
 

PLANNING COMMISSION 

Tuesday, February 13, 2024 at 6:00 PM 
HYBRID: Council Chambers & Zoom (details below) 

 

AGENDA 

6:00 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 January 9, 2024 

PUBLIC HEARING AGENDA (times are earliest start time) 

B. 6:05 p.m. Variance at 1170 Columbia Blvd - Hubbard  

DISCUSSION ITEMS 

C. Planning Commission Interview Committee Recommendation  

D. Historic Resource Review HRR.1.22 Plan Revisions 

E. 2024 Development Code Amendments Continued  

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

F. Temporary Use Permit at 175 Bowling Alley Lane - CCPOD, LLC 

G. Partition & Lot Line Adjustment at 80 S 21st Street - Vintage Friends, LLC 

PLANNING DEPARTMENT ACTIVITY REPORT 

H. Planning Department Activity Report - January  

PROACTIVE ITEMS 

I. Architectural Standards  

J. Vacant Storefronts 

FOR YOUR INFORMATION ITEMS  

ADJOURNMENT 

NEXT REGULAR MEETING:  March 12, 2024 

VIRTUAL MEETING DETAILS 
 

 
 
 

Join: 
https://us06web.zoom.us/j/82440203612?pwd=R44bjgrJFv7qIAVGj8PTdIla0Raw4E.1 
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Planning Commission  Agenda February 13, 2024 

 

 

Meeting ID: 824 4020 3612 

Passcode: 840963 

Dial by your location: +1 253 215 8782 US (Tacoma) 

 

 

 
 

The meeting location is accessible to persons with disabilities. A request for an interpreter for the hearing 

impaired or for other accommodations for persons with disabilities should be made at least 48 hours before the 
meeting to City Hall at 503-397-6272. 

Be a part of the vision and get involved…volunteer for a City Board or Commission! For more information or for 
an application, go to www.sthelensoregon.gov or call 503-366-8217. 
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PLANNING COMMISSION 

Tuesday, January 9, 2023, at 6:00 PM 
 

DRAFT MINUTES 
 

Members Present: Chair Dan Cary 
Vice Chair Jennifer Shoemaker 
Commissioner Russ Low 
Commissioner David Rosengard 
Commissioner Charles Castner 
  

Members Absent: Commissioner Ginny Carlson 
City Councilor Mark Gunderson 

  

Staff Present: City Planner Jacob Graichen 
Associate Planner Jenny Dimsho 
Community Development Admin Assistant Christina Sullivan 

Others: Brady Preheim 
 

CALL TO ORDER & FLAG SALUTE  

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

Preheim, Brady. Preheim was called to speak. He expressed objection to Commissioner Rosengard 
and Commissioner Castner being on the Commission. He said they would have a hard time recruiting 
new individuals, because of the respect lost for having these commissioners on the board. He said he 
was pleased to see the vacant storefronts on the agenda.. He also discussed that he would like to see 
the Planning Commission work on a solution for the plaza.  

CONSENT AGENDA 

A. Planning Commission Minutes Dated December 12, 2023 
 

Motion: Upon Vice Chair Shoemaker’s motion and Commissioner Rosengard’s second, the Planning 

Commission unanimously approved the Draft Minutes dated December 12, 2023. [AYES: Vice Chair 
Shoemaker, Commissioner Rosengard, Commissioner Low, Commissioner Castner; NAYS: None] 

B. Joint Planning Commission / City Council Minutes Dated December 13, 2023 
 

Motion: Upon Vice Chair Shoemaker’s motion and Commissioner Rosengard’s second, the Planning 
Commission unanimously approved the Draft Minutes dated December 13, 2023. [AYES: Vice Chair 
Shoemaker, Commissioner Rosengard, Commissioner Low, Commissioner Castner; NAYS: None] 

DISCUSSION ITEMS  

C. 2023 Year End Summary 

City Planner Jacob Graichen mentioned shared some of the differences between the years. He said it 
seemed from 2018 to 2022 there was a very busy and almost burnout year for the Planning 
Department and how many applications and decisions they were making. He also said there is a 
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significant uptick in Architectural Review which means there is activity in the Riverfront District which is 
good. He also said there was one Columbia County referral this year.  

D. 2024 Development Code Amendments 

Graichen started the discussion with the Commission on the amendments with the idea of discussing 
items they could share at the City Council and Planning Commission Joint meeting.  

He shared how he and Associate Planner Jenny Dimsho went to a legal workshop and there was a 
discussion on validity periods. He said validity periods are when a land use decision is made, and you 
have so long to act on the decision. If you do nothing, the validity dies. He said it varies depending on 
the type of decision. He said this discussion was to see if there were any adjustments needed.  

Dimsho shared a table that explained the validity periods. She shared that each decision has a default 
period, a time extension period, and then a total validity period. She said some of the decisions can be 
phased. She mentioned the validity periods were all over the place in timelines and there was no 
reason for this. She said it makes it more complicated when trying to track the projects. She shared 
some different cities validity period timelines that have similar populations as ours.  

Commissioner Rosengard suggested that if you were to make all the validity periods one year each and 
then made the time extensions available an unlimited use, there might be different total values, but at 
least they would all be the same amount of time from the start.  

There was a discussion on making the time extensions the same amount as the original validity period 
for ease of use for both the Planning Department and applicants.  

Graichen turned the discussion to residential development. He shared the definition of a dwelling unit 
and advised that the current code allows for anywhere that a single-family dwelling is allowed a duplex 
is allowed. He said some of the regulations associated with this set the stage for cottage clusters. 
Cottage cluster development is one property with multiple single-family dwellings on it. Currently the 
multi-family term refers to three or more units on a property, but those units must be within a building 
that itself has three or more units. He mentioned in the draft code text the suggestion would be to 
change the language to say that it did not matter if the units were detached or attached. The 
difference between would just be the number of units on the property. This would allow more 
flexibility.  

Vice Chair Shoemaker asked about the regulations or suggestions on the size of the buildings that 
would be allowed on the property for cottage clusters. Graichen said the minimum size would be driven 
by the Building Code. He also mentioned all the parking requirements, yard design, and setbacks would 
still apply as well. The size of the structures would be based on meeting all those requirements.  

The Commission agreed that cottage clusters were a great addition to the code amendments.  

Graichen shared a table for the long-term residential uses by zoning district. He shared some different 
options on the types of units allowed in different zones.  

There was a discussion on the proposed changes to the table. Graichen discussed the residential unit 
allowed on the same level in non-residential zone. He said in some zones it is specified whether it is 
allowed or not, but some zones are silent about it. He specifically mentioned the Highway Commercial 
zone. He said the zone currently is silent on how many residential units are allowed, but he suggested 
that maybe there should be a more formal regulation on this, as to avoid a lot of residence in these 
commercial areasThe Commission agreed that two residential units  is an appropriate cap for the 
Highway Commercial zone.  

Graichen moved the discussion to Single Room Occupancies (SROs), and he said it is now moved into a 
category of its own (in State law) and so they cannot deny those types of residences. An SRO is 
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composed of sleeping units with some shared amenity like cooking or sanitation as opposed to a 
dwelling units which is all inclusive in its living amenities. He said if the zone allows detached single-
family dwellings, they will also have to allow an SRO with up to six units in it (by definition an SRO has 
at least 4 units). He did mention the statute does not require them to treat SROs the same as single 
family dwellings, so they could create more guidelines around them, especially around parking.  

Graichen discussed building conversions that are sometimes allowed by state law for a conversion of a 
building that is not in an industrial zone to a residence. He said they cannot impose a Conditional Use 
Permit, a zone change,  and there are parking requirement limitations. He said there is not much more 
they can do with them other than live with it. But he said they adopted a resolution in December to 
address the system development charge component of the law. He also mentioned there was some 
code around allowing affordable housing and building conversions in religious buildings. He said it was 
more restrictive.  

There was a small discussion about using historical buildings as a building conversion for housing.  

Graichen said there would be more discussion as the text progresses and the Commission would see 
more on the changes proposed for Code Amendments.  

E. Chair and Vice Chair Selection  

Vice Chair Shoemaker said she signed on to be in this role to help but did not want to be Chair. She 
said she travels and did not feel comfortable committing to the role of Chair. She was willing to stay in 
Vice Chair though if no one else wanted to.  

Chair Dan Cary said he was okay with staying in the position of Chair.  
 

Motion: Upon Commissioner Rosengard’s motion and Vice Chair Shoemaker’s second, the Planning 
Commission unanimously approved that Chair Dan Cary should remain Chair. [AYES: Vice Chair 
Shoemaker, Commissioner Rosengard, Commissioner Low, Commissioner Castner; NAYS: None] 
 

Motion: Upon Commissioner Rosengard’s motion and Commissioner Low’s second, the Planning 
Commission unanimously approved that Vice Chair Jennifer Shoemaker should remain Vice Chair. [AYES: 
Vice Chair Shoemaker, Commissioner Rosengard, Commissioner Low, Commissioner Castner; NAYS: 
None] 

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

F. Partition at 535 S Columbia River Hwy – Nikhel Chand 
G. Sign Permit at 58551 Kavanagh Ave – Deer Meadow RV Park  
H. Site Design Review (Minor) at 230/240 Strand Street – SOLARC Architecture 
I. Home Occupation at 335 S 19th Street – Amy Nevitt  

There was no discussion on the Planning Director Decisions.  

PLANNING DEPARTMENT ACTIVITY REPORT 

J. Planning Department Activity Report – December  

There was no discussion on the Planning Department Activity Report.  

PROACTIVE ITEMS 

K. Architectural Standards 

There was no discussion on Architectural Standards.  

L. Vacant Storefronts 

5

Item A.



Planning Commission  DRAFT Minutes January 9, 2024 

 

Planning Commission DRAFT Minutes – 01/09/24       Page 4 of 4 

Vice Chair Shoemaker shared that she felt very optimistic about the conversation that took place at the 
joint meeting with the City Council. She said she was encouraged that the MainStreet Program might 
get involved. She said she did speak with the Erin Salisbury, the president of the St Helens Mainstreet 
Alliance board. They were interested in helping. She also asked about forming a community committee 
around creating policy around the subject of vacant storefronts. She said she wanted to move forward 
with having an ADHOC committee. Dimsho said there would need to be some questions asked of staff 
and Council before they could move forward with forming it.  

Graichen asked if they could discuss it at the March joint meeting, and both Vice Chair Shoemaker and 
Commissioner Charles Castner said they would like to see it happen as soon as possible. Graichen said 
if they would like to be on the City Council Agenda to discuss it beforehand, it could get the dialogue 
moving forward. Vice Chair Shoemaker said she would be willing to do that.  

There was a discussion about having Mainstreet come to the next meeting to help do a presentation 
for the Council.  
 

FOR YOUR INFORMATION ITEMS 

Dimsho shared the revised site plan for the Columbia View Park project. She shared that when they 
went to bid, they came in over budget by $2 million. They went back and looked at the project and 
removed items that were not grant funded. She said they were trying to minimize costs by not 
changing the riverwalk with all the structural calcs, but there may be some areas that shrink or have 
some flexible space for future improvements when funding is available.  

Chair Cary asked about if the funding came about in the future for these other projects if there was still 
room for them in this revised design. Dimsho said yes, they were careful to leave space for those items 
without much change to the design.  

ADJOURNMENT 

There being no further business before the Planning Commission, the meeting was adjourned at 8:05 
p.m. 

 

Respectfully submitted, 
 
Christina Sullivan 
Community Development Administrative Assistant   
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 CITY OF ST. HELENS PLANNING DEPARTMENT 

 M E M O R A N D U M 
 

TO: Planning Commission 
FROM: Jacob A. Graichen, AICP, City Planner 
RE: 2024 Development Code Amendments Workshop for February 2024 meeting 
DATE: February 1, 2024 
 

 
This is a continuation of the discussion from last month’s meeting. 
 
For this second work session we want to discuss and attain feedback on the following items: 
 
1. Validity period specific to Planned Development Overlay zones. 

 
Between at least 1978 till the latter 1990s, Planned Developments were approved by Conditional Use 
Permits.  Since around 1999 they are approved by establishing an overlay zone which allows the Planned 
Development provisions to be applied, though it does not mandate such.  With the overlay zone, a 
development proposal unitizing the advantages of the Planned Development provisions may (but may 
not) be proposed. 
 
Per SHMC 17.148.020(6) Planned Development Overlay zones are to be identified on the city’s official 
zoning map.  Further, per SHMC 17.148.030(1), the planned development overlay zone does not expire. 
 
Though the overlay zone is usually utilized, we have at least a couple examples where it has not.  This is 
messy and the basis for granting such can change.  As such, staff proposes a 10-year period to use an 
overlay zone or it becomes void and removed from the zoning map (question for PC). 
 
This could apply to all or just new ones (question for PC). 
 
At the meeting we can point out some that have not been used to help contemplate this matter. 
 

2. Fence height.   
 
Current rules allow for a fence not exceeding 4 feet in height in front yards except along front yards 
adjacent to arterial streets.  Other sides may be up to 6 feet, including front yards along arterial streets.  
See SHMC 17.72.090.  See attached street classification map. 
 
Fences higher than prescribed require a Variance for residential use but can be greater than the normal 
maximum as a condition of approval to mitigate against a potential adverse issue for non-residential uses.  
The catalyst of this discussion is the residential application. 
 
Staff proposes to increase the maximum 6 height to 7 feet (question for PC).  This is based on years of 
fence inquiries, stories of neighbors not getting along (and not wanting to see each other), a common 
practice of have a foot of lattice atop a fence, and that the building code applies once its more than 7 feet. 
 
Also note that barbed wire is possible but only atop a 6’ fence (SHMC 8.12.120). 
 
In the US population about 14.5 percent of men and 1% of woman are six feet or taller.  Not common 
but also not “unicorn rare” either.  This is a possible consideration. 

 
3. Residential use on the first floor of buildings in the Riverfront District – Plaza zone.  Currently 

residential use is not allowed on the first floor of this zone, which the core of the Riverfront District 
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downtown area.  At January’s meeting, the Commission was receptive to allowing residential use behind 
non-residential.  Because regulations pertaining to residential use needs to be clear and objective per State 
law, we need to define “behind” as well as some other things. 

 
To start the discussion, staff proposes the following (many questions for PC): 
 

• No dwelling unit or residential occupancy within 20 feet of the following streets and shall be 
behind a non-residential use in the same building at least 20 feet, with no portion of the 
residential occupancy abutting the wall(s) facing said streets.    

o S. 1st Street 
o The Strand  
o Right of way around the courthouse plaza 
o Any other streets like St. Helens? 

• Restricted to one dwelling unit. 
• Dwelling unit/residential occupancy shall not exceed 25% of the floor area of the first floor. 
• Dwelling must be integral to the non-residential occupancy and shall not be a separate unit for 

rent/lease by a different tenant or owner of the associated non-residential occupancy. 
 

This does create an avenue of possibility but also challenge.  The least complicating thing to do would be 
to maintain the no residential use on ground floor. 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Attached:  Street classification map 
  Riverfront District, Plaza Subdistrict zoning area map 
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CITY OF ST. HELENS PLANNING DEPARTMENT ACTIVITY REPORT 
 
 To:  City Council  Date: Jan. 30, 2024 
 From: Jacob A. Graichen, AICP, City Planner 
 cc:  Planning Commission 
 
 
 
 
ASSOCIATE PLANNER/PROJECT MANAGER—In addition to routine tasks, the Associate 
Planner/Community Development Project Manager has been working on: See attached. 
 
 
PLANNING ADMINISTRATION—PREAPPLICATIONS MEETINGS 
 
Potential new buyer of the old food bank building on Milton Way is serious about it for their 
needs but inquired with us during their due diligence period.  Not a pre-app per se, but somewhat 
comparable time spent to help and zoning, use and permitting questions. 
 
Also has an inquiry meeting about a potential new condominium project close to the Riverfront 
District. 
 
 
PLANNING ADMINISTRATION—MISC. 
 
Conducted public improvements inspection for the Broadleaf Arbor apartments (i.e., new 
apartment complex on Gable Road) with Engineering and Public Works staff in the early part of 
the month.  Public improvements for the site include two storm water mains within the site and 
the Gable Road improvements. 
 
Conducted last Planning Department inspections towards the end of the month for the Broadleaf 
Arbor apartments, as they look to occupy the last building (Building A, the site’s biggest and 
most visible along Gable Road).  Aside from processing a sign permit, this ends the permitting 
effort as it pertains to the Planning Department, which started 2019.  Moreover, when I first 
started with the city in 2007, my predecessor noted this was property to watch and I think there 
was a recent pre-application meeting or something from that era.  In any case, since 2007, there 
was no serious interest for the property (as for as I know) until Community Development 
Partners discovered it for the apartment project, now nearly complete. 
 
In December, we had what I thought was going to be a routine renewal of a temporary use permit 
for a food cart pod, which doesn’t take much time.  Upon initial inspection, staff observed a 
wood-framed structure that requires building permitting and was not included on the original 
Temporary Use Permit.  Investigating that led to discovery of unpermitted “connections” of the 
food service units to the sanitary system with wastewater on the ground around the clean outs the 
hoses were “connected” to.  Such connections require plumbing permits and grease interceptor 
considerations.  This resulted in examining the subject property more closely than past renewals 
and several other compliance problems observed.  It also resulted in staff observing the other 
sites with food trucks and the “connection” to the sanitary system is a problem for all areas, 

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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though, the subject property is the only one with wastewater spillage and has the highest number 
of food service units.  So, this turned into a much bigger issue. 
 
Budget efforts for FY ’25 continue.  Estimated year end FY ’24 and FY ’25 estimates provided 
to Finance. 
 
Deadline for Planning Commission request for applications for a vacancy and probably 2nd 
vacancy ended this month.  We received a couple applications, and the Planning Commission 
interview committee will meet with, hopefully, a recommendation to the Planning Commission 
at their February 13th meeting.  Appointment of selected member(s) at the February 21st Council 
regular session is anticipated. 
 
Portland State University’s Population Research Center has released its latest certified 
population estimates.  Based on this, St. Helens has breached 15K and the percentage of growth 
was 3.5%, which is a big % compared to the last several years. 
 
 July 1, ’22 July 1, ’23 % increase 
St. Helens city 14,506 15,009 3.5% 
 
Conducted what should be the last inspection of the new Burger King site this month and 
everything is done for Planning Dept. purposes.  Engineering is ok too.  Still some loose ends 
with the Building Department. 
 
Continue to work on this year’s batch of Development Code amendments.  With increased 
development and zoning inquiries now that January is nearly behind us, it seems the time 
available for this is waning. 
 
 
DEVELOPMENT CODE ENFORCEMENT 
 
CRPUD has a drilling contractor doing work in the Grey Cliffs area in the north side of town 
who has been parking their trucks on private property.  A neighbor started to complain last 
month, which ultimately led to the property owner (who lives out of state) informing the city and 
CRPUD that they did not grant permission for this.  This was a potential zoning conflict but has 
been resolved. 
 
 
PLANNING COMMISSION (& acting HISTORIC LANDMARKS COMMISSION) 
 
January 9, 2024 meeting (outcome): The Commission review the annual year end summary, 
selected the chair and vice chair for 2024, and discussed some of the Development Code 
amendments proposed by staff.  There was also some notable discussion about forming an ad hoc 
committee for the vacant storefront issue, which was discussed at the last City Council/Planning 
Commission joint meeting. 
 
February 13, 2024 meeting (upcoming): The Commission will have a public hearing for a 
Variance related to window and walking path placement for a proposed development under 
construction along Columbia Boulevard in the Houlton area.  Staff also plans to vet 
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Development Code amendments again, continuing from last month.  The Commission will 
probably discuss the recommendations of the Planning Commission Interview Committee. 
 
As the Historic Landmarks Commission, they will probably have an item related to Columbia 
County’s John Gumm school renovation project for county offices. 
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From: Jennifer Dimsho
To: Jacob Graichen
Subject: January Planning Department Report
Date: Monday, January 22, 2024 9:06:40 AM
Attachments: image001.png

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

1. Safe Routes to School - Columbia Blvd. Sidewalk & County Culvert Project – Site
walkthrough held with ODOT and final walkthrough with TFT. Submitted final
reimbursement request/project closeout form to ODOT. Received project closeout
approval and final reimbursement is on the way!

2. Business Oregon – Infrastructure Finance Authority – Low-interest loan for Streets &
Utilities Project and Riverwalk improvements. Working with finance and URA revenue
projection consultant to support additional funding for undergrounding work. Provided
updates to loan officer.

3. Riverwalk Project (OPRD Grants x2) – Project bidding closed on 9/19. All bids came back
around $5 million, which is higher than we had budgeted and estimated. Working on
value engineering efforts to reduce project costs rebid the project and to ensure full
utilization of grant funding. Presented reduced/revised site plan to Parks & Trails
Commission, Council, and Planning Commission. Planning to bid the project in February.
Final CDs will be received on 2/2.

4. Community Development Block Grant (CDBG) – $2.5 million grant award to fund
design/engineering/permitting for the City’s Sanitary Sewer Improvement Project which 3
sanitary sewer basins identified as deficient in the adopted Wastewater Master Plan.
Engineering working on contract with Consor. Provided 2 rounds of comments on
proposed scope of work.

5. CLG Historic Preservation Grant Program – SHPO Certified Local Government Program.
Received our contract for 17k. State approved work plan. Executed contract with property
owners.

6. DLCD Technical Assistance Program – Request successful for 60k! Will fund a new
Economic Opportunities Analysis (EOA)! Worked with DLCD on finalizing our grant
contract which Council authorized on 12/20. ECONW contract, scope of work, and terms
of compensation on 1/24 Council agenda.

7. SHPO Veterans Memorial Grant Program - 33k award for an expansion at McCormick
Park Veterans Memorial. Project includes 7 branch of service monuments and
corresponding flags. Project is almost complete! VFW working to get the correct flag
hardware. Submitted and received final reimbursement to close out grant project!

8. ODOT Community Paths Program - Received 300k to study a trail route refinement
project (30% design) from St. Helens to Scappoose. Award is $300k, with a match of
around 42k split between Scappoose, the County, and us. ODOT has said contracts would
come in December, but still no contract. We will keep working on statement of work with
ODOT and eventually invite Scappoose and the County to provide comments. Met with 2-
3 consultants interested in the project.

9. Travel Oregon Grant Program – Received 100k grant to fund ADA component of the
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Riverwalk Project! Thanks to Columbia Economic Team and our Regional Destination
Marketing Organization for providing support.

10. ODOT TGM Program – Assisting Engineering Dept with Transportation Systems Plan.
Statement of Work submitted to ODOT for final review and consultant solicitation. ODOT
says it could be ~6-9 months before we see movement on this project.

PROJECTS & MISC

11. Riverfront Streets/Utilities Project – Attending weekly check-ins. Pump station just
missing generator. Bluff trail construction is moving along. Tualatin staircase/bluff
trailhead under construction. Landscaping and irrigation near south water quality swale

underway. Undergrounding at 1st Street and St. Helens Street design nearly complete.
Emergency procurement will begin soon.

12. 2023/2024 Code Amendments – Working with Jacob on a large batch of code
amendments, which has included research and compilation for other communities on
various topics. Specifically researched land use decision durations and drafted new
proposed amendments during this reporting period.

13. Safety Committee – My service of 1 year on the Safety Committee ends on 1/25! Handing
off the City Hall/Court representative to our alternate position Jamie Edwards.

Jenny Dimsho, AICP | Community Development Project Manager
City of St. Helens | Planning Department
265 Strand Street, St. Helens, OR 97051 | www.sthelensoregon.gov
P: (503) 366-8207 | jdimsho@sthelensoreon.gov
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