
 

PLANNING COMMISSION 

Tuesday, March 08, 2022 at 7:00 PM 
HYBRID: Council Chambers & Zoom (details below) 

 

AGENDA 

7:00 P.M. CALL TO ORDER & FLAG SALUTE  

TOPICS FROM THE FLOOR (Not on Public Hearing Agenda): Limited to five minutes per topic  

CONSENT AGENDA 

A. Planning Commission Minutes Dated February 8, 2022 

PUBLIC HEARING AGENDA (times are earliest start time) 

B. 7:05 p.m. Variance at 434 S 2nd Street - Echternach  

C. 7:30 p.m. Planned Development (overlay zone) at property beyond the northern termini of 
N. 10th, N. 9th, and N. 8th Streets - North 8th Street, LLC 

D. 8:00 p.m. Subdivision, Preliminary Plat; Variance; and Sensitive Lands Permits (x3) at 
property beyond the northern termini of N. 10th, N. 9th, and N. 8th Streets - North 8th 
Street, LLC  

DISCUSSION ITEMS 

E. Proactive Planning Commission Discussion  

PLANNING DIRECTOR DECISIONS (previously e-mailed to the Commission) 

F. Site Design Review (minor) at 195 S 15th Street - Kuhn  

G. Sign Permit at 1421 Columbia Blvd - City of St. Helens (Columbia Pacific Food Bank) 

PLANNING DEPARTMENT ACTIVITY REPORT 

H. Planning Department Activity Report - February  

FOR YOUR INFORMATION ITEMS  

ADJOURNMENT 

NEXT REGULAR MEETING: April 12, 2022 

 

VIRTUAL MEETING DETAILS 

Join: https://us06web.zoom.us/j/83444514064?pwd=VVM0SE5DSGNGTlhBMXg1SU9jVmNzZz09 

Meeting ID: 834 4451 4064 

Passcode: 857592 

Dial by your location: +1 253 215 8782 US (Tacoma) 
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The St. Helens City Council Chambers are handicapped accessible. If you wish to participate or attend the 

meeting and need special accommodation, please contact City Hall at 503-397-6272 in advance of the meeting. 

Be a part of the vision…Get involved with your City…Volunteer for a City of St. Helens Board or Commission! 

For more information or for an application, stop by City Hall or call 503-366-8217. 
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PLANNING COMMISSION 

Tuesday, February 8, 2022, at 7:00 PM 
 

DRAFT MINUTES 
 

Members Present: Chair Cary 
Vice Chair Hubbard 
Commissioner Webster 
Commissioner Semling 
Commissioner Lawrence 
Commissioner Pugsley 
Commissioner Toschi 

  

Members Absent: None 
  

Staff Present: City Planner Graichen 
Associate Planner Dimsho 
Community Development Admin Assistant Sullivan 
Councilor Birkle 

  

Others: Austen Tanner 

 

CALL TO ORDER & FLAG SALUTE  

TOPICS FROM THE FLOOR (Not on Public Hearing Agenda): Limited to five minutes per topic  

There were no topics from the floor.  

CONSENT AGENDA 

A. Planning Commission Minutes Dated January 11, 2022 
 

Motion: Upon Commissioner Webster’s motion and Commissioner Toschi’s second, the Planning 
Commission unanimously approved the Draft Minutes dated January 11, 2022. [AYES: Vice Chair 
Hubbard, Commissioner Webster, Commissioner Semling, Commissioner Lawrence, Commissioner 
Pugsley, Commissioner Toschi; NAYS: None] 

PUBLIC HEARING AGENDA (times are earliest start time) 

B. 7:00 p.m. Site Design Review at 270 Strand Street – Columbia View Park 

City Planner Graichen presented the staff report dated February 1, 2022. He mentioned this was the 
old veneer property in the Riverfront District Mill Subdistrict. It has been a very important piece of land 
to the City’s industrial past. The City has been considering this piece of property for an expansion of 
downtown for a long time and were finally able to purchase the property in 2015. In 2016, the 
Waterfront Framework Plan was adopted in conjunction with the zone change.  

He said they were discussing the expansion of the Columbia View Park. He said currently it is about an 
acre and once expanded will be about 1.6 acres. He said the Framework Plan involved a subcommittee 
that included the Planning Commission. The adoption of the Framework Plan was critical because it laid 
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out the roadway connection of 1st Street and Plymouth Street, the public access along the waterfront, 
and other view corridors. The Framework Plan also specifically discusses the expansion of the park.  

He said a public park is a permitted use, so the expansion meets the “use requirements” of the zoning 
district. He said there would be a new stage included, but not part of this decision. It would be 
presented along with the architectural review of the Building Permit at a later date.  

 

He said there was an extension of Cowlitz Street proposed to create a roundabout and eight on-street 
parking spots onto the property.   

There was a discussion about the proposed roundabout and the parking provided. The Commission 
discussed if parking spots in the roundabout would be an issue for traffic and visually. Commissioner 
Toschi was not in favor of parking spaces being included in the roundabout. He had a significant 
concern about the traffic flow and pedestrian loading zones.  

There was a discussion about the playground and the new equipment and the shape of the area.  

Commissioner Pugsley asked why they were not reviewing this area for compliance with the 
Architectural Guidelines for the Riverfront District, but the stage was being reviewed as that. Graichen 
said it is because the park itself is not a designated landmark designated by our Comprehensive Plan. 
Also, any future building would be reviewed for compliance with the Architectural Guidelines. 
 

In Favor 

Tanner, Austen. Tanner was called to speak. He said he supported the idea of a roundabout. He said 
he has been to Seaside, Oregon where they have a similar roundabout and even though it was difficult 
to find parking there, the view and how beautiful it was, made it more likely that he wanted to stay 
and check it out. He felt that the roundabout proposed would offer that same appeal to visitors.  

Neutral 

No one spoke in neutral. 

In Opposition 

No one spoke in opposition. 

Rebuttal 

There was no rebuttal from the applicant.  

End of Oral Testimony 

There were no requests to continue the hearing or leave the record open.  

Close of Public Hearing & Record 

The applicant waived the opportunity to submit final written argument after the close of the record.  

Deliberations 

Commissioner Toschi said that further consideration should be given to the roundabout before a final 
decision was made, as he felt this area would be a statement for whole project. He had a concern this 
would become more of a traffic issue versus pedestrian friendly.  

There was more discussion about whether to consider parking in the roundabout. The Commission 
agreed that they would recommend not to include parking in the roundabout, but make it a loading 
zone only.  
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Motion: Upon Commissioner Pugsley’s motion and Commissioner Lawrence’s second, the Planning 
Commission unanimously approved the Site Design Review at Columbia View Park with the 
recommendation of a loading zone only in the roundabout, instead of parking. [Ayes: Vice Chair Hubbard, 
Commissioner Semling, Commissioner Webster, Commissioner Lawrence, Commissioner Toschi, 
Commissioner Pugsley; Nays: None] 
 

Motion: Upon Commissioner Webster’s motion and Commissioner Lawrence’s second, the Planning 

Commission unanimously approved the Chair to sign the Findings when prepared. [Ayes: Vice Chair 
Hubbard, Commissioner Semling, Commissioner Webster, Commissioner Lawrence, Commissioner 
Toschi, Commissioner Pugsley; Nays: None] 

C. 7:20 p.m. Conditional Use Permit at 1370 Columbia Blvd – Tanner  

 

Graichen presented the staff report dated February 1, 2022. He showed on the map where the 
property was located. He said it was an unusual property surrounded on three sides by developed 
streets. He mentioned the applicant had already established a small-scale coffee roasting business and 
would like to legally establish a dwelling unit in the back portion of the building.  
 

Graichen said when this area was established as the Houlton Business District, it was a concern of the 
Planning Commission at the time that the commercial area would become all residential. At the time, 
they decided  not to allow dwellings on the ground floor at all. With this rule, it created a bunch of non-
conforming single-family dwellings which created a risk that one day, they could lose their non-
conformity. More recently, the rule was modified to allow dwellings on the ground floor.  A dwelling 
unit on the same level as commercial space is considered a Conditional Use, which is on the ground 
floor in this case and requires a Conditional Use Permit to be allowed.  
 

He mentioned off-street parking was not an issue as the building was dependent on on-street parking. 
He also said there was not a lot of room to put a street tree because of overhead power and did not 
recommend it to be mandatory. He talked about the buffering and screening already in place on the 
property. He said the exterior door of the dwelling unit had to have screening, but fencing was not 
allowed in the right-of-way, but trees and landscaping were allowed.  
 

There were some questions about the type of dwelling being proposed and the standards applied to 
the space.  

Tanner, Austen. Applicant. Tanner was called to speak. He said the general idea of the space was 
to provide a spot for the person roasting coffee to have a place to live. He said there was already a 
living space inside and there was not a whole lot of work to do to prepare it. He wanted to bring it up 
to date and make it a legal use for the district it was in.  He said the coffee roasting use is not open to 
the public.   

There was a small discussion about the exterior of the building and how it will look when finished.  

 

In Favor 

No one spoke in favor. 

Neutral 

No one spoke in neutral. 

In Opposition 

No one spoke in opposition. 

Rebuttal 
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There was no rebuttal from the applicant.  

End of Oral Testimony 

There were no requests to continue the hearing or leave the record open.  

Close of Public Hearing & Record 

The applicant waived the opportunity to submit final written argument after the close of the record.  

Deliberations 

The Commission discussed whether a tree was needed. They agreed that it would be a difficult area to 
add an additional tree in the location proposed.  

Commissioner Pugsley mentioned the applicant has a reputation for beautiful properties and had full 
confidence he would make this building the same. She also said she is the biggest critic of redeveloping 
the commercial areas into residential uses, but she felt it was within the spirit historically of the 
Houlton Business District area to have a residential unit in this location, so she was in full support. She 
also said since he operates the business, he has a vested interest in the property to keep it up to a 
certain standard.  

Commissioner Toschi expressed concern with the area allowing a residential unit in a commercial 
district. He was concerned at what type of tenancy could or would be allowed in the building. He said 
there were several things lacking as far as a residence was concerned.  He questioned whether it was 
appropriate to allow a residential unit in such a prominent building for the district. He worried about 
unsightly outdoor storage which he has seen happens at other residential units in the Houlton Business 
District. 

 

Motion: Upon Commissioner Pugsley’s motion and Commissioner Webster’s second, the Planning 
Commission approved the Conditional Use Permit without the condition of a street tree. [Ayes: Vice Chair 
Hubbard, Commissioner Semling, Commissioner Webster, Commissioner Lawrence, Commissioner 
Pugsley; Nays: Commissioner Toschi] 
 

Motion: Upon Commissioner Semling’s motion and Commissioner Lawrence’s second, the Planning 
Commission unanimously approved the Chair to sign the findings. [Ayes: Vice Chair Hubbard, 
Commissioner Semling, Commissioner Webster, Commissioner Lawrence, Commissioner Toschi, 
Commissioner Pugsley; Nays: None] 
 

DISCUSSION ITEMS 

D. The Historic Landmarks Commission – Guardians of The Plaza 

Graichen presented the memo that was included in the packet. He discussed that there were official 
Historic Resources in the Comprehensive Plan. He said normally they are buildings, but they can be 
sites, objects and sometimes districts. He said the Courthouse Plaza was one of those sites. He said 
anytime there is a Designated Landmark and there is a proposed alteration, it is supposed to come 
before the Historic Landmarks Commission. He discussed examples of what might constitute an 
“alteration.” 

He showed the Commission the temporary signs that were placed in The Plaza. He said the footprint 
was very small, but they have a 12-foot tall visual impact. He asked the Commission if they thought 
they were considered an alteration. The Commission agreed that they were.  

There was a discussion about what or where these should be placed. The Commission also discussed if 
any signage there would be appropriate.  
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Motion: Upon Commissioner Lawrence’s motion and Commissioner Toschi’s second, the Planning 

Commission unanimously concluded that these sign structures constitute an alteration. [AYES: Vice Chair 
Hubbard, Commissioner Webster, Commissioner Pugsley, Commissioner Lawrence, Commissioner 
Toschi, Commissioner Semling; Nays: None] 

E. Strategic Plan/Department Goals Overview  

Graichen presented the Planning Department Strategic Goals that he had shared with the City Council. 
He talked about all the items that the Planning Department was working on and the hierarchy of 
priorities. He explained all the items from the last six months and how much time it involves. He shared 
that the typical threshold for a staff planner is every 5,000 population. We are approaching 15,000 
people in St. Helens. 
 

He shared the list of projects and their timeline for the department with the Commission. He said there 
would be some items that would interest them as well as the Historic Landmarks Commission.  He 
talked about creating the Iventory of Historic Resources List, which is a list of potential Historic 
Landmarks He also discussed this secondary list and the connection to possible grants or grant 
programs that could help with the restoration of the community.  
 

Commissioner Toschi expressed concern about the Planning Commission needing more resources. He 
said the list was long and that he wanted to know when another planner would be added to the 
Planning Department. Councilor Birkle mentioned that raising these issues with the Budget Committee 
and the City Council would be the appropriate place to discuss this request. Councilor Birkle said 
several departments were requesting more staff, so it was being weighed based on needs and desires 
of the citizens and safety of the community.  
 

Chair Cary acknowledged how busy and hard the Planning Department has been working and he 
mentioned that he has seen the number of hours put in by both parties.  

PLANNING DIRECTOR DECISIONS (previously e-mailed to the Commission) 

F. Lot Line Adjustment at 59315 Forest Trail Circle/34739 Sykes Road - Elegant 

PLANNING DEPARTMENT ACTIVITY REPORT 

I. Planning Department Activity Report – January 

Graichen discussed the possible increase to System Development Charges (SDCs) and shared the 
possible changes in the mix. He showed the differences in SDCs between our City and other 
comparable cities.   

FOR YOUR INFORMATION ITEMS 

Commissioner Toschi shared that he felt that more meetings between the Planning Commission was 
necessary and part of their power and duties as a Commission.  

The Commission was split in their agreement on if it was necessary to hold additional meetings and 
whether they wanted to commit to attending them, if they were held. There was a discussion on what 
was considered needed, but nothing conclusive  There was a discussion about talking about proactive 
options as an agenda item on next month’s meeting.  

ADJOURNMENT 
There being no further business before the Planning Commission, the meeting was adjourned 10:08 
p.m. 

 
Respectfully submitted, 
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Christina Sullivan 
Community Development Administrative Assistant   
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CITY OF ST. HELENS PLANNING DEPARTMENT ACTIVITY REPORT 
 
 To:  City Council  Date: Feb. 22, ‘22 
 From: Jacob A. Graichen, AICP, City Planner 
 cc:  Planning Commission 
 
 
 
 
PLANNING ADMINISTRATION—PREAPPLICATIONS MEETINGS 
 
Attended a Columbia County pre-application meeting for a proposal for the old Bing’s 
Restaurant property on the corner of Millard Road and US30 to eliminate the restaurant use and 
add an RV service component with parts sales, including a new building.  The property is outside 
of city limits but within St. Helens’ Urban Growth Area. 
 
Attended a Columbia County pre-application meeting for a proposal to expand the 
Ford/Chrysler/Dodge/Jeep/Ram dealership expansion along US30.  The property is outside of 
city limits but within St. Helens’ Urban Growth Area.  
 
Conducted a pre-application meeting for a potential subdivision (between 40 – 50 lots) of 
property (Comstock property) currently subject to annexation review between Pittsburg Road, 
Sykes Road, Mountain View Drive, and Barr Avenue.  I anticipate this being the second 
residential subdivision for St. Helens this year. 
 
PLANNING ADMINISTRATION—MISC. 
 
St. Helens is required to become a Designated Management Agency (DMA) per the updated 
(2019) Willamette River Basin Mercury Total Maximum Daily Loads originating in 2006.  St. 
Helens is on the northly reaches of this area.  The key issue are high levels of mercury in the 
Willamette (via Multnomah Channel).  This will result in additional reporting, code amendment, 
updated practices, pre and post development requirements and such in the coming months/years.  
Largely a burden of the Engineering Department, the Planning Department is anticipated to help 
with code amendments, and to support review and implementation of land development. 
 
Kavanagh (or Kavanaugh) Ave v. Street.  Assessor records for some streets are inconsistent.  
Kavanagh Avenue is one of those.  It is called street sometimes and is spelled with a “u” other 
times.  Spent some time this month discussing this with Columbia 9-1-1 (who initiated the 
dialogue), the County Public Works Department (county road) and Columbia County Land 
Development Services (who assigned addresses in the county) on this.  Ultimately, county sent a 
letter out and it does not change the one address the city has assigned along Kavanagh Ave.  
 
 
DEVELOPMENT CODE ENFORCEMENT 
 
The issue at 264 N. Columbia River Highway should finally be resolved.  This was first reported 
in the July 2021 department report and the last entry should be this month.  Tennent moved to 

This report does not indicate all current planning activities over the past report period.  These are tasks, processing and administration of the Development Code 
which are a weekly if not daily responsibility.  The Planning Commission agenda, available on the City’s website, is a good indicator of current planning 
activities.  The number of building permits issued is another good indicator as many require Development Code review prior to Building Official review. 
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the “back half” of the 1771 Columbia Boulevard as anticipated.  Auto/RV and food truck repair 
is already permitted there. 
 
As noted in the December 2021 report,  ACSP / Ogrotech (the occupant / owner) of the parcel 
divided from the St. Helens Industrial Business Park site has a number of sheds subject to local 
permitting requirements.  Staff has had productive dialogue, but has not received the updated 
information yet. 
 
Another day, another dollar.  And when you work for a city, another group of neighbors not quite 
getting along.  In this case a driveway/private property dispute on S. 10 Street right off Old 
Portland Road.  Code enforcement has been involved off and on and I got a bit involved this 
month regarding no-trespassing signage.  I suspect the issue will resolve itself and this will not 
need any more attention. 
 
 
PLANNING COMMISSION (& acting HISTORIC LANDMARKS COMMISSION) 
 
February 8, 2022 meeting (outcome): The Commission approved a Conditional Use Permit for a 
dwelling unit on the same level as a non-residential use at 1370 Columbia Boulevard (the old and 
now former Soot Busters business).  The Commission also approved the expansion of Columbia 
View Park. 
 
Staff gave a brief presentation of the strategic plan and intended planning department goals. 
 
As the Historic Landmarks Commission, they considered if some tourism related additions for 
sponsorship signage constituted an “alteration” as it relates to the city’s historic preservation 
rules.  The Commission felt that is did.   
 
Staff discussed this with the Council at the February 16, 2022 work session and, though already 
removed, the Council seemed to agree.  Note that the bolts holding these features were cut-
grinded rather than simple unscrewed, reinforcing the argument that the features were not 
temporary 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Left: The Plaza as viewed from S. 1st Street before the Planning Commission discussed the metal business 
sponsor sign features on either side that they determined constitutes and “alteration.” Right: Those features 
were removed shortly after. 
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March 8, 2022 meeting (upcoming): The Commission have a few public hearings scheduled.  
One is for a setback variance for a property along S. 2nd Street for a deck overlooking the cliff 
abutting the Riverfront District expansion area (i.e., the veneer mill property).  The second is for 
a Planned Development overlay zone for property at the end of N 8th and 9th Streets, north of 
Deer Island Road.  The third is for the same property but for a subdivision preliminary plat and 
related files for a 66-lot development. 
 
There will also be an agenda item for discussion about the Commission being proactive.  
 
 
GEOGRAPHIC INFORMATION SYSTEMS (GIS) 
 
Quarterly data updates this month. 
 
Our renewed data efforts progress.  On Feb. 11, GeoTerra collected the LIDAR.  Here is the 
flight path: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
ASSOCIATE PLANNER—In addition to routine tasks, the Associate Planner has been working on: 
See attached. 
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From: Jennifer Dimsho
To: Jacob Graichen
Subject: February Planning Department Report
Date: Friday, February 18, 2022 8:52:20 AM

Here are my additions to the February Planning Department Report.
GRANTS

1. OPRD  - Local Government Grant – Campbell Park Improvements - 6-month grant
extension granted for the COVID-19 related delay of court surfacing materials. New
deadline is April 2022. Concrete pad poured. Waiting on dry weather for PW to finish
grading of stormwater area (plants ordered and pick up, soil delivered). Courts are
complete. Conducted final walk through to confirm punchlist items completed on 2/18.
PW to stripe parking lot.

2. CDBG- Columbia Pacific Food Bank Project – JH Kelly continuing $1.6 million construction
bid. Working through 4 deferred submittals. Will need to submit a final budget
amendment to state for all change orders. 6-month time extension approved. New
completion is 6/30.

3. Safe Routes to School - Columbia Blvd. Sidewalk Project – Construction timeline
provided by David Evans, who is working through design/engineering process. Worked
through change to schedule to allow an additional year for bidding the project to allow
the County to replace a culvert which collapsed in 2020 during a heavy rainstorm. County
IGA and contract amendment to add culvert in scope was approved in December. New
schedule has bidding of the project and construction in 2022. Responded to media inquiry
about this project.

4. Business Oregon – Infrastructure Finance Authority – Application for a low-interest loan
to fund streets, utilities, and a portion of the Riverwalk Project on the Riverfront property.
Contract documents have been sent to legal counsel. Legal reviewed anticipated by 2/22
to get contacts before Council in March.

5. Certified Local Government – Historic Preservation Grant Program – Notice to proceed
from SHPO received on 11/1. Council advised staff to reduce project costs at their 1/5
Council meeting. Contract approved at 1/19 Council for just roof parapet work (no cornice
work) for 24k. Slated for March to begin work.

6. Technical Assistance Grant with the Oregon State Marine Board - To assist with design
and permitting of an in-water facility at Grey Cliffs Park. A more detailed contract with be
drafted for review and approval by Council for the assistance. Meeting on 12/22 with
OSMB discussed design options for the non-motorized launch and fishing pier. Next steps
will be to take options to the public for feedback, select a preferred alternative, and begin
final design, and permitting process.

7. Portland Garden Club/Nob Hill Nature Park Grant Application – Assisted/edited
application for Friends of Nob Hill Nature Park to the Portland Garden club for native
plants and supplies.

8. Columbia Arts Guild – Provided letter of support from the City for their application for a
“Columbia River Renaissance through Art” project. They would like to align an art show
with a grand opening of Riverwalk Phase I.

PROJECTS & MISC
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9. Riverwalk Project (OPRD Grants x2) – Working on local Columbia View Park expansion
permitting to assist with funding park improvements (SDC eligibility). Council approved
concept. PC approved Site Development Review for park expansion. Additional design
with Mayer Reed to re-design playground area approved by Council on 1/19. Kickoff held,
and follow-up meeting held on 2/11 to discuss preliminary playground design.

10. Riverfront Streets/Utilities Design/Engineering – 90 percent plan set received - 205
pages of materials to review! Reviewed and provided comments to OTAK. OTAK working
on revisions. Held follow-up meetings on aspects of design (pump station, intersection

treatments). Kickoff with Kittelson to revise and edit St. Helens/1st Street intersection
which was at a 90 percent design. Design to be altered to match OTAK design. Started
organizing a Joint PC/CC meeting to discuss 90 percent streets/utilities project update.

11. St. Helens Industrial Business Park (SHIBP) Public Infrastructure Design– Work Order 1
approved - 30 % design for Phase I infrastructure & permitting/grading work for Phase II.

Held 2nd stakeholder meeting on 2/17 to discuss utility and transportation needs for
Phase I infrastructure. Follow-up meeting with PGE to coordinate new substation
footprint and location scheduled for 3/14.

12. Millard Road City-Owned RFP - Council directed staff to work through possible sale terms
with Atkins & Dame. Assisting John with next steps of negotiation.

13. Riverfront Redevelopment RFQ – On City Council agenda 2/16 for approval. Approved by
Council. RFQ went public on 2/18 and will close on 4/1. More to come!

14. US Census Annual Boundary & Annexation Survey (BAS) 2022 – Reviewed annexations
that occurred and finalized throughout 2021 and compiled new boundary to send to US
Census by deadline of March 1.

15. US 30/Marshall Street Closure – Property owners initiated road closure for safety
reasons. ODOT provided approved permit and authorized work. They will reimburse City
for closure with a fire access/PW access only gate. Pre-construction visit with contractor
scheduled for 2/22. Gate has been fabricated and is ready for install.

Jenny Dimsho, AICP
Associate Planner / Community Development Project Manager
City of St. Helens
(503) 366-8207
Please note new email address: jdimsho@sthelensoregon.gov
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