
 

PLANNING COMMISSION 

Tuesday, May 09, 2023 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 April 11, 2023 

PUBLIC HEARING AGENDA (times are earliest start time) 

B. 6:05 p.m. Variance and Minor Modification Site Development Review at 373 S Columbia 
River Hwy - 1771ColumbiaBlvd, LLC  

C. 6:30 p.m. Appeal of Sensitive Lands Permit SL.2.23 at N. 15th Street - Infinity 
Investments-Puget Sound, LLC  

DISCUSSION ITEMS 

D. CUP.2.23, et. al., condition of approval 2.a.G 

E. Semi-Annual Planning Department Report 

F. Planning Commission Annual Report to Council  

G. Refine HB 3115 Recommendation  

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

H. Sign Permit (x6) at 405 N Columbia River Hwy - Sign Craft (Burger King) 

I. Sign Permit at 115 N Columbia River Hwy - ES&A Sign & Awning  

J. Sign Permit at 420 Columbia Boulevard - St. Helens Liquor Store  

K. Sign Permit at 373 S Columbia River Hwy - Aman & Kulwinder, LLC (Skinny's) 

L. Temporary Use Permit at 2225 Gable Road - Shyla Kniffin (St. Hellions Grill) 

M. Site Development Review (Minor) at 71 Cowlitz Street - The Klondike Tavern  

N. Site Development Review at SW Corner of the Wyeth Street/US30 Intersection - Odom 
(Dairy Queen) 

PLANNING DEPARTMENT ACTIVITY REPORT 

O. Planning Department Activity Report - April  

PROACTIVE ITEMS 

P. Architectural Standards 

Q. New Proactive Items Proposals  
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Planning Commission  Agenda May 09, 2023 

 

 

FOR YOUR INFORMATION ITEMS  

ADJOURNMENT 

NEXT REGULAR MEETING: June 13, 2023 

 

VIRTUAL MEETING DETAILS 

Join: 
https://us06web.zoom.us/j/85298667999?pwd=UUFvYVRsazFpV3JkQytIK1hmdDJjUT09 

Meeting ID: 852 9866 7999 

Passcode: 822835 

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, April 11, 2023, at 6:00 PM 
 

DRAFT MINUTES 
 

Members Present: Chair Steve Toschi 
Vice Chair Dan Cary 
Commissioner Jennifer Pugsley 
Commissioner Russ Hubbard 
Commissioner Charles Castner 
Commissioner Ginny Carlson  
Commissioner Russ Low 

  

Members Absent: None 

  

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

  

Others: Brady Preheim  
Tina Curry 
Toni Loveland 
Robert Loveland 
Holcombe Waller 
Erin Salisbury 
 

 

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 said that he watched the Special Session for the 
Planning Commission and that he liked some of the things they discussed. He still shared that he did 
not agree with the choice of making Steve Toschi the Chair of the Commission. He also suggested the 
Chair resign. He also said he would like to see more people on the committee for House Bill 3115 who 
were informed on homelessness and could help with the code development.   

CONSENT AGENDA 

A. Planning Commission Minutes Dated March 21, 2023 
 

Motion: Upon Commissioner Carlson’s motion and Commissioner Low’s second, the Planning 
Commission unanimously approved the Draft Minutes dated March 21, 2023. Vice Chair Cary abstained 
due to his absence from this meeting. [AYES: Commissioner Carlson, Commissioner Castner, 
Commissioner Hubbard, Commissioner Pugsley, Commissioner Low; NAYS: None] 

B. Planning Commission Special Retreat Minutes Dated March 22, 2023 
 

Motion: Upon Commissioner Low’s motion and Commissioner Carlson’s second, the Planning 
Commission unanimously approved the Planning Commission Special Retreat Minutes dated March 22, 
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2023. Vice Chair Cary abstained due to his absence from that meeting. [AYES: Commissioner Carlson, 
Commissioner Pugsley, Commissioner Hubbard, Commissioner Pugsley, Commissioner Low; NAYS: None] 

PUBLIC HEARING AGENDA (times are earliest start time) 

C. 6:00 p.m. Annexation at 35046 Maple Street – May  

Chair Steve Toschi opened the Public Hearing at 6:10 p.m. There were no ex-parte contacts, conflicts 
of interests, or bias in this matter.  

Associate Planner Jenny Dimsho introduced the proposal as presented in the staff report dated April 4, 
2023. 

She showed that the property was currently on McNulty Water. She said in April 2022, the property had 
a failed septic and applied for a consent to annex to connect to sewer. They have since connected to 
City Sewer and staff recommended approval despite the conveyance issues that the City had with their 
sewer system. She mentioned the City had a four-year plan to fix the conveyance issues and the 
property was already developed with a detached single-family dwelling. She mentioned that, if in the 
future, they decided to partition the property, the Commission could require a fee to connect another 
dwelling to the City sewer if it was necessary. Dimsho also said the property is encumbered by 
floodplain, making it more difficult to divide. 

She said there were two options for zoning in this area to be considered for annexation. She said one 
was Moderate Residential (R7) and the other was Suburban Residential (R10). She said there was a 
subdivision zoned R7 to the north of the property.  

Chair Toschi asked if any conditions could be added to keep the property owners from partitioning the 
property until the sewer system was corrected. Dimsho said this type of condition would be challenged. 
Commissioner Low said that if the property owner decided to subdivide or partition, by the time they 
were ready to develop and connect to the system, it would be corrected.  
 

In Favor 

No one spoke in favor of the application. 

Neutral 

No one spoke as neutral testimony. 

In Opposition 

No one spoke in opposition of the application. 

End of Oral Testimony 

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

Close of Public Hearing & Record 

Deliberations 

Vice Chair Cary mentioned there was a pattern of lower density zoning near the outside of the City and 
in the inner parts have a denser zoning. City Planner Jacob Graichen mentioned there were other 
properties that they had recommended the R10 zoning based on this same.. Commissioner Pugsley 
agreed with this theory for choosing the zoning recommendation of R10 as well.   
 

Motion: Upon Commissioner Low’s motion and Commissioner Carlson’s second, the Planning 
Commission unanimously recommended approval to City Council for Annexation with the 
recommendation that the property be zoned R10. [AYES: Vice Chair Cary, Commissioner Pugsley, 
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Commissioner Hubbard, Commissioner Carlson, Commissioner Low, Commissioner Castner; NAYS: 
None] 

D. 6:15 p.m. Annexation at 35082 Maple Street - Jenkins  

Chair Toschi opened the Public Hearing at 6:31 p.m. There were no ex-parte contacts, conflicts of 
interests, or bias in this matter.  

Associate Planner Dimsho introduced the proposal as presented in the staff report dated April 4, 2023. 

She mentioned this property was directly adjacent to the property they just looked at. She said this 
applicant also filed this annexation to connect to sewer. She said the lot currently has a detached 
single-family dwelling and there is a new single-family dwelling being built on the same property. She 
said the permit is through the County. The County told them they would have to be connected to City 
sewer instead of septic.  

She shared that almost half of the property is covered encumbered by flood plain. She said this makes 
it very difficult for development or more structures to be added, which means that risk of additional 
connections to sewer would be minimal.  
 

In Favor 

No one spoke in favor of the application. 

Neutral 

No one spoke as neutral testimony. 

In Opposition 

No one spoke in opposition of the application. 

End of Oral Testimony 

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

Close of Public Hearing & Record 

Deliberations 
Since the recommendation for the adjacent property was R10 zoning, Dimsho said it makes sense for 
the Commission to recommend this property also be R10 zoning. 
 

Motion: Upon Commissioner Carlson’s motion and Commissioner Castner’s second, the Planning 
Commission unanimously recommended approval to City Council for Annexation with the 
recommendation that the property be zoned R10. [AYES: Vice Chair Cary, Commissioner Pugsley, 
Commissioner Hubbard, Commissioner Carlson, Commissioner Low, Commissioner Castner; NAYS: 
None] 

E. 6:30 p.m. Annexation at 58927 Firlok Park Street  

Chair Toschi opened the Public Hearing at 6:42 p.m. There were no ex-parte contacts, conflicts of 
interests, or bias in this matter.  

Associate Planner Dimsho introduced the proposal as presented in the staff report dated April 4, 2023. 

She shared this applicant wanted to annex into the City for connection to the sewer in the future and 
they also wanted to use our development rules.  

She shared this property was small and there was already a detached single-family dwelling and two 
accessory structures on the property as well.  It is currently served by a septic, but in the future, there 
will is a public sewer line that would be easily accessible to the property.  
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She mentioned this property was designated Unincorporated Multi-family Residential in the 
Comprehensive Plan and currently and abuts Apartment Residential on both sides.. She said when 
annexed, the only option for zoning would be Apartment Residential.   

She said the property would not likely be developed any further because of the home and structures 
already on the property. She also mentioned that even though it did not have flood plain 
considerations, it did have upland protection zone considerations.  

Loveland, Toni. Applicant. Loveland was called to speak. She said that her and her brother had just 
recently purchased the home and they hoped to hook up to the City sewer system eventually, as the 
septic system on the site was failing. She also said they considered building a smaller home on the 
property with a bathroom as well, so there would be a total of two bathrooms on the property..   

Loveland, Robert. Applicant. Loveland was called to speak. He said they had no plans to split it up 
or add more other than a small 800 square-foot dwelling unit. 
 

In Favor 

No one spoke in favor of the application. 

Neutral 

No one spoke as neutral testimony. 

In Opposition 

No one spoke in opposition of the application. 

End of Oral Testimony 

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

Close of Public Hearing & Record 

Deliberations 

There was a small discussion about what could be developed on the property with the Apartment 
Residential zoning.   
 

Motion: Upon Commissioner Carlson’s motion and Vice Chair Cary’s second, the Planning Commission 
unanimously recommended approval of the Annexation to City Council. [AYES: Vice Chair Cary, 
Commissioner Pugsley, Commissioner Hubbard, Commissioner Carlson, Commissioner Low, 
Commissioner Castner; NAYS: None] 

DISCUSSION ITEMS  

F. Architectural Review for 71 Cowlitz Street (The Klondike Tavern) 

Associate Planner Dimsho presented the staff report. She shared the applicant was looking to do some 
structural, exterior modifications. They want to create a 682 square-foot porch addition, and then have 
a basement addition under it for storage. They said this will also allow them to do some foundational 
work to the footings of the building to stop the building from settling.  

She also mentioned they would add an ADA lift and plan to tuck it behind the existing vestibule to 
make it less visible from the main street. She also shared a few additions of new doors.  

There was a small discussion about the stairs to be included and access to the outdoor patio. There 
was also a small discussion about the railing, and it being enclosed.  
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Commissioner Carlson asked if the outdoor exterior would follow the historic siding recommendations 
and guidelines. The applicant said yes, they did plan to stay consistent with the way the building 
looked now.  

Commissioner Pugsley said she liked the applicants’ use of the turned posts. 

The applicant also shared that the goal was to create more seating and space for customers, while 
giving more access and ease of service to the patio space.  

There was a discussion about how they would shade the patio and recommendations on what to use.  

There was also a discussion on the funding and how the proposed work would be funded. The 
applicant mentioned they received a Main Street Revitalization Grant for this project. They have a time 
frame to get this project finished. With the grant money, the project has to meet all the state 
restoration guidelines as well.  

The Planning Commission agreed this was a great addition to the building and property and liked the 
ideas proposed by the applicant. 
 

Motion: Upon Commissioner Castner’s motion and Commissioner’s second, the Planning Commission 
unanimously recommended approval as recommended by Staff. [AYES: Vice Chair Cary, Commissioner 
Pugsley, Commissioner Hubbard, Commissioner Carlson, Commissioner Low, Commissioner Castner; 
NAYS: None] 

G. HB 3115 Recommendations to Council 

Graichen presented the report that shared the different categories and the recommendations given by 
the Planning Commission Sub-committee and the recommendations from the staff and City Attorney.  
He highlighted the differences between the different recommendations.  

He shared there was a variety of meetings to come to this consensus and now the Commission needs 
to recommend options to the City Council for legislation to be adopted. 

The Commission went through each piece of the findings that were made in the report.  

Chair Toschi shared his research on the area and the issues we have with homelessness. He talked 
about the different individuals that he interviewed to help the sub-committee come to the results they 
did for the proposal presented.  

There was a discussion about the Finding and Purpose of this proposed law and the Commission 
agreed they should keep the words “dignity and respect” out of the description.  

There was a discussion about the different places where camping, lying, and sleeping should not be 
allowed. There was also a discussion about the amount of feet or yardage that should be kept between 
a person camping and the areas they are not allowed to.  

Commissioner Castner also mentioned that he felt it important to have some findings because the 
statute requires there be an objective and reasonable approach. The findings are what we are basing 
our ordinances on. We did not just pick these rules out of thin air.  

There was a discussion on the police services to be rendered in these specific cases of camping and 
lying. Chair Toschi said the police needed to have a place to send these individuals to temporarily 
sleep, keep warm, and dry. Graichen asked if this was more of a performance measure or a finding?  
Chair Toschi said the police were already handling these situations this way, so he felt it needed to be 
in the ordinance, but that it did not matter where it was listed.  

Chair Toschi shared the definitions of “established campsite.” He also wanted to highlight the 
differences between the regular campsite and an "established campsite.”  There was also a discussion 
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on how long individuals can stay in one space and the appropriate documents and notifications to 
remove them humanely. Commissioner Carlson expressed concern about those individuals that may 
already have documents that show they are in the process of securing shelter and are working with the 
local Community Action Team. She did not feel it was humane to make them pack up and move if they 
were actively working on finding shelter. Chair Toschi said this would be up to law enforcement 
discretion.  

Commissioner Castner also suggested that they consider a hybrid model.He said there should be a 
designation of where individuals can and cannot camp. He felt this took away the confusion of the 
ordinance and would make the law less objectionable.  Vice Chary Cary said he agreed with some of 
these guidelines, but wanted to be sure that if locations were designated, they were places that a 
person experiencing homelessness would be able to easily access services. Chair Toschi advised that 
the City is not responsible for providing services to any of the individuals who are of sound mind and 
capable of taking care of themselves. Councilor Gundersen did mention that some of the places they 
were considering for places to camp are located near services that would benefit those experiencing 
homelessness.  

There was a discussion about the time frame and when it is appropriate to ask those who are sleeping, 
lying, or camping, to move their stuff and themselves to a different location and what is objectively 
reasonable.  

There was a discussion about providing bathrooms or porta-potties for those who need them and how 
to manage them.  

There was a discussion on how to defend the City from extra homeless taking residency in the City and 
pushing them towards Cities that have more resources available to them.  

There was also a discussion on abandoned vehicles, parking, and recreational vehicle camping. The 
rules differed on how long they could park different types of vehicles and the Commission discussed 
the rules for each one. Graichen mentioned they should rely on the vehicle chapter Chair Toschi said to 
leave it in, but Commissioner Castner said to put it in the correct chapter that it is being discussed in.  

There was also a discussion about how to handle those who come into our City and are not from here.  

To conclude, the Commission went through the draft proposal line by line and amended where they felt 
appropriate.  
 

Motion: Upon Commissioner Carlson’s motion and Vice Chair Pugsley’s second, the Planning 
Commission unanimously approved the recommendation to Council for proposed HB3115 code. [AYES: 
Vice Chair Cary, Commissioner Pugsley, Commissioner Hubbard, Commissioner Carlson, Commissioner 
Low, Commissioner Castner; NAYS: None] 
 

Chair Toschi also requested that the Planning Commission allow him to attend the City Council meeting 
on behalf of the Planning Commission to answer questions and present the decisions they made on this 
ordinance.  
 

Motion: Upon Commissioner Pugsley’s motion and Vice Chair Pugsley’s second, the Planning 
Commission unanimously approved that Chair Steve Toschi, as the representative of the Planning 
Commission, to represent them to the Council. [AYES: Vice Chair Cary, Commissioner Pugsley, 
Commissioner Hubbard, Commissioner Carlson, Commissioner Low, Commissioner Castner; NAYS: 
None] 
 

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

H. Partition at N. 12th Street - Hatfield 
I. Sensitive Lands Permit at N. 15th Street – LaGrand Townhomes, LLC 
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J. Site Design Review at 475 N. 12th Street – 1771ColumbiaBlvd, LLC 
K. Sign Permit at 270 Columbia Blvd – Columbia River Fire & Rescue 

There was no discussion on the Planning Director Decisions.  

PLANNING DEPARTMENT ACTIVITY REPORT  

L. Planning Department Activity Report – March 

There was no discussion on the Planning Department Activity Report. 

PROACTIVE ITEMS 

M. Architectural Standards 
N. New Proactive Item Proposals 

There was no discussion on the Proactive Items.  
 

FOR YOUR INFORMATION ITEMS 

Dimsho said they are doing a Gateway Project at St. Helens Street and South First Street. She said they 
kicked off a design project with Lower Columbia Engineering. She said they were creating a 
stakeholder group to participate in the design project. She said it would consist of individuals from 
different entities, but they wanted to include a Planning Commissioner on the project.  

Commissioner Carlson said she would like to see whoever is involved in this project has been exposed 
to every stage of this planning. Dimsho agreed that was a good idea. Dimsho also said that whoever 
participated needed to be able to attend all the meetings since there are only a total of three.  

The Planning Commission agreed that Commissioner Russ Hubbard should be the representative for 
this project.  

Dimsho also mentioned the CLG award changed from $12,000 to $17,000, and the letters were going 
out to all the eligible property owners to solicit applications.  

ADJOURNMENT 

There being no further business before the Planning Commission, the meeting was adjourned at 10:51 
p.m. 

 

Respectfully submitted, 
 
Christina Sullivan 
Community Development Administrative Assistant   
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Appeal of Site Development 
Recommendation:

Lots 9 and 10, Hanna Subdivision

(Supplemental material for Land Use Appeal 
Application, filed April 3, 2023)

Submitted by:
Infinity Investments-Puget Sound LLC

(An Oregon limited liability company)
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Background
• A letter to adjacent property owners was received on March 30, 2023, which 

provided details regarding the staff findings and proposed Site Development Plan.
• A letter was sent to city planning staff on March 31, 2023, indicating a number of 

issues with the determination and asking for an appeal to the determination.
• A formal appeal was filed on April 3, 2023.
• A communication to Mr. Jake Graichen requesting all information relating to this 

Site Development Application was sent via e-mail on April 13, 2023.  Mr. Graichen 
responded that there “been no amendments to the plan or anything since the 
initial application,” which was included in the initial mailing.  Additionally, there is 
no filing from the applicant on the City website.

• The appeal hearing was scheduled for May 9, 2023
• NOTE:  All items in italics are quoted from St Helens Municipal Code.
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Basis for Appeal
1. The proposed plan is a Site Development Proposal in a Sensitive Land area.  

Therefore, it is subject to two Chapters of the SHMC – 17.44 and 17.96. The 
material provided does not meet the basic standards for submission of a Site 
Development contained in SHMC 17.96.120 attached as Exhibits A and B.  
Additionally, the submission is subject to SHMC 17.44.050 through 17.44.100 
No detailed plans and elevations are provided to clearly describe the proposed 
site revisions and meet the criteria of SHMC listed above.  Based on these 
deficiencies, staff should have rejected the application until such time that all 
required materials were submitted.

2. The plan appears to show a 12-foot wall constructed of prefabricated concrete 
barriers, which are inconsistent with SHMC 17.96.180 and SHMC 17.44.040 
1.(a),(d) 2.(a),(d).  The wall construction goes well beyond what is necessary for 
building construction. No landscape plan is included in the submittal.  In fact, a 
tree conforming to requirements of this section and providing ground stability 
was cut without site plan approval, diminishing the views and aesthetic of the 
adjoining property.
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Basis for Appeal
3. The proposed revision is in within 100 feet of a wetland/drainage stream, 

which has exhibited evidence of soil instability.  SHMC 17.96.180 requires that 
buildings (and associated site development structures) be “Located in areas not 
subject to ground slumping or sliding…”

4. SHMC 17.96.180 (4) requires “Buffering shall be provided between different 
types of land uses (for example, between single-dwelling units and multi-
dwelling units residential, and residential and commercial), and the following 
factors shall be considered in determining the adequacy of the type and extent 
of the buffer:

(a) The purpose of the buffer, for example to decrease noise levels, absorb air pollution, 
filter dust, or to provide a visual barrier;

Additionally. 2 (a) iii requires that buildings (and structures) be:
(iii)        Located to provide adequate distance between adjoining buildings for adequate light, 

air circulation, and fire fighting;
No buffering plan or setback data are included in any documents that were 
provided to the appellant.
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Basis for Appeal
5. This Site Development Application is in an active wildlife area.  SHMC 

17.44.040 4. (2) requires that approvals create minimal site disturbance.
This Site Development Proposal creates a large and impassable barrier 
that fundamentally disturbs the existing landscape and topography and 
does not comply with this provision of SHMC.  
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Appeal #1

• SHMC Chapter 17.96 Requirement:  The site development plan, data, and 
narrative shall include the following:

(a) An existing site conditions analysis, SHMC 17.96.11O;
(b) A site plan, SHMC 17.96.120; 
(c) A grading plan, SHMC 17.96.130; 
(d) A landscape plan, SHMC     17.96.150;
(e) Architectural elevations of all structures, SHMC 17.96.140;
(f) A sign plan, SHMC 17.96.160*; and
(g) A copy of all existing and proposed restrictions or covenants. (Ord. 2875 § 1.128.090, 2003)*

The highlighted applicable requirements are missing from the application.
*A driveway and shared parking easement was filed on January 14, 2021, which is not disclosed in 
the application. 
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Appeal #1
• SHMC 19.44.050 has similar requirements to 19.96.  These include:

(1)  All applications for uses and activities identified in SHMC 17.44.015(2) through (5) shall be made 
on forms provided by the director and shall be accompanied by:

(a) Copies of the sensitive lands permit proposal and necessary data or narrative which explains how the 
proposal conforms to the standards (number to be determined at the preapplication conference) and:

(i) The scale for the site plan(s) shall be a standard engineering scale; and
(ii) All drawings or structure elevations or floor plans shall be a standard architectural scale, being one-fourth-
inch or one-eighth-inch to the foot.

(b) The required fee.
(2) The required information may be combined on one map.
(3) The site plan(s), data and narrative shall include the following:

(a) An existing site conditions analysis, SHMC 17.44.070;
(b) A site plan, SHMC 17.44.080;
(c) A grading plan, SHMC 17.44.090; and
(d) A landscaping plan, SHMC 17.44.100. (Ord. 3031 Att. A, 2007; Ord. 2875 § 1.092.050, 2003)

The highlighted applicable requirements were not included in the application packet. 
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https://www.codepublishing.com/OR/StHelens/html/StHelens17/StHelens1744.html#17.44.015
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https://www.codepublishing.com/OR/StHelens/html/StHelens17/StHelens1744.html#17.44.090
https://www.codepublishing.com/OR/StHelens/html/StHelens17/StHelens1744.html#17.44.100


Appeal #1 Issues
• Due to the incomplete data included in the application, it was necessary to 

interpret from the documentation and staff narrative basic terms of the 
applicant’s proposal.  At a minimum, the following issues created 
significant limitation in understanding the proposal:
The hand-drawn site plan is not to scale as required and does not provide clear 

setback information regarding lot lines and adjacent buildings as required by SHMC.  
The hand-drawn site plan appears to be in conflict with the elevations provided.  For 

instance, the site plan shows a vertical wall.  The wall detail appears to show a tilting 
“UltraWall.”
No detailed elevation drawings are provided for each of the lot affected by the 

proposal.
No building structures are shown on any detail.
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Appeal Issues #1

No wetland setbacks are shown to demonstrate that the subject development 
complies with state and federal law, and the 2021 St. Helens Stormwater Plan, 
sections 5 and 6.
The “UltraWall” shown in the submission is for a different project (271-275 N. 11th), 

unrelated to the 15th Street Site Development Plan.   The proposed wall for this 
project application should be shown.  There is no evidence of any tilted walls in the 
vicinity of this project.

9
60

Item C.



Appeal Issues #1

Due to the lack of clarity in the applicant’s submittal, this wall may be part of the 
building structure and part of the site development plan or it may be considered a 
“wall” under SHMC 17.72.90.  Under this portion of the code 2. (a) Fences or walls 
may not exceed four feet in height in a required front yard along local or collector 
streets or six feet in all other yards and, in all other cases, shall meet vision clearance 
area requirements (Chapter 17.76 SHMC)
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Appeal #1 Solution
1. The applicant’s plan should have been rejected on procedural grounds 

that it was incomplete and did not comply with SHMC requirements.  
Before any further consideration, a complete plan that complies with St 
Helens Municipal Code should be submitted.  This includes: 
a. Plans and elevations for the Site Development Plan for Lots 9-10, Hanna 

Subdivision (15th Street), showing setbacks from proposed and existing structures.
b. Copies of the sensitive lands permit proposal and necessary data or narrative 

which explains how the proposal conforms to SHMC standards.
c. An existing site conditions analysis, including a geotechnical study with soils 

analysis.
d. A grading plan. 
e. A landscape plan.
f. A buffering plan.
g. Architectural elevations of all structures, including walls.

11
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Appeal #2
• SHMC 17.96.180 (2)requires that:
Buildings (presumably related structures) shall be:

(i) Located to preserve existing trees, topography, and natural drainage in 
accordance with other sections of this code;
(ii) Located in areas not subject to ground slumping or sliding;
(iii) Located to provide adequate distance between adjoining buildings for adequate 
light, air circulation, and fire fighting; and
(iv) Oriented with consideration for sun and wind; and
(b) Trees having a six-inch DBH (as defined by Chapter 17.132 SHMC) or greater shall 
be preserved or replaced by new plantings of equal character.

12
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Appeal #2 Issues
• Additionally, any approval of the proposed Site Development is subject to 

SHMC 17.44.040 1.(a),(d) 2.(a),(d).  These sections require in areas of 
significant slope and potentially unstable ground to:

• (a) The extent and nature of the proposed landform alteration or 
development will not create site disturbances to an extent greater than that 
required for the use; and

• (d) Where natural vegetation has been removed due to landform alteration or 
development, the areas not covered by structures or impervious surfaces will 
be replanted to prevent erosion in accordance with Chapter 17.72 SHMC.

The Site Development Plan as proposed does not comply with provision (a) 
above.  It is not possible to tell if the applicant’s proposal complies with (d) 
above because no landscape plan was included in the submittal. 

13
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Appeal #2 Issues
• SHMC 17.96.180 2.(b) states that: Trees having a six-inch DBH (as defined by 

Chapter 17.132.030 SHMC) or greater shall be preserved or replaced by new 
plantings of equal character. The approved wall structures do not maintain 
“trees, natural topography and natural drainage.” A mature oak of more than 
27” in diameter was cut without permit or notice. The natural topography is 
fundamentally changed in an area near a wetland.  Additionally, this tree and 
other vegetation that were removed provided slope stability. 

BEFORE CUTTING AFTER CUTTING

14
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Appeal #2 Solution

1. Require a landscape plan, which takes advantage of the existing 
topography and creates minimal impact as required by SHMC.  
Unfortunately, it is too late to preserve “Trees having a six-inch DBH (as 
defined by Chapter 17.132 SHMC) or greater” as required by code.  
Mitigation for this failure to follow city code should be required, 
including plantings for slope stabilization and replacing the illegally cut 
tree with new trees of similar type (Oak) at least 15-20 feet in height.

2. Under SHMC a civil penalty may be imposed for cutting this trees 
without a permit.

15
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Appeal #3
• City code SHMC 17.96.180 requires that the:

2) “Relationship to the Natural and Physical Environment” be considered
(a) Buildings (presumably associate structures) shall be:

(i) Located to preserve existing trees, topography, and natural drainage in accordance with other 
sections of this code;
(ii) Located in areas not subject to ground slumping or sliding;
(iii) Located to provide adequate distance between adjoining buildings for adequate light, air 
circulation, and fire fighting;

• The proposed wall is clearly within an area subject to ground movement, 
especially during a catastrophic earthquake or extraordinary event. 

16
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Appeal #2 Issues

• The proposed wall is located in an area that is prone to “ground slumping 
or sloping.” A city provided or required barrier has been sliding down an 
adjacent slope next to the end of a public street.

17

Existing concrete 
barriers at the end 
of City street sliding 
toward wetland due 
to unstable slope, 
located within 15 
feet of proposed 
structure.

Proposed 
wall location
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Appeal #3 Solution
1. Require a geotechnical study, including soils analysis to verify stability of 

the area related to the site development. This will assure adjacent 
property owners have assurance that any buildings or other structures 
with such significant proposed wall and fill structure will not settle 
and/or fail in an earthquake or other catastrophic event.

18
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Appeal #4
• Buffering between properties is required by SHMC 17.96.180 4.(a). 

Buffering shall be provided between different types of land uses (for example, between single-
dwelling units and multi-dwelling units residential, and residential and commercial), and the 
following factors shall be considered in determining the adequacy of the type and extent of the 
buffer:

(a) The purpose of the buffer, for example to decrease noise levels, absorb air pollution, filter dust, or to provide a 
visual barrier;

• “Relationship to the Natural and Physical Environment” be considered
2(a) Buildings (presumably associate structures) shall be:

(i) Located to preserve existing trees, topography, and natural drainage in accordance with other 
sections of this code;
(ii) Located in areas not subject to ground slumping or sliding;
(iii) Located to provide adequate distance between adjoining buildings for adequate light, air 
circulation, and fire fighting;

Additionally, SHMC 17.44.070 5 (b) requires that “All requirements of a full 
site development review have been met” including the buffering 
requirements in 17.96.180. 
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Appeal #4 Issues

• No provision for such buffering are shown in any of the Site Development 
documents. Lots 9 and 10 are designed to be owner-occupied separately 
deeded properties.  The adjacent property is multi-family rental property.  
No buffering is shown or proposed, including any landscaping that may be 
part of the buffering.

• It is also likely that the distance between the wall and existing building is 
inadequate for firefighting and/or rescue during such events describe 
above, assuming the wall does not deteriorate or collapse during such an 
event.

20
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Appeal Issues #4
• While it is difficult to determine actual concrete wall setbacks from the 

documentation provided in the application, the property marker that was 
replaced after being dislocated due to the tree felling is 9” 2” from the 
foundation of the existing building on the adjacent property.  SHMC 
17.32.070 4.(d) requires that side yards shall be “10 feet for multi-dwelling 
structures. Corner lots shall have a minimum exterior side yard of 10 feet.”  
The adjacent structure is both a duplex and a corner lot.  Furthermore, the 
10-foot minimum does not provide adequate circulation for emergency 
equipment should it be needed to access the rear of the adjacent property. 
This is the only vehicle access point for the rear of the adjacent properties.

9’ 2” measured from existing foundation

21

9’2” from marker
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Issue #4 Solution

1. Require that a buffering plan be submitted as part of a complete 
Site Development Plan packet.

2. If a development solution is not adopted other than a 12-foot 
concrete wall, require a minimum setback from the property line of 
at least twenty feet to accommodate emergency vehicle and 
equipment access to existing buildings.

22
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Appeal #5 Issue
• This Site Development Application is in an active 

wildlife area.  SHMC 17.44.040 4. (2) requires 
that “the extent and nature of the proposed 
landform alteration or development will not 
create site disturbances to an extent greater 
than the minimum required for the use.”  The 
proposed 12-foot wall creates a major 
impediment to wildlife migration, frequently 
seen in the area.

• Although the Site Development Plan shows no 
building structures as required by SHMC, current 
practice and existing buildings demonstrate that 
a habitable structure can be built without a 12-
foot retaining wall, using foundations that a 
contoured to the topography.  

23

Wildlife migrate from Lot 10 to drainage
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Appeal #5 Issues
• There is a clear precedent in the area for development that minimized 

impact near wetlands and does not require the use of a 12-foot wall
constructed of concrete barriers.  The proposed construction method 
substantially changes the topography and existing natural landscape.  
The precedent is at 287 N. 16th Street and demonstrates that a 
foundation contoured to the topography is possible, while 
maintaining the integrity of the surrounding terrain.  No precedent 
exists for extraordinary site disturbance that a 12-foot wall 
constructed of concrete barriers with backfill creates. (See example of 
alternate construction method the complies with SHMC on next 
pages.)
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25

Use of 10-foot stem wall 
contoured to topography

10+-foot slope with contoured foundation
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Alternate Construction using short 
concrete stem walls with wood building 
wall.
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Appeal #5 Solution
1. Require construction methods that have been used in surrounding 

structures, which do not require massive wall structures and are in 
compliance with the St. Helens Municipal Code related to minimal 
topography and wildlife impact.  A compatible landscape plan that 
provides buffering and soil stabilization should be part of this plan.

27
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Conclusion and Recommendations
There are no precedents for the scale and type of major wall construction, 
grading and fill proposed by the land use action in this neighborhood of St 
Helens where significant number of buildings have been built on challenging 
slopes.  There is a precedent on the adjacent property for grading and use of 
construction techniques that respect the existing topography, vegetation and 
wildlife.  Therefore, the following solution is offered in compliance with St 
Helens Municipal Code (SHMC):
1. Use construction methods that incorporates steel reinforced stem walls 

for building construction that contour to the existing topography.  This 
will eliminate the need for unsightly and potentially unstable retaining 
walls.

2. Before further consideration, require the applicant to submit a complete 
Site Development Plan as required by SHMC so that the impacts can be 
properly evaluated.
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Conclusion and Recommendations, Cont.
3. A geotechnical study, including soils analysis should be conducted and 

made part of the applicant’s Site Development Plan submission to ensure 
soil and slope stability in the event of an earthquake or other major 
catastrophic event.  

4.  Since a mature oak tree was cut without an approved site plan permit and 
soil grading was done without permit, a detailed landscape and buffering 
plan should be submitted that includes adequate setbacks for emergency 
access and the replanting of vegetation and trees of the similar type and 
species to provide buffering with the adjacent property and ground 
stability.

Finally, there is a simple commonsense question to consider:  Would any of 
us want a 12-foot wall made of concrete barriers, a wall taller than the first 
floor of the homes, in Seismic Zone 5 (most potential hazard) to be 
constructed less than ten feet away from the back or side of the place we 
live?
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Request to Keep Record Open

• Following the hearing, this is a formal request to keep the record 
open for seven days through May 16, 2023 to respond to any 
questions or new information that is provided during the hearing.
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Exhibit A – SHMC 17.96.180
• 17.96.180 Approval standards.
The director shall make a finding with respect to each of the following criteria when approving, 
approving with conditions, or denying an application:
(1) Provisions of all applicable chapters of the Community Development Code per SHMC 17.04.010.
(2) Relationship to the Natural and Physical Environment.

(a) Buildings shall be:
(i) Located to preserve existing trees, topography, and natural drainage in accordance with other sections of this code;
(ii) Located in areas not subject to ground slumping or sliding;
(iii) Located to provide adequate distance between adjoining buildings for adequate light, air circulation, and fire fighting; and
(iv) Oriented with consideration for sun and wind; and

(b) Trees having a six-inch DBH (as defined by Chapter 17.132 SHMC) or greater shall be preserved or replaced by 
new plantings of equal character;

(3) Exterior Elevations. Along the vertical face of single-dwelling units – attached and multi-dwelling 
unit structures, offsets shall occur at a minimum of every 30 feet by providing any two of the following:

(a) Recesses (decks, patios, entrances, floor area, etc.) of a minimum depth of eight feet;
(b) Extensions (decks, patios, entrances, floor area, etc.) of a minimum depth of eight feet, and maximum length of 
an overhang shall be 25 feet; and
(c) Offsets or breaks in roof elevations of three or more feet in height;
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Exhibit A  Cont.
(4) Buffering, Screening, and Compatibility between Adjoining Uses 
(See Figure 13, Chapter 17.72 SHMC).

(a) Buffering shall be provided between different types of land uses (for 
example, between single-dwelling units and multi-dwelling units residential, and 
residential and commercial), and the following factors shall be considered in 
determining the adequacy of the type and extent of the buffer:

(i) The purpose of the buffer, for example to decrease noise levels, absorb air pollution, 
filter dust, or to provide a visual barrier;
(ii) The size of the buffer required to achieve the purpose in terms of width and height;
(iii) The direction(s) from which buffering is needed;
(iv) The required density of the buffering; and
(v) Whether the viewer is stationary or mobile;
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Exhibit B – SHMC 17.44.080
• The proposed site development plan shall be at the same scale as the site analysis plan 

and shall include the following information:
(1) The proposed site and surrounding properties;
(2) Contour line intervals (see SHMC 17.44.070(3));
(3) The location, dimensions, and names of all:

(a) Existing and platted streets and other public ways and easements on the site and on adjoining properties; and
(b) Proposed streets or other public ways and easements on the site.

(4) The location and dimension of:
(a) Entrances and exits on the site;
(b) Parking and traffic circulation areas;
(c) Loading and services areas;
(d) Pedestrian and bicycle facilities;
(e) Outdoor common areas; and
(f) Utilities.

(5) The location, dimensions, and setback distances of all:
(a) Existing structures, improvements, and utilities which are located on adjacent property and are permanent in nature; and
(b) Proposed structures, improvements, and utilities on the site.

(6) The location of areas to be landscaped;
(7) The concept locations of proposed utility lines; and
(8) The method for mitigating any adverse impacts upon wetland, riparian, or wildlife habitat areas. (Ord. 3031 
Att. A, 2007; Ord. 2875 § 1.092.080, 2003)
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Exhibit B - 17.44.090 Grading plan
• The site plan shall include a grading plan which contains the 

following information:
(1) Requirements in SHMC 17.44.070 and 17.44.080;
(2) The identification and location of the benchmark and corresponding datum;
(3) Location and extent to which grading will take place indicating contour lines, 
slope ratios, and slope stabilization proposals; and
(4) A statement from a registered engineer supported by factual data 
substantiating:

(a) The validity of the slope stabilization proposals;
(b) That other off-site impacts will not be created;
(c) Stream flow calculations;
(d) Cut and fill calculations; and
(e) Channelization measures proposed. (Ord. 3031 Att. A, 2007; Ord. 2875 § 1.092.090, 
2003)
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Exhibit B - 17.44.100 Landscape plan
(1)The landscape plan shall be drawn at the same scale as the site 
analysis plan, or a larger scale if necessary, and shall indicate:

(a) Location and height of fences, buffers, and screenings;
(b) Location of terraces, decks, shelters, play areas, and common open spaces 
where applicable; and
(c) Location, type, and size of existing and proposed plant materials.

(2) The landscape plan shall include a narrative which addresses:
(a) Soil conditions; and
(b) Erosion control measures that will be used. (Ord. 3031 Att. A, 2007; Ord. 2875 
§ 1.092.100, 2003)
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1 of 1 

 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: Columbia Blvd/N. 6th Street Mixed Use Building proposal 

 CUP.2.23, V.1.23, V.2.23, and V.3.23 conditional of approval 2.a.G 
DATE: May 2, 2023 
 

 
This proposal is for Mixed use development consisting of 9 dwelling units and up to three commercial suites, 
all within a single three-story building at the NW corner of Columbia Boulevard/N. 6th Street intersection. 
 
The Planning Commission approved this proposal at the March 2023 meeting with several conditions.  This 
memo pertains to condition 2.a.G: 

 
2. The following shall be required prior to any development or building permit issuance: 
 

a. Final plans as submitted with any development or building permit(s) shall comply with the plans 
submitted with this Conditional Use Permit/Variances with the following additions and/or 
corrections: 

 
G. The architectural features and design of the proposed building must reflect those of the 
neighborhood.  The Commission shall have an opportunity to review and comment on 
final plans in this regard with plans updated accordingly. 

 
The applicant has provided a revised set of plans to honor this condition for Planning Commission review 
and comment at your May 9, 2023 meeting.  See attached for revised plans and accompanying narrative. 
 
For comparison, the original elevations that condition 2.a.G was based on are below. 
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MCGUIRL DESIGNS & ARCHITECTURE

811 E Burnside #211 | Portland, OR 97214

May 1, 2023

MDA CUP Desicion Responsive Narrative

City of St. Helens

265 Strand Street

St. Helens, OR 97051

Project

Address:

NWC/ 6th Street & Columbia Blvd

St. Helens, OR 97051

Hi Jacob,

Please find attached our narrative of responses to the Conclusion and Decision of the Conditional Use Application

we submitted.  If any additional information is needed, please let me know.

ITEM 2AB. TRASH ENCLOSURE DETAILS

Elevations added to the conditional use permit.  Details will be added for the building permit application.

ITEM 2AC. EACH DWELLING UNIT WITH BICYCLE SPACE

Each dwelling unit has a bicycle rack located within each dwelling unit.

ITEM 2AD. STRIPING PLANS

Striping plan will be provided by civil engineer with permit applications.

ITEM 2AE. RESIDENTIAL UNITS TO BE CONNECTED VIA WALKWAYS

All  residential  units  are accessed via the walkway to the north of  the building.   This walkway connects to 6th

Avenue as well as the areas to the north including the parking area.

ITEM 2AF. BUILDING HEIGHT TO NOT EXCEED 40 FEET.

Adjustment to the roof lines by providing a flat roof has decreased the overall height of the building significantly.

The roof surface and parapet walls are both under 40FT as measured from the low point on the northeast corner

of the building.

ITEM 2AG. ARCHITECTURAL FEATURES TO REFLECT THE NEIGHBORHOOD

With the immediate surrounding of this area, we observed the following:

North and West, consisted of single-family structures.  Predominately, single story with gable roof lines and lap

siding.

Immediately South, is a single story commercial building.  A flat roof with an awning running across the front

facade and made of brick and glass.  

To the Southwest, is a 3-story structure, with gable/flat roof lines.  Materials are lap siding and brick.

To the immediate East,  is  the church with a high-pitched gable roof  line,  indicative  of it's  programmatic  use.

Materials are stucco with some exposed wood elements

Further east two blocks along Columbia, several commercial structures are taller single story structures, with a

street  presence  of  flat  roofs using  parapet  walls.   Some of  which have minor  articulations.   Materials  range

significantly including stone base, stucco, metal siding, lap siding, and wood siding.

File://6th and Columbia - CUP Response Narrative - 230501 May 1, 2023|Page 1 of 3
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MCGUIRL DESIGNS & ARCHITECTURE

811 E Burnside #211 | Portland, OR 97214

Along the south facade, we provided a brick base with larger fiber cement board panels (in lieu of stucco) at the

commercial areas and lap siding with the residential areas.  We believe these materials are consistent with our

findings of the surrounding areas along Columbia Boulevard.  Along the remaining facades, we've provided lap

siding which is consistent with the materials found in the surrounding areas not facing Columbia Boulevard.  

Windows for the commercial space are larger in nature than the rest of the building to provide a greater visual

connection with the sidewalk and streetscape.  Windows for the residential  areas reflect the proportions and

functionality seen on the surrounding residential houses.

The rooflines have been adjusted to be flat with parapets.  We believe this works for the size of the building, and

keeps the overall height of the structure lower, to help with any potential solar envelope concerns.

ITEM 2AH. MAILBOXES 

Cluster  mailboxes  shown  at  the  end  of  the  on  site  sidewalk  along  the  north  side  of  the  building.   Per  our

communications with USPS, they did not want to see individual mailboxes for the commercial spaces.

ITEM 2AI. LANDSCAPING PLANS

Landscaping plans to be provided with building permits.

ITEM 2AJ. LIGHTING PLANS

Lighting plans to be provided with building permits.

ITEM 2BA. STREET FRONTAGE IMPROVEMENTS

Submission will comply with notes.

ITEM 2BB. STREET FRONTAGE IMPROVEMENTS

Parking stall dimensions updated.  Final plans to confirm sizes

ITEM 2C-G. SITE CONDITIONS

Submission requirements and fees acknowledged. City will need to assist specifically with Item 2f once unknown

utilities have been located.

ITEM 3. CERTIFICATE OF OCCUPANCY

Acknowledged

ITEM 4. SERVICE FACILITIES

Acknowledged.  While not shown on site plan, electric meters planned for placement on West Facade.

ITEM 5. SIGNAGE

Acknowledged.  We have made provisions in the design for signage placement, but no signs at this time.

ITEM 6. PARKING

Acknowledged.

ITEM 7. UTILITIES

Acknowledged.

ITEM 8. DEQ

Acknowledged.
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ITEM 9. FIRE MARSHALL

Acknowledged.

ITEM 10. PLAN CONTRADICTIONS

Acknowledged.

ITEM 11. CITY DEVELOPMENT CODE (SHMC 17)

Acknowledged.

ADDITIONAL ITEMS: NOT IN DECISION, BUT DISCUSSED DURING PLANNING COMMISSION

Ground Floor Residential Unit

• Added guard to exterior area facing Columbia and included a narrow strip of landscaping to buffer the

sidewalk from this unit.

• Pulled this area back from the sidewalk a few more inches to assist with landscaped area

• Adjusted  the  architecture  of  the  building  to  help  designate  the  materiality  of  this  unit  from  the

commercial spaces while maintaining a overall consistent look to the building
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DRAFT FOR PC REVIEW 

 CITY OF ST. HELENS PLANNING DEPARTMENT 

 M E M O R A N D U M 
 

TO: City Council    DRAFT FOR PC REVIEW 
FROM: Jacob A. Graichen, AICP, City Planner 
RE: Planning Commission Annual Report 
DATE: May 9, 2023        
 

 
This report covers Planning Commission activities from June 2022 through May 2023.  The 
Planning Commission discussed this report at their May 9, 2023, meeting. 
 

• Number of meetings: 15 (last year 12) 
  

12 meetings are usual based on the last several years. In this last year, the Commission added 3 
meetings: a Special Session in March 2023 for a “Planning Commission Retreat” and two Joint 
City Council Meetings (December 2022 and March 2023) which were outside of normal meeting 
dates.  Because the joint meetings are quarterly now, what is usual will be different next year. 

 

• Number of Public Hearings (a continued hearing is counted separately): 19 (last year 18) 
 

• Planning Director Decisions: 56 (last year 35, *including last year’s acceptance agenda items)  
 

For administrative land use actions (e.g., Site Development Review, Home Occupations, Sign 
Permits, Temporary Use Permits, and others), the items from the last month are included on the 
agenda to facilitate discussion and query usually for clarification purposes or to address 
concerns.   
 
*NOTE: At the December 14, 2022 meeting, it was decided to move the “Acceptance Agenda” 
items into the “Planning Director Decisions.” From January 2023 and beyond, the “Planning 
Director Decisions” item included all administrative decisions. 

 

• Discussion Items: 35 (last year 15) 
 

Regular meeting items included (in the order they were reviewed): Recommendation for 
Street Vacation at N. 1st Street, N & S. River Street, and Columbia Blvd – Locke, Dillard, 
Williamson Trust, and Jones; Proactive Planning Commission Framework Discussion; Emails & 
Quorums; Chair Signature for Columbia Commons Subdivision Final Plat; ACSP Update;  
Conex Box 8-Plex Ground Lease; Order and Conduct of Public Hearings; Planning Commission 
Start Time; Oregon’s Measure 109 related to Psilocybin and Land Use Implications; PC Term 
Expirations; Council Reports Land Use Matters to PC; Discussion of a Joint PC/CC Meeting in 
2022; Discussion of Comstock Decision; Semi-Annual Planning Department Report to Council; 
PC Interview Committee Recommendations; Recommendation for Street Vacation at N. 9th 
Street – Murphy & Bellar; 2023-2024 CLG Historic Preservation Grant Program; Chair/Vice 
Chair Selection; 2022 Year End Summary Report; Practical Councilor Liaison Attendance; 
Vision Sharing for a Future Meeting; Renaming of “Mill Street” in the Riverfront District; 
Discussion of the PC’s Vision & Future of St. Helens; HB 3115 Recommendations to Council; 
Semi-Annual Planning Department Report; PC Annual Report to Council.  
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Joint and special meeting items included (in the order they were reviewed): Meeting 
Basics, Hellos and Goodbyes, 2023 Quarterly Joint Meetings Scheduling, Planning Division To-
Do List Overview, Waterfront Update, House Bill 3115 and the City’s Role, Sanitary Sewer 
Capacity, Planning Commission as a Resource for the City Council, House Bill 3115, 
Commission’s Vision and Future of St. Helens 
 

• Architectural Review: 6 (last year 0) 
 

Certain proposals within the Riverfront District require architectural review. We had a significant 
uptick in development in the Riverfront District which warranted architectural review.  

 

• Proactive Items:  
 
As part of the proactive resolve, in June 2022, the Planning Commission adopted the Planning 
Commission Proactive Procedures which dictate how “Proactive Items” are included on 
agendas. All PC agendas now include Proactive Items as a permanent agenda heading.  
 
Proactive items sometimes include a non-quorum subcommittee, which can meet outside of 
normal meeting hours to discuss the item. The Proactive Items which were voted by a quorum 
to be taken on by the Commission during the last reporting period include: 
 

1. HB 3115 – This item was included for discussion on 8 separate agendas. Text 
amendments must be adopted by the City Council by July 2023 to comply with House 
Bill 3115. 

2. Architectural Standards – This item was included on 3 separate agendas, although 
there has not been adequate time at meetings to discuss it for any length of time. 

 

• Future Projects/Plans:  
 
Finish HB3115 recommendation efforts, the commission’s first adopted proactive item, in the 
short term.  This has consumed much commission and staff time, hindering other efforts and 
goals. 
 
Architectural standards, the latest adopted proactive item, will probably start getting traction in 
the next year as HB3115 becomes less time consuming. 

 
Aiding in city-led projects as they may occur in the upcoming year such as the Economic 
Opportunity Analysis and Transportation Systems Plan efforts. 
 

• What can the Council do to support the Commission?  
 

The Commission discussed the following ways Council can continue to support the Commission 
for last year’s (2022) report, which may still be relevant to you: 

 
1. The Commission recommends an Associate Planner for the upcoming fiscal year. 
2. The Commission desires more involvement on city-led projects.  And, generally, they desire 

more inclusion.  Staff thinks this message is loud and clear now, but if you want to keep this 
as part of the message to council, that’s ok. 

3. Anything else from the Commission? 
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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: HB3115, et. al. – code amendment proposal and Planning Commission recommendation 
DATE: May 1, 2023 
 

 
After the City Council considered the Planning Commission recommended draft at their April 19, 
2023 work session for consideration and input, staff sought legal counsel review of it.   
 
Attached are the Planning Commission’s recommendations following post April 19, 2023 efforts.  
Legal counsel suggested changes and comments are in red and staff changes/comments are in blue.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Attached: Planning Commission recommended code amendments with edits/comments 
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CITY OF ST. HELENS PLANNING DEPARTMENT ACTIVITY REPORT 
 
 To:  City Council  Date: 04.24.2023 
 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—MISC. 
 
Broadleaf Arbor (Gable Road apartments) conducted final inspection for Building E.  D, the 
community building (no residential units) inspected previously.  E is the 2nd of 10 buildings and 
the first one with families moving into the site.  
 
Helping City Engineering with review of their CAD standards manual.  The intent of this is to 
standardize the electronic data received for projects. 
 
Conducted annual performance evaluation for Associate Planner/Community Development 
Project Manager. 
 
Prepared and conducted semi-annual report to the City Council. 
 
 
PLANNING COMMISSION (& acting HISTORIC LANDMARKS COMMISSION) 
 
April 11, 2023 meeting (outcome): The Commission recommended approval of three 
annexations, which will go before the Council soon.  The Commission also spent much time 
hammering out their recommendation to the Council to address Oregon HB 3115.  They also 
selected who will represent the Commission for the gateway project at 1st and St. Helens Street. 
 
 As the Historic Landmarks Commission, they reviewed proposed changes to the Klondike 
Tavern at 71 Cowlitz. 
 
May 9, 2023 meeting (upcoming): The Commission will have two public hearings: one for an 
appeal of a Sensitive Lands Permit for a large retaining wall and a Site Development Review 
modification/Variance for the Skinny’s Texaco complex parking lot addition. 
 
The Commission will also consider its annual report to the Council and possibly review of the 
architectural changes to the mixed-use building proposal on the corner of N. 6th Street and 
Columbia Boulevard to meet a condition of approval. 
 
Also possible, more Oregon HB3115 review, depending on how quick legal counsel review 
occurs and the outcome of that. 

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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COUNCIL ACTIONS RELATED TO LAND USE 
 
The Council considered the Planning Commission recommendations to address Oregon HB 3115 
and, generally, agreed with the approach with a couple considerations as we move closer to the 
final draft, including not specifying designated camping sites in the ordinance itself (but 
retaining the ability to designate sites) and giving law enforcement the latitude to allow longer 
camping stays instead of that being a burden falling squarely on the council.  More to come with 
legal counsel review. 
 
 
GEOGRAPHIC INFORMATION SYSTEMS (GIS) 
 
Annual software license renewals for Planning and Engineering this month. 
 
2020 – received original electronic wetland data for the SHIBP delineations.  March 2023 – 
after working with the data more closely (due to workload this was the first opportunity since 
2020) noted some errors.  Reached out to firm who did the work and received revised data.  
April 2023 – edited raw data for use in the city’s GIS system.  Done ����. 
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From: Jennifer Dimsho
To: Jacob Graichen
Subject: April Department Report
Date: Monday, April 24, 2023 9:22:11 AM

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

1. Safe Routes to School - Columbia Blvd. Sidewalk Project –  Culvert project (County) will
be a separate project than the sidewalks project. Will process a sensitive lands permit for
this work as soon as property owner signs application. Construction on sidewalk to begin
June 2023. County working through acquiring construction/slope easements for affected
property owners.

2. Business Oregon – Infrastructure Finance Authority – Low-interest loan for Streets &
Utilities Project and Columbia View Park improvements that are not covered by grants
and Parks SDCs. Will submit 1st reimbursement request design work is complete for
Riverwalk project.

3. Riverwalk Project (OPRD Grants x2) – Submitted 2 Quarterly Project Reports for each
LGGP and LCWF grant. Submitted time extension for LGGP. Prepared for Council
presentation on 4/5 to review updated stage rendering. Given notice to proceed into final
design which should be completed by May 5. Attended 2 interpretive signage review
meetings, compiled feedback for signage content in coordination with the CCMA.
Compiled City feedback on the Mayer/Reed Bid Assistance/Construction Mgmt scope of
work for final approval on 5/3 Council meeting.

4. Community Development Block Grants (CDBG) – Submitted application for $2.5 million
for a design-only project to fund sanitary sewer design/engineering/permitting. CDBG
apps include over 30 attachments/narrative/budget/etc. Coordinated initial review of
application with state prior to the deadline of 4/30.

5. Certified Local Government Historic Preservation Grant Program – Received our
contract for 17k in funding. Mailed announcement letters to 93 eligible property owners.
Updated project materials on website and coordinated social media outreach. Began
answering questions from property owners about potential projects.

6. DLCD Technical Assistance Program – Grant cycle will likely open in August and closes in
October. DLCD Regional Rep thinks updating our Economic Opportunities Analysis (EOA)
could be funded. Compiled resources to assist with scoping our EOA update and writing
our grant application this August.

7. Veterans Memorial Grant Program -  In partnership with the local VFW, we submitted a
grant to fund a flag/monument expansion at the McCormick Park veterans memorial.
Grant was due March 31. Request was for $33k, with a match $28k of in-kind
labor/management/VFW donations.

PROJECTS & MISC

8. Riverfront Streets/Utilities Project – Attending weekly check-ins to stay in tune with
project schedule and any construction delays/issues. Attending a joint utility coordination
meeting for all franchise utilities and to discuss undergrounding project as it relates to the
project. Reviewed 50% design and cost estimate for Undergrounding utilities.
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9. S. 1st Street & St. Helens St. Gateway Project – Created a stakeholder group based on
Council feedback. Coordinated and attended internal kickoff meeting with LCE. Prepared
for and coordinated stakeholder group kickoff meeting on 4/28 (first of 3 total design
meetings). Prepared project schedule with LCE. Anticipated completion date of design is
7/10.

10. St. Helens Industrial Business Park (SHIBP) Public Infrastructure Design – 30% design for
Phase I infrastructure & permitting/grading work for Phase II with Mackenzie. Mackenzie
revised footprint to accommodate feedback from Cascades regarding use of the existing
mill buildings. PGE said no further reduction in size is possible for the sub-station, so we
are moving forward with design as presented. Kicked off Phase II grading work effort.

11. Warrior Rock Lighthouse Replica Project – Restoration of the warrior rock lighthouse
replica on County-property near Columbia View Park. Councilor Sundeen was able to
locate original Warrior Rock lighthouse plans! Coordinated a meeting with SHPO to
discuss the 2023 Oregon Heritage grant opportunity which opens this August 2023. This
could potentially fund the design and cost of materials for the replica, a kiosk, and
signage. Work would be completed in-house by Public Works staff.

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