facing Waterfront West is deterioration of the piers 

▪ Goals—Improve the piers to full functionality and support waterfront tenants’ 
development efforts. 

▪ Action Plan—Planned strategic development action activities are both targeted and 
multi-faceted: 

✓ Work with existing tenants to determine their immediate and long-term 
development needs 

✓ Address Pier 2 rehabilitation work 

✓ Seek funding to finalize rehabilitation of Pier 2 

✓ Explore the feasibility, desirability and interest in expanding the Port’s boatyard 

✓ Develop a Master Plan (update the 2001 Central Waterfront Master Plan) for 
parking, vehicle safety, lighting, and traffic ingress and egress for tenants and 
visitors to Waterfront West including an evaluation of a Phase 1 Megler Bridge to 
Portway St Local Improvement District (LID).  A second phase in the future could be 
a LID from Portway St to Youngs Bay. 
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3. Waterfront East  (Mooring basins and property east of Portway Street) 

▪ Background and Status—
Public access is via a failing 
closed causeway, which has 
been estimated to require 
at least $4 million to repair 
(source:  ODOT). 

The East Mooring Basin is 
sized for approximately 
1,000 boat slips, but 
deferred dredging has 
meant that only a third of 
the basin’s capacity is deep 
enough for boat mooring.  
Currently, due to the causeway closure, only a handful of slips are being leased.  To 
build out the basin to its full capacity, including dredging and slip construction will 
require over $3 million.  Market for additional moorage would have to be explored to 
justify further development. 

A Master Plan is needed for the future development of this important and strategically 
located Port property in collaboration with the City of Astoria, affected Port tenants 
(primarily a limited number of vessel owners and operators who moor their vessels in 
the marina), adjoining neighbors and local community members and stakeholders. 

The East Mooring Basin has received Federal designation as an Opportunity Zone, which 
could help leverage private sector investment. 

▪ Goal—Make the East Mooring Basin a performing asset for the Port and the Astoria 
community 

▪ Action Plan—Develop a Master Plan to determine the feasibility of the most viable 
options for the East Mooring Basin’s future.  The investigative and visioning process 
should identify how to address: 

✓ Next two years:  Make repairs so boat ramp stays open, maintain parking 
availability, improve causeway to allow foot traffic 

✓ Appropriate property development and acceptable usages of the property 

✓ Repairs/Replacement of the causeway 

✓ Resolving conflicts due to the inundation of an ever-growing pinniped population,  

✓ Potential expansion of the Port’s boat ramp 

✓ Traffic flow and impacts of new development 

✓ Ingress, egress to the property 

✓ Parking, lighting and security 

✓ Increased quality of life experiences for the community and visitors 

✓ Quality amenities and services for visitors, residents and workers nearby the 
mooring basin 

✓ Preservation of view corridors and increased opportunities to enjoy the sights of the 
Columbia River 
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✓ Increasing the Port’s net revenue from the property as a result of prior and future 
investments 

✓ Potential for public—private partnerships 

4. Skipanon 

▪ Background and Status—The Port owns 200 acres along the west side of Harbor Drive.  
Because of the wetlands and diking constraints, the land may not be suitable for future 
commercial development.  One option to commercial development might be establishing 
the acreage as a “Mitigation Land Bank,” as wetland credits can be worth upwards of 
$175,000 per acre. 

▪ Strategic Objective:  Determine the highest and best use for the property 

▪ Action Plan:  Engage the public in identifying key priorities for the future of the Skipanon 
property.  As applicable, follow up with a comparative evaluation of the various 
development options: 

✓ Determine the feasibility of commercial development 

✓ Partnering with communities for development of campground or water sports activities 
on the peninsula 

✓ Determine the feasibility and ultimate value of purposely creating additional wetlands 
for estuarian habitat and the creation of Port-owned “Mitigation Land Bank.” 

✓ Evaluate the benefits to the Port and District to selling the property 

✓ Evaluate the costs/benefits to doing nothing with the property 
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Comparative Evaluation 

The following diagrams illustrate the evaluation of recommended projects in order to prioritize their 
implementation.  Each project’s local market and economic development potential is compared 
relative to its potential costs.  Opportunities with the best current market and economic 
development potential and lowest costs are identified as high priorities, while opportunities with 
less current potential benefit or higher costs are identified as lower priority efforts.  
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D. Infrastructure Goals 
1. Challenges 

Updating and maintenance are the major infrastructure challenges for the Port at this 
time.  All three piers require significant rehabilitation, waterfront and Airport buildings 
have long-standing maintenance issues.  Dredging is a multi-million dollar challenge for 
the Port:  Replacement of the Port’s aging dredge vs using a private contractor;  disposal 
of the dredge spoils as flow lane disposal could be further restricted or banned in the 
future.  Maintenance of the West Mooring basin is a perennial challenge.  The future of 
the East Mooring basin is uncertain.  New development at the Airport will require new 
water and sewer infrastructure, and the Skipanon property is completely unimproved. 
 

2. Infrastructure Objectives 

− Update the failing infrastructure to modern-day standards 

− Maintain infrastructure that is in good repair to preserve the longevity and useful life 

− Develop new infrastructure as new facilities are built out 

− Explore options for bringing fiber optic broadband access to Port properties. 
 

3. Action Plan 

− Develop and implement a Planned Maintenance System and Schedule (PMS) for the 
Port’s to maintain the Port’s infrastructure an equipment at safe and effective levels.  
Address maintenance personnel and equipment needs for all port properties, 
including the Airport 

− Develop a detailed and comprehensive plan for improvements and updates required 
to address neglected and deferred maintenance to bring infrastructure and port 
equipment up to a safe operational level 

E. Environmental Goals 
1. Environmental Challenges 

The Port’s environmental obligation is to ensure processes and procedures are in place for 
all tenants and Port facilities to prevent contaminants from entering the storm water 
system.  Challenges for the Port include: 

− Failing pier structures 

− Sea-bird fecal matter and fish particles getting into the storm water system 

− Longstanding AOC-4 contamination at Pier 2 

− Significant penetration of ground water in the City of Warrenton’s sanitary system at the 
Airport 

− Lack of a formal program educating tenants, latest storm water technology, and staff 
training on the Port’s storm water complexities.  If the Port expects its tenants to 
contribute toward the stormwater system improvements, tenants will need to 
participate in identifying how the system will benefit them. 
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2. Environmental Goals 

− Maintain compliance with all Department of Environmental Quality (DEQ) standards and 
regulations regarding storm water pollution management 

− Invest in equipment necessary to prevent contaminants from entering the Port’s storm 
water systems on all Port properties 

− Improve access to all storm water outfalls that are used for testing storm water samples 
 

3. Action Plan 

Central Waterfront and Piers 

− Continue to evaluate all Port pier structures and prioritize the repair and/or 
replacement of pier structures that are failing, with a focus on Piers 1 and 2 

− Work with our seafood processing customers to develop and implement procedures to 
eliminate the discharge of sea-bird fecal matter and fish particles into the Port’s storm-
water system.  Initially focusing on the building roofs to address these issues. 

− Educate customers on the location of drains and runoff conduits to prevent the 
discharge of contaminants into the Port’s storm system. 

− Bring to closure the permanent clean-up solutions for AOC-4 which has been a 17 year-
long process. 

− Invest in training for all staff to provide the proper education and tools to manage the 
Port’s storm-water systems. 

− Explore the latest technology available to help maintain and operate a successful storm-
water management system across all Port properties. 

Airport 

− Design and implement a new Storm Water Pollution and Prevention Plan for the Airport 

− Educate Airport customer and new tenants on the location of drains and runoff 
conduits to prevent the discharge of contaminants into the Port’s storm system. 

− Develop and implement a strategy that addresses the significant penetration of ground 
water into the City of Warrenton’s sanitary water system at the Airport 

F. Marketing Goals 
1. Background and Status 

Currently, the Port’s marketing efforts have been primarily through staff networking and 
business development outreach.  There has not been a specific Marketing Plan for the Port 
or individually for the Port properties.  In large part this is because there is limited Port 
property available for development:  Airport Industrial Park, vacant land at the south end of 
the Airport runway, and Skipanon.  However, there are opportunities for more 
systematically marketing the Port, port properties and supporting existing tenants business 
development activity. 

2. Goals 

− Improve public awareness of the Port and its activities and undertakings 

− Recruit/Support new business development for all Port properties 
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3. Action Plan 

Short-Term Activities: 

▪ Seafood business development/expansion 

▪ Airport business development/expansion 

▪ Tourism destination development along the central waterfront, lodging, 
restaurant(s), conference center, locally-based retail 

Longer-Term Activities 

▪ Conduct a cargo market study 

▪ Conduct an Airport Industrial Park feasibility study to determine the highest and 
best uses of the wetland-challenged property 

▪ Conduct an East Mooring Basin market study to examine highest and best use(s) of 
the basin, costs, market demand, and the most feasible development options 

▪ Complementary marketing of the Airport Industrial Park with the County’s North 
Coast Business Park (NCPB) 

▪ Airport development—new hangars 
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VII.  Facilities and Business Plan 

A. Five Year Capital Plan 
1. Port of Astoria Regional Airport—Airport Facilities 

Goal:  Increase Airport revenues to fully offset operating expenses and provide funding for 
long-term capital improvements 

Two-Year Activities: 
▪ Follow through on immediate opportunities to increase hangar lease rates 

▪ Pursue more government fuel sales 

▪ Seek opportunities to bring in additional business development 

▪ Actively pursue new local and State funding partnerships 

▪ Evaluate the pros and cons to spinning off the Airport into an Airport Authority, as a 
separate governmental entity, separate from the Port of Astoria 

▪ Develop a temporary (5—10 years) container mini storage facility 
▪ Develop the east Skipanon Peninsula into a watersports camp/village 
▪ Develop a food cart pod on Port property between King St and Harbor Ave 

2. Port of Astoria Regional Airport—Airport Industrial Park 

Goal:  Make the Industrial Park a performing asset for the Port 

Two-Year Activities: 

▪ When a potential development opportunity is proposed, conduct thorough due 
diligence on the proposal to ensure the development meets the Port’s Strategic 
Business Plan 

3. Waterfront West (Piers 1, 2 and 3, boatyard, and property west of Portway Street) 

Goals:  Improve the piers to full functionality and support waterfront tenants’ 
development efforts 

Two-Year Activities: 

▪ Work with existing tenants to determine their immediate and long-term development 
needs 

▪ Address Pier 2 rehabilitation work 

▪ Seek funding to finalize rehabilitation of Pier 2 

▪ Explore the feasibility, desirability and interest in expanding the Port’s boatyard 

4. Waterfront East (Mooring basis and property west of Portway Street) 

Goal:  Make the East Mooring Basin a performing asset for the Port and the Astoria 
community 

Two-Year Activities: 

▪ Make repairs so boat ramp stays open 

▪ Maintain parking availability 

▪ Improve causeway to allow foot traffic 
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5. Skipanon 

Goal:  Determine the highest and best use for the property 

Two-Year Activity: 

▪ Engage the public in identifying key priorities for the future of the property 

6. Infrastructure 

Goals:  Update failing infrastructure to modern-day standards.  Maintain infrastructure 
that is in good repair to preserve the longevity and useful life 

Two-Year Activity: 

▪ Develop and implement a Planned Maintenance System and Schedule (PMS) for the 
Port’s to maintain the Port’s infrastructure an equipment at safe and effective levels.  
Address maintenance personnel and equipment needs for all port properties, 
including the Airport. 

B. Management Plan 
1. Policies and Procedures 

Goal:  Update the Port’s Policies and Procedures and Bylaws 

Two-Year Activities: 

▪ Update and implement Financial Policies 

▪ Review and update as needed organizational processes and procedures 

2. Staffing 

Goal:  Provide adequate Port staffing both in terms of the level and breadth of coverage, 
and in terms of experience required to operate and maintain the entirety of Port facilities 
and services 

Two-Year Activities: 

▪ Evaluate organizational staffing, roles and responsibilities.  Implement organizational 
changes as needed 

▪ Evaluate the need for a Port Property Administrator to negotiate and manage Port 
leases and contracts 

3. Staff and Board Development 

Goal:  Have trained and experienced staff.  Board development goal is to have an 
improved understanding of the Port’s finances and operational requirements and 
challenges 

Two-Year Activities: 

▪ Establish a Standing Finance Committee 

▪ Conduct a full day Board Training Retreat 

4. Emergency Management Procedures and Protocols 

Goal:  Complete a Continuity of Operations Plan/Updated Emergency Management Plan 
by the end of 2022 

Two-Year Activities: 

▪ Research and outline needed Plan components 
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C. Financial Plan 
1. Property Management 

Goal:  Maximize revenues received from Port properties 

Two-Year Activities: 

▪ Review all Port leases to identify potential rental adjustments 

▪ Negotiate new leases at current market rates 

▪ Evaluate potential opportunities to see underperforming assets 

2. Debt Management 

Goal:  Lower the Port’s debt to equity ratio 

Two-Year Activities: 

▪ Manage the Port’s debt agreement with Business Oregon by prioritizing and 
implementing Pier 2 repairs in upcoming budgets (See 2019—2020 Port of Astoria 
Capital Projects in Appendix) 

▪ Develop a Pier 2 Rehabilitation Plan and funding proposal to Business Oregon 

3. Depreciation 

Goal:  Work toward funding the Port’s depreciation account 

Two Year Activities: 

▪ Evaluate where the Port can begin to establish depreciation reserves 

▪ As finances improve, fund a depreciation reserve account, documenting depreciation 
per Port asset 

4. Reserves 

Goal:  Increase the Port’s operating reserves over time 

Two-Year Activities: 

▪ Identify and evaluate opportunities for increasing the Port’s operating reserves 

D. Environmental Plan 
Goals: 

▪ Maintain compliance with all Department of Environmental Quality (DEQ) standards 
and regulations regarding storm water pollution management 

▪ Invest in equipment necessary to prevent contaminants from entering the Port’s 
storm water systems on all Port properties 

▪ Improve access to all storm water outfalls that are used for testing storm water 
samples 

Two Year Activities—Focus will be on the central waterfront and piers: 

▪ Continue to evaluate all Port pier structures and prioritize the repair and/or 
replacement of pier structures that are failing, with a focus on Piers 1 and 2 

▪ Work with our sefood processing customers to develop and implement procedures to 
eliminate the discharge of sea-bird fecal matter and fish particles into the Port’s 
storm-water system.  Initially focusing on the building roofs to address these issues. 

▪ Educate customers regarding proper management of storm-water systems to prevent 
the discharge of contaminants into the Port’s storm system. 

▪ Bring to closure the permanent clean-up solutions for AOC-4 which has been a 17 
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year-long process. 

▪ Invest in training for all staff to provide the proper education and tools to manage the 
Port’s storm-water systems. 

▪ Explore the latest technology available to help maintain and operate a successful 
storm-water management system across all Port properties. 

E. Marketing Plan 
Goals: 

▪ Improve public awareness of the Port and its activities and undertakings 

▪ Recruit/Support new business development for all Port properties 

Two Year Activities—Focus will be on the central waterfront and piers: 

▪ Support seafood business development and expansion 

▪ Support tourism destination development along the central waterfront, lodging, 
restaurant(s) conference center, locally-based retail 
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VIII. Attachments and Exhibits 
Summary of Preliminary Public Input 

Current Intergovernmental Agreement Between the Port of Astoria and Business Oregon’s 
Infrastructure Financing Authority 

Port of Astoria Ad hoc Finance Committee May 2019 Report 

ODOT November 30, 2018 Pier 2 Letter 
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Port of Astoria Strategic Business Plan Update 

Attachment A 

Public Input 

 

Given that the priorities of the Port of Astoria for 2019—2024 are on achieving financial stability and 
sustainability, and fostering community trust, interviews with stakeholders and key industry individuals 
focused on how the Port can achieve these key priorities.  The following summary reflects a cross 
section of individuals including Port staff and individuals knowledgeable about the Port, public officials, 
Port tenants and users, and Port district taxpayers.  Geographically, interviews were distributed 
throughout the district.  Summary comments from the interviews include: 

1. What do you see as the primary role of the Port in Clatsop County? 

• The Port is the County’s economic front.  The bow stem of the ship.  A maritime Port. 

• Economic development:  Jobs.  Responsibility to protect estuary.  Provide a healthy 
economy without trashing water or air. 

• Distribution and shipping.  Trade goods in and out.  Tourism, eg, cruise ships (ship passenger 
spending is beneficial to the local economies) 

• Fish processing cluster, log exporting, marinas, airport, greenway access to Columbia River. 

• Managing existing assets on the waterfront and at the airport. 

• Should be anything to do with transportation through or near Port facilities, business and/or 
recreational. 

• Port’s responsibility is to maintain jobs and create wealth for the district. 

2. What do you think it does best? 

• Has diversified over the years, eg, cruise ships (positive economic development), log 
exporting (significant revenue generator).  Eggs aren’t all in one basket. 

• Well-managed airport.  Advisory Committee is very well organized and well lead.  Seem to 
have their “ducks in order” and know what project funding to ask for. 

• Managing cruise ships.  Come in mostly during the tourism shoulder season so don’t add 
much traffic to the local community 

• Adding more hangars at the airport is good. 

• Fish processing, logs, marinas.  All are good for our business.  Keeping boats and jobs here is 
helps our business. 

• Airport:  Airplane traffic, receiving grants for renovations and upgrades. 

• Maintaining the face of Pier 1, dredging. 

• Very good maintenance people. 

3. What do you think it’s not doing very well? 

• Causeway.  Unfortunate to have it closed to the public. 

• Have a waiting list of over 100 at the moorage.  Need to make renovations to open up more 
slips. 

• Keeping the public informed, educated on what they do and are doing.  Engaging the 
business community so they can partner better and take advantage of business 
opportunities at the Port. 
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• Connecting with what the citizens of Astoria on what they want and have invested in 
regarding the Astoria waterfront:  Scale of development, entrepreneurs, local businesses, 
access to river. 

• Communicating on the value of the Port and what it brings to the community. 

• Matching revenues with needed infrastructure renovation and maintenance expenditures. 

4. What would you like to see it be doing in the next 5 years? 

• Get finances in order. 

• Revitalize Marine Advisory Committee.  Need a plan and how to get there. 

• Follow a strong economic development plan. 

• Foster a stronger relationship with the State. 

• Continue to bring in cruise ships. 

• Be thoughtful about what is developed along the waterfront. 

• Economic development that is appropriate to the river and to the land the Port owns. 

• Prioritize properties, offload those that are current and future liabilities to the Port. 

• Identify and focus on a limited number of priorities, inform the public on the priorities and 
keep the public informed on the progress meeting those priorities. 

• Develop a plan and stick to it. 

5. Opportunities for the Port? 

• Skipanon—Potential for a wetlands mitigation bank, but will need a feasibility study. 

• Development of the Airport Industrial Park. 

• Cold storage. 

• Public/Private partnership of the East Mooring Basin, if development is small scale, 
authentic, and has a historic feel. 

• Post-earthquake, potential for Port to serve as a hub for emergency supplies and services. 

• Increased commercial and private fishing, and fish processing. 

• Increased boat repair. 
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