
 

PLANNING COMMISSION 

Tuesday, August 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 June 11, 2024 

B. Joint City Council & Planning Commission Minutes Dated June 12, 2024 

PUBLIC HEARING AGENDA (times are earliest start time) 

C. 6.05 p.m. St. Helens Development Code and Comprehensive Plan amendments (file 
CPZA.1.24) in response to Measure 109 (2020) regarding psilocybin land uses, House Bill 
3109 (2021) regarding child care land uses and other "housekeeping" amendments, 
validity periods for land use decisions in particular. - City of St. Helens  

DISCUSSION ITEMS 

D. Update on FloodPlain Policy and Endangered Species Act  

E. Architectural Review of Signs at 291 S 1st Street - Lightning Treats & Sweets  

PLANNING DEPARTMENT ACTIVITY REPORT 

F. Planning Department Report - June  

G. Planning Department Report - July  

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

H. Temporary Use Permit at 2295 Gable Road - Sabater 

I. Site Design Review (Minor) at 144 S River Street - Lopez 

J. Temporary Sign Permit at 2100 Block of Columbia Blvd - Columbia County Fairgrounds 

K. Site Design Review (Minor) at 134 N River Street - Hubbard  

L. Lot Line Adjustments at North Side of 154 S 6th Street & across S 6th Street from 135 S 
6th Street - Scholl  

M. Site Design Review at 2180 Gable Road - JLJ Earthmovers, LLC  

PROACTIVE ITEMS 

N. Architectural Standards  

O. Vacant Storefronts  

P. The Plaza Square  
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Planning Commission  Agenda August 13, 2024 

 

 

FOR YOUR INFORMATION ITEMS  

ADJOURNMENT 

NEXT REGULAR MEETING: September 10, 2024 

VIRTUAL MEETING DETAILS 

 

Join: 
https://us06web.zoom.us/j/84970813333?pwd=Vubgr2OBedlsxCQ1iVNVssmnOHFRaO.1 

Meeting ID: 849 7081 3333 

Passcode: 510477 

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, June 11, 2024, at 6:00 PM 
 

DRAFT MINUTES 
 

Members Present: Chair Dan Cary 
Vice Chair Jennifer Shoemaker 
Commissioner David Rosengard 
Commissioner Scott Jacobson 
Commissioner Charles Castner 
Commissioner Ginny Carlson  
  

Members Absent: Commissioner Brooke Sisco 
  

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

Others: Brady Preheim 
Will Uebelacker 
Jerry & Joanne Eisenzimmer 
Pam Powell 
Paul Pulliam 
Melissa Moore 
Tammy Scamfer 
Steve Toschi 

 

CALL TO ORDER & FLAG SALUTE  

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

Toschi, Steve. Toschi was called to speak. He shared his concerns about the discussion to take place 
at the Joint City Council Planning Commission meeting over the Economic Opportunity Analysis. He said 
some of the recommendations made by the company who started the study seemed to be more in 
favor of low-income housing and changing industrial lands.  

CONSENT AGENDA 

A. Planning Commission Minutes Dated May 14, 2024 

Vice Chair Jennifer Shoemaker made a correction to page seven of the minutes.  
 

Motion: Upon Vice Chair Shoemaker’s motion and Commissioner Rosengard’s second, the Planning 
Commission unanimously approved the Draft Minutes, with the edits, dated May 14, 2024, as written. 
Commissioner Carlson abstained. [AYES: Vice Chair Shoemaker, Commissioner Jacobson, Commissioner 
Rosengard, Commissioner Castner; NAYS: None] 

PUBLIC HEARING AGENDA (times are earliest start time) 

B. 6:00 p.m. Variance at 325 Strand Street - Uebelacker 
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Chair Dan Cary opened the Public Hearing at 6:07 p.m. There were no ex-parte contacts, conflicts of 
interests, or bias in this matter.  

Associate Planner Jenny Dimsho presented the staff report dated June 4, 2024. She shared where the 
property was located and that it was two separate lots. She said one of those lots was vacant, and the 
other had a building on it. She mentioned the variance was to allow a reduction in the off-street 
parking required for a future development proposal. She said this would not be a review of the 
proposed building for the property, as that would come before them at another time. She said the 
reason why they were not looking at the building today is because if the variance was not granted, the 
applicant would need to prepare a completely different proposal.  

Dimsho said in 2019, a demolition permit was issued for the building, mostly to remove siding and 
expose any dry rot to be replaced. The applicant hoped that by doing this they would be able to 
determine if the building could be repaired and they would be able to salvage what was there. She 
mentioned the permit was issued, the work was started, and then ultimately the permit expired. She 
said the building remained in the half-demolished form and it was noted that the deterioration was 
likely sped up due to being left open to the elements. In 2020, the City hired contractors to start 
infrastructure work on the south end near the proposed property. The City’s contractor expressed 
concern about the building and concern that, due to the deterioration, it might collapse. So, the 
property owner pulled another permit in 2023 to shore up the south end of the building to keep it from 
falling when the construction around it was being done. She said the temporary shoring was only 
approved for one year.  

She said the proposed concept of the project was for a four-story building, with two commercial spaces 
on the lower level and 16 residential units above. She said of those, eight were considered one 
bedroom and eight were considered loft units. She said there was also a proposed rooftop recreational 
area.  

She discussed the that studios require one parking space per unit and one-bedroom units require one 
and a half parking spaces per unit. She mentioned the Commission would need to determine if lofts 
could be defined as studios, particularly since the square footage of these were larger than the one 
bedroom units. She said that would be a total of 20 parking spaces using the studio calculation or 24 
spaces using the one-bedroom calculation.  

She mentioned the commercial units were proposed to be eating and drinking establishments. With this 
concept, the required parking would be one parking space for 50 square feet of dining area, plus one 
space for every two employees on the largest shift. She said the total for the commercial spaces would 
be 32 parking spaces. Combined with the residential units this would be between 52 and56 parking 
spaces required for this concept.  

She discussed what the applicant had proposed for parking in the concept provided. She mentioned 
there were two provisions in this district for parking. The first allowed on-street parking to count 
towards their off-street parking requirements. She said there were six on-street parking and seven 
proposed off-street parking spaces in the concept shown by the applicant.  

She said the second provision allowed in this district is a parking exemption if the existing building 
footprint takes up a certain amount of the lot. The applicant used this provision in the code for their 
concept.  

Dimsho pointed out a few flaws in this portion of the proposal from the applicant. She said this code 
says there must be an existing, lawful, building footprint. She mentioned the back portion of the 
building is no longer there and would not count as an existing lawful, building footprint. She said in 
addition there is a definition that says a building has a roof that is supported by columns or walls and if 
the roof was removed there would no longer be a building.  
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She mentioned the City Engineering Manager said there was a lack of parking and there was a daily 
occurrence of parking congestion in this area. She also mentioned that there is no transit system and 
so most of the tenants would have their own vehicle they would need to park. The City Engineer said 
she recommended that the applicant provide at least fifty to sixty percent of the parking spaces needed 
or the Planning Commission should deny the application.  

Dimsho also shared a comments received from two neighboring properties. One expressed concern 
about parking in that area and what it would create for his tenants. The other was in support of the 
application..  
 

Uebelacker, Will. Applicant. Uebelacker is the applicant and representative for the owner. He 
shared a presentation where he addressed his application and the concerns the staff mentioned. He 
said he understands that parking is a challenge for the downtown area and felt their proposal met the 
needs of what is required. He said he saw the potential in the upcoming economic growth happening in 
St. Helens and hoped the Development Code would not be used to stall or halt future development in 
their community.  He said the code they proposed to help them with the parking requirements should 
not be overlooked for their building as there is a building there that covers [at least] fifty percent of the 
property in question, which is what he said the code requires. He also gave a more detailed description 
of what the building units would have inside of them. He said the city should provide a parking 
structure or some sort of massive transit solution to help encourage development in their downtown 
area, instead of discouraging it through parking codes. 

In Favor 

No one spoke in favor of the application.  

In Neutral 

No one spoke as neutral of the application.  

In Opposition 

Eisenzimmer, Jerry. Eisenzimmer was called to speak. He said he lives in a property near the 
proposed application. He said that there is already a parking crisis in the downtown area. He said there 
are three restaurants, apartments, and other businesses and not enough parking to accommodate all 
those businesses now. He did not think the Planning Commission should grant such a large parking 
variance. He also mentioned that when he worked for the Fire Department, there was a three-floor rule 
for buildings as they could not access any building levels that were higher. He said he did not believe 
the department had the equipment still to this day to be able to access taller buildings.  

Toschi, Steve. Toschi was called to speak. He is a resident of St. Helens. He said when he first met 
with the Planning Department, he was neutral, but changed his opinion, as he felt the applicant did not 
meet any of the legal criteria needed for the variance application. He said he did agree with the 
applicant that the City should implement a parking structure to encourage more developers to come 
and have an easier time with the Development Code rules on parking.   

Elliot, Michael. Elliot was called to speak. He is the owner of a neighboring property. He said he 
would love to see that piece of property developed, but not in the way that was being proposed by the 
applicant. He mentioned there is a large parking issue in this area. He said he receives complaints from 
his tenants as well about the parking issue. He said allowing a project to develop with an immediate 
need for parking is not feasible for this area. He also had a concern about the height proposed as well.  

Rebuttal 

Uebelacker, Will. Uebelacker was called to speak. He said he did not agree with the neighboring 
properties who protested his proposal, as they used the same code provisions to renovate their historic 
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building. He said they could just renovate or remodel their building, but he felt it was better to just 
build a brand-new building to create a much better space for the downtown area. He also said if they 
allowed a parking variance, this would allow them time to determine what exactly they would like to 
build that would meet a smaller scale.  

End of Oral Testimony 

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

Close of Public Hearing & Record 

Deliberations 

Dimsho clarified that they were only looking at a parking variance and not discussing the proposed 
concept complies with the architectural guidelines.  

Chair Cary asked if the variance were approved, could it apply to another proposal? Dimsho mentioned 
this would not be the case. She said if the Commission approves the variance, there is a recommended 
condition of approval that it would only apply to this specific development of  both properties. She also 
mentioned an approval would not apply if they decided to renovate the current building. She also said, 
if approved, there would be a validity period.  

There was a small discussion on the future road and parking situation for the Riverfront Development.  

There was a discussion about the proposed residential units and whether they were studios or one 
bedroom. The Planning Commission determined this did not make a difference in their decision to grant 
or not grant the application. 

There was a discussion about allowing this amount of parking spaces to be removed from this project 
and how it would affect the other properties and neighbors to this new build. Dimsho did mention 
include a parking study for the downtown area would be included as a project to be completed in the 
new Transportation Systems Plan. A new parking study woulddetermine what the parking needs are 
and would create opportunities to leverage grant money towards adding more parking.  

The Planning Commission agreed the number of parking spaces being eliminated with this variance was 
too great and agreed they should deny the variance.  
 

Motion: Upon Vice Chair Shoemaker’s motion and Commissioner Rosengard’s second, the Planning 
Commission unanimously recommended denial of the Variance. [AYES: Vice Chair Shoemaker, 
Commissioner Rosengard, Commissioner Carlson, Commissioner Jacobson, Commissioner Castner; 
NAYS: None] 
 

Motion: Upon Commissioner Jacobson’s motion and Commissioner Carlson’s second, the Planning 

Commission unanimously approved the Chair to sign the findings. [AYES: Vice Chair Shoemaker, 
Commissioner Rosengard, Commissioner Carlson, Commissioner Jacobson, Commissioner Castner; 
NAYS: None] 

C. 6:15 p.m. Historic Resource Review at 120 S 1st Street - Kenoyer 

Chair Dan Cary opened the Public Hearing at 7:40 p.m. There were no ex-parte contacts, conflicts of 
interests, or bias in this matter.  

City Planner Jacob Graichen presented the staff report dated June 3, 2024. He mentioned this home 
was a designated landmark. He shared several early to current photographs of the home and shared 
some of the history behind the home and how it became added to the Designated Landmarks Registry.  

He said the applicant proposed several exterior modifications and renovations. He discussed the siding 
and how originally it had three different types of siding on the different levels of the home. He shared 
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some photos of how the siding had changed over the years and mentioned currently the home is sided 
in all vinyl. He said the applicant plans to remove the vinyl, if they purchase the property. He said they 
are unsure of what is underneath and what shape it is in. He said that he recommended a condition of 
approval that the siding, if needed to be replaced, matches the color, material, and style of what the 
home had for siding in the past.  

He mentioned that due to the fact some repairs may not require a building permit, he thought it 
pertinent that one of the conditions of approval be that any modifications or repairs come before the 
Planning [Historic Landmarks] Commission to be sure it is meeting the architectural and historical 
guidelines of the home and zoning district.  

He also mentioned the roof. He said the roof was necessary to keep the integrity of the building and 
mentioned the applicant planned to replace it with the grey, traditional, type of roofing. There was a 
discussion on the color of the roof. Graichen mentioned they could mention colors if it has to do with 
keeping the home as close to the historic look of the home.  

He also shared the applicant planned to replace the door with another wood door and a key difference 
would be six ornamental windows instead of four.  

He also talked about the repair of the stairs and attaching new safety rails to the stairs on the front 
porch. He shared a few ways to add these to keep with the historical look of the home. He also talked 
about the safety railing for the stairs down to the back of the home to access the lower half of the 
home from the exterior. He said he recommended just not attaching them to the home.   

He also discussed foundation work that needed to be done to the home to make the home safe and 
keep it from sinking. He shared that the repairs would likely not be viewable from the exterior, but the 
portions that were able to be seen would be a metal repair recommended by the foundation repair.  

Kenoyer, Melissa. Kenoyer is a potential buyer of the home. She said she felt the home was a 
stunning piece of history and wanted to stay true to the integrity of the home as she repaired it. Before 
purchasing the home, they wanted to see if Planning Commission would approve the desired repairs 
they wanted to make. She said the foundation was a huge repair that needed to be done.. She 
discussed some of the water damage and how some of the repairs would possibly affect the look of the 
home. She said she could not show them what this would look like, because it would require a 
structural engineer, which they did not want to move forward with before they had the Planning 
Commission agree to the repairs that needed to be made.  

There was a small discussion about the color palette the applicant planned to use.    

In Favor 

No one spoke in favor of the application.  

In Neutral 

Pulliam, Paul. Pulliam was called to speak. He is a neighbor to the property. He said they were 
excited to see the home renovated and restored to its original historic look. He also wanted to be sure 
they would use the retaining wall and garage area to be the same style as the home. He said there 
was a concern about the drop off between his property and the property being discussed and wanted 
to be sure there were going to be guidelines in place to make sure that area stayed safe.  

In Opposition 

No one spoke in opposition to the application. 

Rebuttal 

There was no rebuttal. 

7

Item A.



Planning Commission  DRAFT Minutes June 11, 2024 

 

Planning Commission DRAFT Minutes – 06/11/24       Page 6 of 7 

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 the handrails and the Planning Commission agreed the handrails 
should be attached to the porch, but the side rails were not attached to the house. They said it should 
be put into place for safety.  

Vice Chair Shoemaker said she would like to encourage the new owner to restore the door or at least 
look in to restoring it to stick with the integrity of the home. She mentioned if restored rather than 
replaced, it might be more affordable. If the door could not be restored, she would hope they would 
keep the glass and try to build something with the original glass and replace it with something like for 
like.  

There was a discussion about the siding and restoring it back to the original look. The Commission 
agreed before siding was placed back on, that the application would come back before the Historic 
Landmarks Commission for final approval.  

They discussed the siding and said they would like to see them restore what they find under the vinyl 
siding that is being removed. They would like to see them repaired with materials that meet historic 
standards.  

They agreed that the foundation should be fixed, and that the applicant should follow the guidelines of 
the structural engineer to do what is necessary to save this historic building. They would like to see the 
visible fixes minimized as possible..  
 

Motion: Upon Commissioner Rosengard’s motion and Vice Chair Shoemaker’s second, the Historic 
Landmark’s Commission unanimously recommended approval of the Historic Resource Review as 
recommended by staff with the discussed changes. [AYES: Vice Chair Shoemaker, Commissioner 
Rosengard, Commissioner Carlson, Commissioner Jacobson, Commissioner Castner; NAYS: None] 
 

Motion: Upon Vice Chair Shoemaker’s motion and Commissioner Carlson’s second, the Planning 
Commission unanimously approved the Chair to sign the findings. [AYES: Vice Chair Shoemaker, 
Commissioner Rosengard, Commissioner Carlson, Commissioner Jacobson, Commissioner Castner; 
NAYS: None] 

DISCUSSION ITEMS  

D. Architectural Review at 325 Strand Street - Uebelacker 

Dimsho suggested that due to the outcome of the Variance hearing, this application would need to be 
submitted for a different layout. She said the Commission could hold off discussing the details until a 
new application was received.   

The Commission agreed to hold the discussion for this item until a new application was resubmitted.  

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

E. Site Design Review at 71 Cowlitz Street – The Klondike Tavern 
F. Temporary Sign Permit at 2100 Block of Columbia Blvd – Heather Epperly Agency, Inc. 
G. Temporary Use Permit at 735 S Columbia River Hwy – Bethel Fellowship  

There was no discussion on the Planning Director Decisions.  

PLANNING DEPARTMENT ACTIVITY REPORT 
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H. Planning Department Activity Report – May 

There was no discussion on the Planning Department Activity Report.  

PROACTIVE ITEMS 

I. Architectural Standards 
J. Vacant Storefronts 
K. The Plaza Square 

Vice Chair Shoemaker said she would like to move forward with getting other Commissioners set in 
place to be the chair of the subcommittees for the other items on the list. She said some of the 
Commissioners had expressed interest in getting involved.  

There was a small discussion about the different items on the list.  
 

FOR YOUR INFORMATION ITEMS 

Graichen discussed the agenda for the Joint Planning Commission and City Council meeting.  

There was a small discussion about the Plaza and how to move forward with redesign.  

Commissioner Scott Jacobson brought up that he would like to see the City work on a way to 
conditionalize property for archeological purposes. The Commission discussed this item might be more 
of a Proactive Item that could be added later but could be a subject of discussion in the For Your 
Information Items section until there is a more formal proactive item formed.  

ADJOURNMENT 

There being no further business before the Planning Commission, the meeting was adjourned at 9:15 
p.m. 

 

Respectfully submitted, 
 
Christina Sullivan 
Community Development Administrative Assistant   
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PLANNING COMMISSION & CITY COUNCIL 

 JOINT MEETING DRAFT MINUTES  
Wednesday, June 12, 2024, at 4:00 PM 

 

 
Members Present: Mayor Rick Scholl 

Council President Jessica Chilton 
Councilor Russ Hubbard 
Councilor Brandon Sundeen  
Councilor Mark Gundersen 
 

Chair Dan Cary 
Vice Chair Jennifer Shoemaker 
Commissioner Ginny Carlson  
Commissioner Charles Castner 
Commissioner Scott Jacobson 
Commissioner David Rosengard 
 

Members Absent: Commissioner Brooke Sisco 
  

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

  
 

This meeting was held in the Council Chambers. 

At 4:00 p.m., Mayor Rick Scholl opened the Joint Planning Commission and City Council Meeting. The 
purpose, rules, and goals of this meeting were explained. The mayor is the presiding officer, the group 
must have respect for others’ time, and no decisions are to be made at these meetings. 

ST. HELENS ECONOMIC OPPORTUNITY ANALYSIS PRESENTATION 

City Planner Jacob Graichen did a small recap on previous discussions on the Economic Opportunity 
Analysis (EOA) and explained this presentation was to help both groups understand better what it is.   

Beth Goodman is a consultant from ECONorthwest. She said they would be sharing where they were in 
the process and how they planned to move forward. She said they were in the early stages, so they 
would be asking a lot of questions to gather information and then later in the process is when the policy 
would be discussed. 

She said there are many reasons cities do an EOA. The first is for legal requirements. It also gives 
them an opportunity to plan for long-term growth and forecast future conditions by helping them 
understand existing conditions. She mentioned at the end of the study, they would give 
recommendations for the Comprehensive Plan policy changes and any changes or actions that need to 
be implemented.  

There was a small discussion on how the determined buildable land inventory was calculated and if 
there are zone changes that may make sense. 

Goodman discussed some of the national and state economic trends. There was a small discussion 
around the power needs for St. Helens and across the state for certain industrial users.  
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There was a discussion about commuting trends and how common it is for St. Helens.  

There was a discussion on the unique economic advantages and disadvantages of St. Helens.. 

Mayor Scholl shared that he believes that St. Helens has a generational workforce and if the jobs are 
available, they would work here instead of commuting. He also said there needed to be a focus on 
bringing more power to this area to be able to service lighter industrial and heavier industrial 
businesses so that there are not more missed opportunities.  

Commissioner Ginny Carlson said there are a lot of vocational programs here for students to learn 
trades and further their education while in high school. She said trades jobs can be hard to outsource, 
so she thought it was great that we had a school system that recognizes the need for trades and offers 
these opportunities to our students.  

Councilor President Jessica Chilton said they have a solid Mainstreet Program and that there is not a 
lot of commercial property along Highway 30, but there is a lot of commercial property along our main 
street and nurturing that and figuring out how to connect this to our downtown area is part of the 
Mainstreet Alliance focus.  

Councilor Russ Hubbard said we have a lot of smaller industry and St. Helens would need to focus on 
the capacity they are able to sustain. He said he would like to see St. Helens focus on building these 
lighter industrial type businesses, instead of trying to bring in larger corporations and giant commercial 
industry. He mentioned the items that large business needs to be able to set up and run is too large for 
St. Helens to handle. 

Commissioner Jennifer Shoemaker said she would like to see the City of St. Helens work to incentivize 
the small business. She said currently they work hard to bring in larger business and she feels there is 
a need to support both types to have a thriving community.  

Commissioner David Rosengard said there were advantages that the City had become a destination 
location and can help with development and economic growth.  

There was a small discussion on how to break down these barriers to achieve more of these goals.  

DISCUSS PLANNING COMMISSION PROACTIVE ITEMS 

Commissioner Shoemaker shared the proactive items currently on the list. She talked about the 
Courthouse Plaza and the need for improvements to help keep it from looking thrashed after large 
tourist events. She also shared the vacant storefronts was still on the horizon working with the 
Mainstreet Alliance to try and get this going. She also mentioned architectural standards and that the 
Commission agreed this should be narrowed to one district at a time to help keep the focus. She 
mentioned there were several commissioners interested in taking over some of these items and 
heading them up.  

She said she would like to head up the plaza project. She shared some of the ideas she had to start 
discussing how to renovate the area.  

There was a discussion about preservation of the trees in the Plaza and the bricks that are already laid 
out in the area. The Planning Commission and the City Council agreed they needed to get the approval 
of Columbia County in agreement with approvements to be made, as the property belongs to them.  

There was a discussion with the group about being sure to keep the proactive items more manageable 
so that a subcommittee can handle the research and work.  

OTHER BUSINESS  

Graichen mentioned there could be a discussion at the next meeting about the code amendments and 
he said that Columbia County Mental Health (CCMH) had reached out about expanding their campus. 
He said for what they want to do there is not really a category available in the amendments that allows 
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for this type of use. He mentioned CCMH had some professional consultant staff that were willing to 
work with the City on finding a correct definition for this type of commercial use.  

Vice Chair Shoemaker brought up a concern about future parking structures or availability of parking for 
future developments in the new waterfront district. She said they had to deny a recent proposal for a 
parking variance, and she thinks this will be a trend as more development comes up. She wanted to 
find a solution on how to meet these parking standards in the Development Code, but also allowing 
development to come in.  

There was a discussion about parking standards and doing a parking study in the future. There was 
also a discussion about building a public structure or parking lot space.  

There was no other business discussed. The meeting was adjourned.  

 

There being no further business the meeting was adjourned at 6:01 p.m. 
Respectfully submitted, 
Christina Sullivan 
Community Development Administrative Assistant   

 

/s/   /s/  

Rick Scholl, Mayor Dan Cary, Chair 
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CITY OF ST. HELENS PLANNING DEPARTMENT 
STAFF REPORT 

Development (Zoning) and Comprehensive Plan Code Amendments CPZA.1.24 
 

DATE: August 6, 2024 
TO: Planning Commission 
FROM: Jacob A. Graichen, AICP, City Planner    
 
APPLICANT: City of St. Helens 
 
PROPOSAL: Amend the following Chapters of the St. Helens Municipal Code: 17.16 general 
and land use definitions, 17.24 procedures for decision-making – quasi-judicial, 17.32 zones and 
uses, 17.36 historic sites and overlay district, 17.40 protective measures for significant wetlands, 
riparian corridors, and protection zones, 17.44 sensitive lands, 17.80 off-street parking and 
loading requirements, 17.88 signs, 17.96 site development review, 17.100 conditional use, 
17.108 variances, 17.120 home occupations, 17.124 accessory structures, 17.132 tree removal, 
17.136 land division – subdivision, 17.140 land division – land partitioning – lot line adjustment, 
17.148 planned development, and 19.20 maps. 
 

BACKGROUND 
 

The primary catalyst of these amendments is state legislation.  This includes Measure 109 
(2020), legalizing psilocybin for mental health purposes in the State of Oregon and House Bill 
3109 (2021) updating childcare facility law. 
 
Staff has included other amendments for general housekeeping updates, taking advantage of the 
effort for efficiency.  This includes validity periods for land use decisions, in particular. 
 

PUBLIC HEARING & NOTICE 
 

Public hearing before the Planning Commission for recommendation to the City Council: 
August 13, 2024.  Public hearing before the City Council: September 18, 2024. 
 
Notice of this proposal was sent to the Oregon Department of Land Conservation and 
Development on June 13, 2024 through their PAPA Online Submittal website. 
 
Notice of this proposal was sent to property owners of land where Planned Development overlay 
zones have been adopted, but development utilizing the overlay zone has not occurred for the 
entire overlay zone area or a portion thereof.  This notice was sent on July 22, 2024 given ORS 
227.186, because the city proposes to change the overlay zone from never expiring to expiring 
after a 10-year period, if unused. 
 
Notice was sent to agencies by mail or e-mail on July 22, 2024. 
 
Notice was published on July 24, 2024 in The Chronicle newspaper.   
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AGENCY REFERRALS & COMMENTS 
 
None received. 
 

APPLICABLE CRITERIA, ANALYSIS & FINDINGS 
 

SHMC 17.20.120(1) – Standards for Legislative Decision 
 
The recommendation by the commission and the decision by the council shall be based 
on consideration of the following factors: 
 (a) The statewide planning goals and guidelines adopted under ORS Chapter 197; 
 (b) Any federal or state statutes or guidelines found applicable; 
 (c) The applicable comprehensive plan policies, procedures, appendices and maps; 
and 
 (d) The applicable provisions of the implementing ordinances. 
 (e) A proposed change to the St. Helens zoning district map that constitutes a spot 
zoning is prohibited. A proposed change to the St. Helens comprehensive plan map that 
facilitates a spot zoning is prohibited. 
 
(a) Findings: This criterion requires analysis of the applicable statewide planning goals.  The 
applicable goals in this case are: Goal 1 and Goal 10. 
 

Statewide Planning Goal 1: Citizen Involvement. 
Goal 1 requires the development of a citizen involvement program that is widespread, allows 
two-way communication, provides for citizen involvement through all planning phases, and 
is understandable, responsive, and funded. 

 
Generally, Goal 1 is satisfied when a local government follows the public involvement 
procedures set out in the statutes and in its acknowledged comprehensive plan and land 
use regulations. 
 
The City’s Development Code is consistent with State law with regards to notification 
requirements. Pursuant to SHMC 17.20.080, at least one public hearing before the 
Planning Commission and City Council is required. Legal notice in a newspaper of 
general circulation is required too. The city has met these requirements and notified 
DLCD of the proposal as required by State law. 
 
Several public meetings have taken place discussing 2024 Development Code 
Amedments.  These public meetings include: 
 
• Planning Commission meeting—January 9, 2024 
• Planning Commission meeting—February 23, 2024 
• City Council/Planning Commission joint meeting—March 13, 2024 
• Planning Commission meeting—April 9, 2024 
• Planning Commission meeting—May 14, 2024 
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• City Council work session—June 5, 2024 
 

Staff began preparing for this in November 2023, which resulted in meetings to discuss 
the various issues for every month of 2024 through June, when the City Council 
authorized the legislative matter to proceed on June 5, 2024. 

 
Note that there are amendments discussed at these meetings not included in this 
report/effort, that will be addressed separately.  These other amendments focus more on 
residential uses. 

 
Statewide Planning Goal 10: Housing. 
Goal 10 requires buildable lands for residential use shall be inventoried and plans shall 
encourage the availability of adequate numbers of needed housing units at price ranges and 
rent levels which are commensurate with the financial capabilities of Oregon households and 
allow for flexibility of housing location, type and density. 

 
Housing is an associated component of this proposal.  This effort does not address 
residential uses directly, but aligns the city code with the state’s in regards to child care in 
homes and elsewhere, which is intended to lessen the burden of child care in 
communities. 

 
This Goal has a couple components: 1) inventorying of land for housing need, and 2) 
demographic broad spectrum housing availability in both quantity and variety of 
type. 

 
 Inventorying 

 
St. Helens completed and adopted a Housing Needs Analysis (HNA) and Buildable 
Lands Inventory (BLI) in 2019 (Ordinance No. 3244).  The results of the housing needs 
analysis indicates that the current St. Helens Urban Growth Boundary is sufficient to 
accommodate future housing needs, with a small deficiency (8 acres needed) of high-
density land for multi-family development.  Commercial/Mixed Use land can make up 
for the high-density land deficiency.  Even though there are no guarantees 
Commercial/Mixed Use lands will be used for residential purposes, the following 
residential developments on commercial/mixed use lands since the inventorying effort of 
the HNA are noteworthy: 

 
• St. Helens Place Apartments at 700 Matzen Street.  Originally approved by 

Conditional Use Permit CUP.2.18 in 2018, this 204-unit multidwelling project 
was completed in 2020. 

 
Zone: General Commercial.   
Total acres used: 7.72 out of 7.72 ac. 

 
• Broadleaf Arbor developed by the Northwest Oregon Housing Authority (NOHA) 

and Community Development Partners at 2250 Gable Road.  Originally approved 
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by Conditional Use Permit CUP.3.19, this 239-unit multidwelling project was 
completed was completed earlier this year.  The site has wetlands that are 
preserved so only a portion of the property is developed. 

 
Zone: General Commercial, GC.   
Total acres used: approx. 13.7 ac. out of 16.7 ac. 

 
This proposal does not change any zoning of specific properties, and the city’s adopted 
land-wise need for housing is met. 
 
Demographic broad spectrum housing availability in both quantity and variety of 
type 

 
This proposal supports this aspect of Goal 10 by increasing childcare options; childcare 
of a service that supports housing options.  The more widespread childcare is, the broader 
housing options are for those who need childcare within a reasonable distance from their 
home. 
 

 

Upper Left: Table showing the city’s 
2019 HNA findings.  St. Helens has 
adequate land across most categories.  
The high-density deficit of 8 acres 
can be addressed in the 
commercial/mixed use land surplus 
and there are development projects 
since the HNA adoption that have 
done so, exceeding 8 acres. 
 
This proposal complies with the 
inventorying component of Goal 10. 
 

* * * 
 
Lower Left: This is Exhibit 5 from 
the city’s HNA showing housing mix 
and tenancy for St. Helens between 
2013 and 2017.  
 
The proposal supports housing 
options by increasing childcare 
potential in multiple locations making 
childcare more accessible to more 
households. 
 
This proposal complies with the 
broad spectrum housing 
availability component of Goal 10. 
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(b) Findings: This criterion requires analysis of any applicable federal or state statutes or 
guidelines. 
 

Much of the proposal is in response to state legislation.  This includes: 
 

• Measure 109 (2020), legalizing psilocybin for mental health purposes in the State of 
Oregon.  As allowed by the measure, the city imposed a two-year moratorium, which 
is implemented by SHMC 5.08.010: 
 

The establishment of psilocybin product manufacturers licensed under 
ORS 475A.290 and psilocybin service centers licensed under ORS 475A.305 is 
prohibited in the city of St. Helens. 

 
This ordinance is repealed on December 31, 2024 and at the December 13, 2023 joint 
City Council / Planning Commission meeting, there was enough concern from those 
in attendance for staff to establish at least making psilocybin service centers—the 
place where people can obtain and consume psilocybin products—a conditional use 
in most commercial or mixed use zones, except for the Riverfront District. 
 
This adds a definition to Chapter 17.16 and amends mixed use and commercial zones.  
Note that a psilocybin service center would not be allowed in the Riverfront District.  
This also adds the use to Chapter 17.100 regarding Conditional Uses and prohibits 
psilocybin manufacturing in conjunction with a service center. 
 

• House Bill 3109 (2021) updates the state’s childcare facility law.  For many years, 
there has been restrictions on local governments on how certain childcare is allowed 
in homes in residential areas and this bill creates additional restrictions outside of 
residential areas, impacting other zonings. 
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Oregon law requires child-caring agencies to be licensed. Children’s Care Licensing 
sets the licensing requirements for agencies that operate in Oregon and makes sure 
that agencies meet the requirements before receiving a license.  There are two types: 
family child care home, which must be allowed and treated similarly to any single 
dwelling, and child care center which must be allowed in commercial and light 
industrial areas, generally. 
 
This adds/amends definitions to Chapter 17.16 SHMC, and amends most zoning 
districts.  Permit exemption clarified in SHMC 17.96.020 (Site Development Review) 
and added to SHMC 17.120.020 (Home Occupations). 

 
(c) Findings: This criterion requires analysis of applicable comprehensive plan policies, 
procedures, appendices and maps. 
 

For these findings, the comprehensive plan addendums will be examined followed by 
policies. 

 
 Comprehensive Plan Addendums: 
 

The addendums to the Comprehensive Plan include the Economic Opportunities Analysis 
(Ord. No. 3101), Waterfront Prioritization Plan (Ord. No. 3148), Transportation Systems 
Plan (Ord. No. 3150), Corridor Master Plan (Ord. No 3181), Parks & Trails Master Plan 
(Ord. No. 3191), Riverfront Connector Plan (Ord. No. 3241), and Housing Needs 
Analysis (Ord. No. 3244). 

 
 No direct applicability. 
 
 Comprehensive Plan Policies 
 

There is no known conflict with the general Comprehensive Plan policies identified in 
Chapter 19.08 SHMC or the specific policies of Chapter 19.12 SHMC. 
 

(d) Findings: This criterion requires analysis of the applicable provisions of the implementing 
ordinances.  This proposal updates the city’s implementation ordinances as embodied in the 
Development Code. 
 
It is worth discussing the Planned Development overlay zone changes.  The city has a planned 
development overlay zone as an option to allow certain code flexibility for development.  This 
includes adopting an overlay zone and approving development using that overlay zone.  Though 
a development proposal, such as a subdivision, can expire, the overlay zone currently does not.  
The city proposes to change SHMC 17.148.030 such that a new overlay zone expires after 10 
years from the date it becomes effective if not used.  For existing overlay zones that have not 
been used, they are proposed to expire 10 years after January 1, 2025.  There are five existing 
overlay zones that would be affected: 
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• Columbia Heights, adopted by Ordinance 2950 in 2005.  This property was never 
developed, and contiguous ownership currently includes area outside of the original 
planned development boundary.  The ownership and planned development boundaries do 
not align. 
 

• Dalton Lake, adopted by Ordinance 2995 in 2006.  Some of this property was developed., 
but a portion of Lot 6 of Dalton View Estates has not. 

 
• Seal Meadows, adopted by Ordnance 3042 in 2007.  This property was never developed 

as a planned development. 
 

• Boulder Ridge, adopted by Ordinance 3282 in 2022.  A more recent approved 
development, actual development has not taken place to date. 

 
• Comstock, adopted by Ordinance 3286 in 2022.  A more recent approved development, 

actual development has not taken place to date. 
 
(e) Findings: This criterion is intended to prevent spot zoning, which does not apply in this case. 

 
CONCLUSION & RECOMMENDATION  

 
Based upon the facts and findings herein, staff recommends approval of these text 
amendments. 
 
Attachment(s): Memo to Planning Commission and City Council dated January 19, 2024 

regarding land use decision validity periods 
 
  Map of Planned Development Overlay zones, noting those affected by this 

proposal 
 
Draft code amendments dated June 6, 2024  
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 CITY OF ST. HELENS PLANNING DEPARTMENT 

 M E M O R A N D U M 
 

TO: Planning Commission & City Council 
FROM: Jennifer Dimsho, AICP, Associate Planner 
RE: Land Use Decision Validity Periods – Proposed 
DATE: January 19, 2024 
 

 

1An approved sign shall be constructed and installed within six months of the final approval of the permit, including 
resolution of any appeal. The sign permit shall be void if installation is not completed within this period or if the sign 
does not conform to the approved permit. Sign permits mistakenly issued in violation of this chapter or other 
provisions of this code are void. The planning director may grant a reasonable extension of time for the installation 
deadline upon a showing of reasonable grounds for delay. 
 
2The director may approve a time schedule for developing a site in phases over a period of time of one year, but in 
no case shall the total time period for all phases be greater than three years without reapplying for site development 
review. 
 
3 The planning commission may approve a time schedule for developing a subdivision in phases, but in no case shall 
the actual construction time period for any phase be greater than two years (unless an extension is granted) without 
reapplying for a preliminary plat, nor the cumulative time exceed six years (regardless of extensions) without 
applying for a new preliminary plat. 
 
4The commission shall approve a time schedule for developing a site in phases, but in no case shall the total time 
period for all phases be greater than seven years without reapplying for preliminary development plan review. 

Land Use Decision  Default Validity 
Period Time Extension Period Total Validity 

with Extension(s) Code Section 

Sensitive Lands  1 year 1 year 2 years SHMC 17.44.030 

Sign Permit 1 year    1 year SHMC 17.88.130 (6) 

Site Development Review 1 year 1 year 2 years SHMC 17.96.040 

Site Development Review  
(Phased)2 

Each phase:  
1 year 1 year 3 years SHMC 17.96.050 

Conditional Use  1 year 1 year 2 years SHMC 17.100.030 

Variance 1 year 1 year 2 years SHMC 17.108.040 

Accessory Structure 1 year 1 year 2 years SHMC 17.124.050 

Tree Removal 1 year 1 year 2 years SHMC 17.132.050 

Subdivision  2 years 2 extensions at 1 year 
each 4 years SHMC 17.136.040 

Subdivision  
(Phased)3 

Each phase:  
2 years 

2 extensions at 1 year 
each 6 years SHMC 17.136.050 

Partition 1 year 1 year 2 years SHMC 17.140.035 

Planned Development 2 years  2 extensions at 
1 year each 4 years  SHMC 17.148.030 

Planned Development 
(Phased)4 

Each phase:  
2 years 

2 extensions at 
1 year each 7 years SHMC 17.148.100 
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S C A P P O O S E ,  O R  

S A N D Y ,  O R  

Land Use Decision Default Validity Period Time Extension Total Validity Period 

Site Development Review 2 years 1 year 3 years 

Conditional Use 2 years 1 year 3 years 

Variance 2 years 1 year 3 years 

Subdivision  2 years 1 year 3 years 

Partition 1 year N/A 1 year 

C O R N E L I U S ,  O R  

Land Use Decision Default Validity Period Time Extension Total Validity Period 

Site Development Review 2 years N/A 2 years 

Conditional Use 2 years N/A 2 years 

Variance 1 year or 
2 years (if COA) N/A 2 years 

Subdivision  1 year 1 year 2 years 

Subdivision 
(Phased) 

Each phase: 
1 year 

1 year for each 
phase 5 years 

Partition 1 year 1 year 2 years 

Planned Development 
(With Subdivision) 1 year 1 years 2 years 

 

Land Use Decision Default Validity Period Time Extension Total Validity Period 

Sensitive Lands 1 year 6 months 1.5 years 

Site Development Review 1 year 1 year 2 years 

Site Development Review 
(Phased) 1 year 1 year 3 years 

Conditional Use 1 year 1 years 2 years 

Conditional Use 
(Phased) 1 year 1 year  3 years 

Variance 1 year 1 year 2 years 

Subdivision  1 year 1 year 2 years 

Subdivision 
(Phased) 

Each phase: 
2 years 1 year 5 years 

Partition 1 year 1 year 2 years 

Planned Development 
(Overlay Zone) 1 year 6 months 1.5 years 
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underlined words are added  
words stricken are deleted 
 
[…] means skipping text as it reads in the code (e.g., to focus on text being edited in this document) 
 

CHAPTER 17.16 
GENERAL AND LAND USE DEFINITIONS 

 
[...] 
 
17.16.010 General and land use definitions. 
 
 Words used in this Development Code have their normal dictionary meaning unless they are 
listed below. Words listed below have the specific meaning stated, unless the context clearly 
indicates another meaning. 
 The definition of words with specific meaning in the Development Code are as follows: 
 
[...] 
 
 “Boathouse” means any structure supported wholly or partially by flotation, used wholly or 
partially to houseboat(s) house or shelter a boat or boats, or other waterborne vessel(s).  See 
floating structures ordinance Chapter 15.16 SHMC. 
 
[...] 
 
 “Child care center” means a child care facility, other than a family child care home, that is 
certified under ORS 329A.280. 
 “Child care facility” means a commercial establishment enrolling children under the age of 
13 years and where tuition, fees, or other forms of compensation for the care of the children is 
charged, and which is licensed or approved to operate as a child care center (also “day care,” 
“children’s center,” “day nursery”) any facility that provides child care to children, including day 
nursery, nursery school, child care center, certified or registered family child care home or 
similar unit operating under any name, and as further defined by ORS 329A.440.  
 
[...] 
 
 “Family Day Care Facility. See “home child care.” home” means a child care facility in a 
dwelling that is caring for not more than sixteen children and is certified under ORS 329A.280 or 
is registered under ORS 329A.330. 
 
[...] 
 
 “Home child care” means any care provider who provides care to children under the age of 
13 years in the home of the provider to fewer than 13 children, including children of the 
provider, regardless of full-time or part-time status (also “family day care”). 
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[...] 
 
 “Psilocybin service center” has the meaning described in ORS 475A.220. 
 
[...] 
 

CHAPTER 17.24 
PROCEDURES FOR DECISION-MAKING – QUASI-JUDICIAL 

 
[...] 

17.24.120 Notice of decision by the director. 

 (1) Notice of the director’s decision on an application pursuant to SHMC 17.24.090 shall be 
given by the director in the following manner: 

[...] 

 (4) For decisions of time extensions, notice requirements are the same as the corresponding 
application type. 
 (4) (5) If not listed in subsection (1) or (4) of this section, no notice of a director’s decision is 
required (e.g., final plat partitions, building permits).  
 
[...] 

17.24.130 Notice of planning commission, historic landmark commission and city council 
proceedings. 

[...] 

 (3) Time extensions of decisions by the planning commission, historic landmark commission, 
and/or city council, shall be administered by the director per SHMC 17.24.120.  Those entitled to 
notice shall still be per this Section. 
 (3) (4) Where applicable, other notices required by law shall be accomplished. 

[...] 
 

CHAPTER 17.32 
ZONES AND USES 

 
[…] 
 
17.32.050 Suburban residential zone – R-10. 
 
[…] 
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 (2) Uses Permitted Outright. In an R-10 zone, the following uses are permitted outright: 
  (a) Duplex. 
  (b) Home child care Family child care home in lawfully existing dwelling. 
 
[…] 
 
 (3) Conditional Uses (See Chapter 17.100 SHMC). In an R-10 zone, the following 
conditional uses may be permitted upon application: 
  (a) Children’s day care or day nursery Child care center. 
   
[…] 
 
17.32.060 Moderate residential zone – R7.  
 
[…] 
 
 (2) Uses Permitted Outright. In an R-7 zone, the following uses are permitted outright: 
  (a) Duplex. 
  (b) Home child care Family child care home in lawfully existing dwelling. 
   
[…] 
 
 (3) Conditional Uses (See Chapter 17.100 SHMC). In an R-7 zone, the following conditional 
uses may be permitted upon application: 
  (a) Bed and breakfast, homestay, boarding house. 
  (b) Children’s day care/day nursery Child care center. 
   
[…] 
 
17.32.070 General residential zone – R-5. 
 
[…] 
 
 (2) Uses Permitted Outright. In an R-5 zone, the following uses are permitted outright: 
  (a) Duplex. 
  (b) Home child care Family child care home in lawfully existing dwelling. 
 
[…]   
 
 (3) Conditional Uses (See Chapter 17.100 SHMC). In an R-5 zone, the following conditional 
uses may be permitted upon application: 
  (a) Bed and breakfast, homestay, and boarding house. 
  (b) Children’s day care/day nursery Child care center. 
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[…] 
  
17.32.080 Apartment residential zone – AR. 
 
[…] 
 
 (2) Uses Permitted Outright. In an AR zone, the following uses are permitted outright: 
  (a) Duplex. 
  (b) Home child care Family child care home in lawfully existing dwelling. 
 
[…]  
 
 (3) Conditional Uses (See Chapter 17.100 SHMC). In an AR zone, the following conditional 
uses may be permitted upon application: 
  (a) Bed and breakfast, homestay, and boarding house. 
  (b) Children’s day care/day nursery Child care center. 
 
[…] 
 
17.32.090 Mobile home residential zone – MHR. 
  
[…] 
 
 (2) Uses Permitted Outright. In the MHR zone, the following uses are permitted outright: 
  (a) Duplex. 
  (b) Home child care Family child care home in lawfully existing dwelling. 
   
[…] 
 
 (3) Conditional Uses (See Chapter 17.100 SHMC). In the MHR zone, the following 
conditional uses may be permitted upon application: 
  (a) Bed and breakfast, homestay, and boarding house. 
  (b) Children’s day care or day nursery Child care center. 
   
[…] 
 
17.32.095 Mixed use zone – MU. 
 
[…] 
 
 (2) Uses Permitted Outright. In an MU zone, the following uses are permitted outright 
subject to the provisions of this code and especially the chapter on site development review 
(Chapter 17.96 SHMC): 
  (a) Animal sales and services: grooming, kennels, retail and veterinary (small animals). 
  (b) Car washes. 
  (c) Child care center. 
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  (c) (d) Congregate housing. 
  (d) (e) Continuing care retirement community. 
  (e) (f) Cultural and library services. 
  (f) (g) Dwellings: single detached or attached, duplexes, and dwellings above permitted 
uses. 
  (g) (h) Eating and drinking establishments. 
  (h) (i) Equipment (small) sales, rental and repairs. 
  (j) Family child care home in lawfully existing dwelling. 

 (i) (k) Financial institutions. 
  (j) (l) Hardware store, without outdoor storage. 
  (k) Home child care. 
 
[editor’s note – re-lettering to continue through list of permitted uses] 
    
[...] 
 
 (3) Conditional Uses. In the MU zone, the following conditional uses may be permitted upon 
application, subject to provision of Chapter 17.100 SHMC and other relevant sections of this 
code: 
 
[...] 
 
  (f) Businesses with outdoor storage (those businesses permitted in subsection (2) of this 
section). 
  (g) Child care facility/day nursery. 
  (h) (g) Drive-up businesses and services. 
  (i) (h) Dwellings on same level as nonresidential use. 
  (j) (i) Funeral homes. 
  (k) (j) Hospitals and senior or convalescent care facilities. 
  (l) (k) Laundromats and dry cleaners. 
  (m) (l) Lodge, fraternal and civic assembly. 
  (n) (m) Lodging facilities or rooming house. 
  (o) (n) Marijuana retailer and/or medical marijuana dispensary. 
  (p) (o) Multidwelling units. 
  (q) (p) Nurseries and greenhouses. 
  (r) (q) Parking lots. 
  (s) (r) Parks, public and private. 
  (t) (s) Pawn shops. 
  (t) Psilocybin service center. 
   
[…] 
 
 (4) Standards. In the MU zone the following standards shall apply: 
 
[…] 
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17.32.100 Highway Commercial – HC. 
 
 (1) Purpose. The HC zone is intended to recognize the existing focus on commercial 
development along Highway 30 Columbia River Highway (US30) and to limit future 
commercial activity to retail concerns, activities that cater to motorists, and firms that deal in 
large goods and require unusual amounts of space. 
 (2) Uses Permitted Outright. In an HC zone, the following uses are permitted outright subject 
to the provisions of this code and in particular the chapter on site development review 
(Chapter 17.96 SHMC): 
 
[…] 
 
  (e) Car washes. 
  (f) Child care center. 
  (f) (g) Drive-up facilities (see specific requirements in Chapter 17.100 SHMC). 
  (g) (h) Eating and drinking establishments, including drive-up and carry-out. 
  (i) Family child care home in lawfully existing dwelling. 
  (h) (j) Financial institutions, including drive-through (see specific requirements in 
Chapter 17.100 SHMC). 
  (i) (k) Gasoline stations. 
  (j) (l) Home occupation (per Chapter 17.120 SHMC). 
  (k) (m) Motels and hotels. 
  (l) (n) Motor vehicle sales, service and repair. 
  (m) (o) Nurseries and greenhouses. 
  (n) (p) Offices catering to motorists (e.g., insurance claims)- all. 
  (o) (q) Personal and business services such as barber shops, beauty shops, tailors, 
laundries, printing, and locksmiths. 
  (p) (r) Parking lot. 
  (q) (s) Plumbing, HVAC, electrical and paint sales and service. 
  (r) (t) Produce stands. 
  (s) (u) Public facility, minor. 
  (t) (v) Retail sales establishments, specifically catering to motorists, including drive-in. 
 (u) (w) Retail sales of large equipment items and repair and maintenance concerns that 
conduct business completely within an enclosed building except for outdoor storage. 
  (v) (x) Shopping plaza (permitted businesses only). 
  (w) (y) Small equipment rentals, sales and repair. 
  (x) (z) Theaters, except drive-ins. 
  (y) (aa) Tire shops within an enclosed building. 
 
 (3) Conditional Uses. In the HC zone, the following conditional uses may be permitted upon 
application, subject to provisions of Chapter 17.100 SHMC and other relevant sections of this 
code: 
 
[…] 
 
  (g) Parks. 
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  (h) Psilocybin service center. 
  (h) (i) Public facilities, major. 
  (i) (j) Recreation facilities. 
  (j) (k) Religious assembly. 
  (k) Retail establishments not directly catering to motorists. 
     
[…] 
 
17.32.110 General Commercial – GC. 
 
 (1) Purpose. The GC zone is intended to provide for a broad range of commercial operations 
and services required for the proper and convenient functioning of commercial activities serving 
the general public locally and regionally but not specifically the traveling motorists. 
 (2) Uses Permitted Outright. In a GC zone, the following uses are permitted outright subject 
to the provisions of this code and especially the chapter on site development review 
(Chapter 17.96 SHMC): 
 
[…] 
 
  (a) Animal sales and services: grooming, kennels, retail, veterinary (small animals), and 
veterinary (large animals). 
  (b) Car washes. 
  (c) Child care center. 
  (c) (d) Cultural and library services. 
  (d) (e) Dwellings above permitted uses (use AR standards). 
  (e) (f) Eating and drinking establishments. 
  (f) (g) Equipment (small) sales, rental and repairs. 
  (h) Family child care home in lawfully existing dwelling. 
  (g) (i) Financial institutions. 
  (h) (j) Hardware store, without outdoor storage. 
  (i) (k) Historic structures (as listed in the comprehensive plan). 
  (j) (l) Home occupation (per Chapter 17.120 SHMC). 
  (k) (m) Hotels and motels. 
  (l) (n) Offices – all. 
  (m) (o) Personal and business services such as barber shops, beauty shops, tailors, 
laundries, printing, and locksmiths. 
  (n) (p) Plumbing, HVAC, electrical and paint sales and service, without outdoor storage. 
  (o) (q) Produce stands. 
  (p) (r) Public facility, minor. 
  (q) (s) Repair and maintenance of permitted retail products. 
  (r) (t) Retail sales establishments, not specifically catering to motorists. 
  (s) (u) Studios. 
  (t) (v) Theaters, except drive-ins. 
 
 (3) Conditional Uses. In the GC zone, the following conditional uses may be permitted upon 
application, subject to provision of Chapter 17.100 SHMC and other relevant sections of this 
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code: 
 
[…] 
 
  (f) Businesses with outdoor storage (those businesses permitted in subsection (2) of this 
section). 
  (g) Child care facility/day nursery. 
  (h) (g) Congregate housing. 
  (i) (h) Drive-up businesses and services (including those associated with 
food/restaurants). 
  (j) (i) Funeral homes. 
  (k) (j) Hospitals and senior or convalescent care facilities. 
  (l) (k) Laundromats and dry cleaners. 
  (m) (l) Lodge, fraternal and civic assembly. 
  (n) (m) Lodging facilities or rooming house. 
  (o) (n) Marijuana retailer and/or medical marijuana dispensary. 
  (p) (o) Multidwelling units. 
  (q) (p) Nurseries and greenhouses. 
  (r) (q) Parking lots. 
  (s) (r) Parks, public and private. 
  (t) (s) Pawn shops. 
  (t) Psilocybin service center. 
   
[…] 
 
17.32.130 Light Industrial – LI. 
 
[…] 
 
 (2) Uses Permitted Outright. In the LI zone the following buildings and uses are permitted 
after compliance with the provisions of this section and others of this code: 
  (a) Agricultural supplies/sales, machinery sales and repairs but not slaughterhouses or 
tanneries. 
  (b) Animal sales and services: kennels, veterinary (small animals), and veterinary (large 
animals). 
  (c) Auction sales, services and repairs. 
  (d) Boat repairs. 
  (e) Building maintenance services. 
  (f) Building material sales including outdoor storage. 
  (g) Child care center. 
  (g) (h) Commercial gasoline stations. 
 
[editor’s note – re-lettering to continue through list of permitted uses] 
 
[…] 
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 (3) Conditional Uses. In the LI zone, in addition to the buildings and uses permitted outright, 
a conditional use permit can be granted for the following buildings and uses: 
  (a) Bar. 
  (b) Child care facilities. 
  (c) (b) Concrete mixing (concrete batching plant). 
 
[editor’s note – re-lettering to continue through list of conditional uses] 
 
[…] 
 
17.32.171 Riverfront district – RD, marina. 
 
[…] 
 
 (2) Uses Permitted Outright. In the marina subdistrict the following uses are permitted 
outright subject to the provisions of this code and especially the site development review chapter 
(Chapter 17.96 SHMC): 
 
  (a) Boathouses. 
  (b) Boat launching or moorage facilities and marine boat charter services 
  (c) Boat or marine equipment sales, service, storage, rental, or repair (including gas for 
marine vehicle use). 
  (d) Child care center. 
  (d) (e) Dwellings located above permitted uses (use AR standards, except yard 
requirements, which are based on the use at ground level below the dwelling or dwellings).   
  (e) (f) Eating and drinking establishments including carry-out. 
  (g) Family child care home in lawfully existing dwelling 
  (f) (h) Home occupation (per Chapter 17.120 SHMC). 
  (g) (i) Hotels and motels. 
   
[editor’s note – re-lettering to continue through list of permitted uses] 
 
[…] 
 
17.32.172 Riverfront district – RD, plaza. 
 
[…] 
 
 (2) Uses Permitted Outright. In the plaza subdistrict, the following uses are permitted 
outright, subject to the modifications to development standards and conditions as specified 
herein and all other applicable provisions of this code as noted under additional requirements: 
 
[…] 
  
  (oo) Watercraft sales, rental, charters, without outdoor storage. 
  (pp) Child care center. 
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  (qq) Family child care home in lawfully existing dwelling. 
    
[…] 
 
 (3) Conditional Uses. In the plaza subdistrict, the following conditional uses may be 
permitted upon application, subject to provision of Chapter 17.100 SHMC and other relevant 
sections of this code: 
 
[…] 
 
  (e) Business with outdoor storage (those businesses permitted in permitted uses). 
  (f) Child care facility/day nursery. 
 (g) (f) Hospitals, clinics, nursing homes, and convalescent homes. 
 
[editor’s note – re-lettering to continue through list of conditional uses] 
 
[…] 
 
17.32.173 Riverfront district – RD, mill. 
 
[…] 
 
 (2) Uses Permitted Outright. The following uses are permitted outright, subject to all 
provisions of the SHMC including specifically the modifications to development standards and 
conditions specified in this section. Moreover, the applicable provisions of 
Chapter 17.96 SHMC, Site Development Review, apply, except those modified by this chapter. 
  (a) Residential. 
   (i) Single dwelling units, attached. 
   (ii) Multidwelling units. 
   (iii) Family child care home in lawfully existing dwelling. 
  (b) Residential above Nonresidential Permitted Uses. 
   (i) Dwelling, single-family. 
   (ii) Congregate care facility housing. 
   (iii) Single dwelling units, attached. 
   (iv) Multidwelling units. 
   (v) Residential care facility Family child care home in lawfully existing dwelling. 
[…] 
 
  (e) Commercial. 
 
[…] 
 
   (xxii) Home occupation (per Chapter 17.120 SHMC). 
   (xxiii) Child care center. 
 
[…] 
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 (3) The following conditional uses may be permitted upon application, subject to the 
provisions of Chapter 17.100 SHMC, Conditional Use, and other relevant sections of this code, 
except those modified by this chapter: 
 
[…] 
 
  (e) Businesses with outdoor storage (for businesses that are permitted uses only). 
  (f) Child care facility/day nursery. 
  (g) (f) Hospitals, nursing homes, and convalescent homes. 
  (h) (g) Postal services. 
  (i) (h) Communication services. 
  (j) (i) Laundromats and dry cleaners. 
  (k) (j) Religious assembly. 
  (l) (k) Boat building. 
   
[…] 
 
17.32.180 Houlton business district – HBD. 
 
[…] 
 
 (2) Uses Permitted Outright. In the HBD zone, the following uses are permitted outright, 
subject to the modifications to development standards and conditions as specified herein and all 
other applicable provisions of this code as noted under additional requirements: 
  (a) Dwellings: single detached or attached, duplexes, and dwellings above permitted uses. 
 
[…] 
 
  (rr) Residential home 
  (ss) Child care center. 
  (tt) Family child care home in lawfully existing dwelling. 
 
 (3) Conditional Uses. In the HBD zone, the following conditional uses may be permitted 
upon application, subject to provisions of Chapter 17.100 SHMC and other relevant sections of 
this code: 
 
[…] 
  (e) Business with outdoor storage (those businesses permitted in permitted uses). 
  (f) Child care facility/day nursery. 
  (g) (f) Drive-up businesses and services (including those associated with food sales, 
pharmacies and such). 
  (h) (g) Dwellings on same level as nonresidential use.  
  (i) (h) Funeral homes. 
  (j) (i) Hospitals, clinics, nursing homes, and convalescent homes. 
  (k) (j) Laundromats and dry cleaners. 
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  (l) (k) Marijuana retailer and/or medical marijuana dispensary. 
  (m) (l) Multidwelling units. 
  (m) Psilocybin service center. 
 
[…] 
 

CHAPTER 17.36 
HISTORIC SITES AND OVERLAY DISTRICT 

 
[…] 
 
17.36.040 Criteria for alteration. 
 
[…] 
  
 (4) Prior to alteration, current photographs and/or drawings of all elevations shall be provided 
to the city for its public records. Photographs and drawings shall be archival quality and may be 
digital; proof of such shall be provided with the photographs and/or drawings. 
 
[…] 
 
 

CHAPTER 17.40 
ZONES PROTECTIVE MEASURES FOR SIGNIFICANT WETLANDS, RIPARIAN 

CORRIDORS, AND PROTECTION ZONES 
 
[…] 
 
17.40.015 Establishment of significant wetlands, riparian corridors and protection zones. 
 
 (1) Wetlands. Ordinance 2807 adopted in November 1999 established and listed significant 
wetland areas within the city of St. Helens. Such areas were added to the comprehensive plan. 
 
  (a) The following significant wetlands are hereby established as Type I: 
 
D-6 J-3 MC-1 

D-10 MI-7 MC-9 

D-11 MI-8 MC-25 

D-16 MI-10 UA-2 

D-17 MI-11 UB-5A 

D-18 MI-12 UB-5B 

 
 (b) The following significant wetlands are hereby established as Type II: 
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D-1 D-21 MC-2 MC-20 

D-2 D-22 MC-3 MC-21 

D-4 F-2 MC-5 MC-22 

D-7 J-6 MC-8 MC-26 

D-8 MI-3 MC-10 UB-6 

D-19 MI-5 MC-16   

D-20 MI-15 MC-17   

 
[…] 
 

CHAPTER 17.44 
SENSITIVE LANDS 

 
[…] 
 
17.44.030 Expiration of approval – Standards for extension of time. 
 

(1) Approval of a sensitive lands permit shall be void if: 
  (a) Substantial construction of the approved plan has not begun within a one-and-one-
half-year period; or 
  (b) Construction Development on the site is a departure from the approved plan. 
  
[…] 

 
CHAPTER 17.80 

OFF-STREET PARKING AND LOADING REQUIREMENTS 
    
[…] 
 
17.80.030 Minimum off-street parking requirements. 
 
[…] 
 

(2) Civic. 
 
[…] 
 
  (c) Children’s day care center – five spaces plus one space per classroom. 
 
[…] 
 
  (h) Public safety services – one space for every employee of the largest shift plus one 
space per 350 square feet of gross floor area accessible to the public or other nonemployee use. 
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[…] 
 

CHAPTER 17.88 
SIGNS 

 
[…] 
 
17.88.130 Sign permit application. 
 
[…] 
 
 (6) An approved sign shall be constructed and installed within six months one year of the 
final approval of the permit, including resolution of any appeal. The sign permit shall be void if 
installation is not completed within this period or if the sign does not conform to the approved 
permit. Sign permits mistakenly issued in violation of this chapter or other provisions of this 
code are void. The planning director may grant a reasonable extension of time for the installation 
deadline upon a showing of reasonable grounds for delay. 
 
[…] 
 

CHAPTER 17.96 
SITE DEVELOPMENT REVIEW 

 
[…] 
 
17.96.020 Applicability of provisions. 
 
 Site development review shall be applicable to all new developments and major modification 
of existing developments, as provided in SHMC 17.96.070, except it shall not apply to: 
  
 (6) Home child care Family child care home in lawfully existing dwelling; 
 
[…] 
 
17.96.040 Expiration of approval – Standards for extension of time. 
 
[…] 
 
 (3) The director shall, upon written request by the applicant and payment of the required fee, 
grant an extension of the approval period not to exceed six months one year; provided, that: 
 
[…] 
 

CHAPTER 17.100 
CONDITIONAL USE 
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[…] 
 
17.100.030 Expiration of approval – Standards for extension of time. 
 
 (1) Approval of a conditional use by the planning commission shall be void if: 
  (a) Substantial construction of the approved plan has not begun within a one-and-one-
half-year period; or 
    
[…] 
 
17.100.150 Additional requirements for conditional use types. 
 
[…] 
 
 (3) The additional dimensional requirements and approval standards for conditional use are 
as follows: 
 
[…] 
 
  (o) Psilocybin service center. 
   (i) “Manufacture” as defined under ORS 475A.220 in conjunction with or on the 
same property as a psilocybin service center shall be prohibited; and  
   (ii) Shall comply with state and local laws.  Additionally, more restrictive time, place 
and manner conditions may be imposed pursuant to ORS 475A.530, except any provision 
preempted by ORS 475A.524. 
 
[…] 
 

CHAPTER 17.108 
VARIANCES 

 
[…] 
 
17.108.050 Criteria for granting a variance. 
 
[…] 
 

 (4) The yard requirements in the applicable zone may be reduced up to 20 percent (a 
reduction of 20 percent of the required setback) and/or the lot coverage standards increased 
up to five percent (maximum specified lot coverage plus five percent) without a variance, 
provided the following standards are satisfied: 
  (a) The reduction of the yard or increase in lot coverage established by the applicable 
zoning district shall be necessary to allow for the enlargement or remodeling of an existing 
principal building, accessory structure, or auxiliary dwelling unit as defined per 
SHMC 17.16.010, provided the existing building or structure has been lawfully established in 

37

Item C.



Ordinance No. ???? – Attachment “A” --June 6, 2024 DRAFT-- Page 16 of 19 
 
 

a completed state at its current location for at least 5 years; 
  (b) The increase in lot coverage established by the applicable zoning district may also 
allow for new accessory structures or auxiliary dwelling units, provided the existing principal 
building that the accessory structure or auxiliary dwelling unit are accessory to has been 
lawfully established in a completed state at its current location for at least 5 years; 

 
[…] 
 

CHAPTER 17.120 
HOME OCCUPATIONS 

 
[…] 
 
17.120.020 Applicability and exemptions. 
 
 (1) No person shall carry on a home occupation, or permit such use to occur, on property 
which that person owns or is in lawful control of, contrary to the provisions of this chapter. 
 (2) Exemptions from the provisions of this chapter are: 
  (a) Garage sales; 
 
[…] 
 
  (e) Proven nonconforming home occupations as per SHMC 17.104.040(4)(e). 
  (f) Family child care home in lawfully existing dwelling. 
 
[…] 
 
17.120.040 Approval criteria and standards. 
 
 All home occupations except those that have proven nonconforming status shall comply with 
the following: 
 
[…] 
 
 (4) The home occupation shall be operated entirely within the dwelling unit and any 
conforming lawfully existing accessory structure. The total area which may be used in the 
accessory building for either material product storage and/or the business activity shall not 
exceed 600 square feet. Otherwise, the home occupation and associated storage of materials and 
products shall not occupy more than 25 percent of the combined residence and accessory 
structure gross floor area. The indoor storage of materials or products shall not exceed the 
limitations imposed by the provisions of the building, fire, health, and housing codes; 
 (5) A home occupation shall not make necessary a change in the applicable building code (as 
administered by the building official) use classification of a dwelling unit. Any accessory 
building that is used must meet the applicable building code requirements and be in conformance 
with Chapter 17.124 SHMC a lawfully existing structure;  
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[…] 
 

CHAPTER 17.124 
ACCESSORY STRUCTURES 

 
[…] 
 
17.124.050 Expiration of approval – Standards for extension of time. 
 
 (1) Accessory structure approval by the director shall be effective for a one-and-one-half-
year period from the date of approval. 
 (2) The accessory structure approval by the director shall lapse if: 
  (a) Substantial construction or installation of the approved accessory structure plan has 
not begun within a one-and-one-half-year period; or 
  (b) Construction on the site is a departure from the approved plan. 
  
[…] 
 

CHAPTER 17.132 
TREE REMOVAL 

 
[…] 
 
17.132.050 Expiration of approval – Extension of time. 
 
 (1) A tree removal permit shall be effective for one and one-half years from the date of 
approval. 
  
[…] 
 

CHAPTER 17.136 
LAND DIVISION - SUBDIVISION 

 
[…] 
 
17.136.040 Expiration of approval – Standards for extension of time. 
 
 (1) The preliminary plat approval by the planning commission or final approving authority 
shall lapse if: 
  (a) A final plat (first phase in an approved phased development) has not been submitted 
within a one two-year period; or 
  (b) The final plat does not conform to the preliminary plat as approved or approved with 
conditions. 
 
[…] 
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CHAPTER 17.140 
LAND DIVISION – LAND PARTITIONING – LOT LINE ADJUSTMENT 

 
[…] 
 
17.140.035 Expiration of approval – Standards for extension of time. 
 
[…] 
  
 (3) The director shall, upon written request by the applicant and payment of the required fee, 
grant an extension of the approval period not to exceed six months one year; provided, that: 
  (a) No changes are made on the original plan as approved by the director; 
  (b) The applicant can show intent of recording the approved partition or lot line 
adjustment within the extension period; and 
  (c) There have been no changes in the applicable comprehensive plan policies and 
ordinance provisions on which the approval was based. 
 
[…] 
 

CHAPTER 17.148 
PLANNED DEVELOPMENT 

 
[…] 
 
17.148.030 Expiration of approval – Standards for extension of time. 
 

(1) The approval of the planned development overlay zone shall not expire provided a related 
planned development plan is lawfully completed per city approved plans within the timeframe 
per this subsection.  Any planned development overlay zone, or portion thereof, existing before 
January 1, 2025, without a lawfully completed development plan as approved by the city, shall 
expire 10 years after January 1, 2025.  Any new existing planned development overlay, or 
portion thereof, shall expire after 10 years from the date it becomes effective if there is no related 
development plan lawfully completed per city approved plans.  An overlay zone that becomes 
void due to expiration shall be removed from the zoning district map. 
 (2) The preliminary development plan approval by the commission shall lapse if a detailed 
development plan proposal has not been submitted for approval within the one-and-one-half a 
two-year period or unless an extension of time is granted. 
 (3) The director shall, upon written request by the applicant and payment of the required fee, 
grant an two extensions of the approval period not to exceed one year each provided, that: 
  (a) No changes have been made on the original preliminary development plan as 
approved by the commission; 
  (b) The applicant can show intent of applying for detailed development plan review 
within the one-year extension period; and 
  (c) There have been no changes to the applicable comprehensive plan policies and 
ordinance provisions on which the approval was based. 
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[…] 
 

CHAPTER 19.20 
MAPS 

 
[…] 
 
19.20.060 Map and list of significant wetlands. 
 
[…] 
 
 (2) List of Significant Wetlands. 
 
[…] 
 
Milton Creek       

  MI3     

  MI5     

  MI7     

  MI8     

  MI10     

  MI11     

  MI12     

  MI15   
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CITY OF ST. HELENS PLANNING DEPARTMENT ACTIVITY REPORT 
 
 To:  City Council  Date: June 26, 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 
 
Had a preliminary Q&A meeting and provided information to the developer the Council selected 
for the Millard Road property. 
 
Had a preliminary Q&A meeting for potential redevelopment/remodel of the icehouse property 
along S. 1st Street. 
 
Had a preliminary Q&A meeting for remodel of the “Gracie’s annex” building along Strand 
Street.  This follows the Planning Commission denial of a parking variance that included a new 
building replacing the existing. 
 
Had a preliminary Q&A meeting to discuss options for Elk Ridge Estates Phase 7.  Currently up 
to phase 6, Elk Ridge is the development up Hankey Road.  Due to historic landslide activity and 
geotechnical challenges, the additional lots possible may be significantly reduced. 
 
 
PLANNING ADMINISTRATION—MISC. 
 
Gave permission to remove hazardous trees near/in the creek for property along DuBois Lane 
close to Milton Way. 
 
As mentioned in the March and April reports, the city and county have taken effort to get a 
RARE AmeriCorps person to assist with DEQ mandated TMDL efforts.  Since the last time this 
was reported the City of St. Helens and Columbia County as a joint applicant was selected as a 
potential RARE person host.  Five interviews conducted this month.  Fingers crossed for the best 
person!  If we get a person, start for 11-month period would be in the Fall.  My role will be as an 
assistant supervisor. 
 
Responded to a county referral for an action with the county, but within the St. Helens Urban 
Growth Boundary for a two-parcel partition at the Old Portland Road / Millard Road 
intersection.  See attached. 
 
Joint meeting with the City Council and Planning Commission this month. 
 

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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DEVELOPMENT CODE ENFORCEMENT 
 
Via unrelated complaints (as received by Code Enforcement) we discover a business along 
Eilertson Street in operation about a year or so without a business license.  Issue was quickly 
resolved. 
 
Discussed parking and other complaints with a neighbor on the 300 block of N 10th Street.  
Helped facilitate communication with Public Works with their requested for additional yellow 
curbing. 
 
We received a tree house complaint for a public street (in the right-of-way) along the 400 block 
of S. 2nd Street.  Appears to violate public tree provisions.  Code enforcement notified. 
 
 
PLANNING COMMISSION (& acting HISTORIC LANDMARKS COMMISSION) 
 
June 11, 2024 meeting (outcome):  The Commission denied a off-street parking requirement 
variance to allow a significant reduction of parking for a potential project at 325 Strand Street 
(the old “Gracie’s annex” building).  As the Historic Landmarks Commission, they approved a 
Historic Resource Review for proposed alterations to the building at 120 S. 1st Street, which is 
currently for sale.  The applicant, a possible buyer, is not going to purchase the property after all, 
but did attend the hearing and provided some important input, nevertheless. 
 
July 9, 2024 meeting (upcoming): This meeting has been cancelled!  Happy summer!!! 
 
 
COUNCIL ACTIONS RELATED TO LAND USE 
 
Council approved a resolution to increase planning fees.  Geneally, this is to keep the fees 
aligned with inflation, with some other updates. 
 
Council approved the concept of the 2024 Development Code Amendments discussed with the 
Planning Commission since December.  Council also posed no objection to continuing efforts to 
potentially address SB 8 (2021) and HB 2916 (2019).  Though, this new effort will likely cause 
staff to divide the amendments into two parts to ensure the psilocybin land use rules are adopted 
before January 1, 2025. 
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From: Jennifer Dimsho
To: Jacob Graichen
Subject: June Planning Department Report
Date: Monday, June 24, 2024 2:01:28 PM
Attachments: image001.png

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

1. Business Oregon – Infrastructure Finance Authority – Low-interest loan for Streets &

Utilities Project and Riverwalk improvements. Provided updates to loan officer. Waiting

until new FY to submit for reimbursement.

2. Riverwalk Project (OPRD Grants x2) – Notice to proceed issued 5/16. Contractor has

mobilized & set up erosion control. Coordinated with Communications on E-newsletter

content. Reviewing/tracking submittals and RFIs. Attending bi-weekly check-ins with

contractor and design team. Received OPRD LGGP time extension. Working with OPRD

LWCF to increase grant award and extend timeline to match LGGP.

3. Community Development Block Grant (CDBG): Sanitary Sewer Improvement Project –
$2.5 million grant award to fund design/engineering/permitting for 3 sanitary sewer

basins identified as deficient in the adopted Wastewater Master Plan. Preparing for first

quarterly report/disbursement in July for services through June 30.

4. CLG Historic Preservation Grant Program – SHPO Certified Local Government Program.

Received our contract for 17k. State approved work plan. Executed contract with grant

recipients. Project to be completed by July 31, 2024. Grant recipient received windows

which do not match the plans. Working to remove windows from the scope of approved

work.

5. DLCD Technical Assistance Program – 60k will fund a new Economic Opportunities

Analysis (EOA). Reviewed BLI data and employment forecasting, provided feedback.

Reviewed materials for TAC meeting #1 on July 10. 1-hour discussion of EOA update at the

joint PC/CC meeting on June 10.

6. ODOT Community Paths Program: St. Helens Scappoose Trail Refinement Project –

405k to study a trail route refinement project (30% design) from St. Helens to Scappoose.

Award is $363,407, with a match of around 42k split between Scappoose, the County, and

us. Final ODOT grant contract executed at 6/5 Council meeting. IGAs with

County/Scappoose executed at 6/5 Council meeting. SoW as approved by County and

Scappoose sent to DOJ for review by ODOT.

7. Travel Oregon Grant Program: Riverwalk Project - 100k grant for Riverwalk Project.

Received 50% of the grant as contract terms require. Will receive remainder when project

is complete.

8. ODOT TGM Program: Transportation Systems Plan – ODOT says it could be 1-2 months

before there is movement on the contract which allows us to move forward with
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consultant selection.

9. CDBG – Columbia Pacific Food Bank – Request from Executive Director to act on the

City’s 2-year public contract warranty for leaks in their roof during this past winter.

Coordinated with the contractor JH Kelly on repairs. Repairs were completed and

restarted warranty for an additional year to allow the Food Bank to monitor roof this

winter during the rainy season.
PROJECTS & MISC

10. Riverfront Streets/Utilities Project – Attending weekly check-ins. Pump station generator

to be installed soon. Tualatin staircase/bluff trailhead and Wapama Way intersection

under construction. Traffic circle and elevated picnic platform under construction. North

and south water quality swales underway. Joint utility trenching nearly complete.

Undergrounding contract for 1st & St. Helens intersection work is nearly completed.  

11. Urban Renewal Agency – Prepared for FY 24-25 budget adoption with Gloria/John. URA

Budget Committee meeting held on 5/16. URA meeting and budget adoption PH to be

held on 6/5. Prepared a Resolution/IGA to set up to recapture funds utilized by the City to

create and implement the URA. Will be put on Council agenda and URA agenda on 6/5.

12. Library Solar Array Project – Assisting library with grant-funded solar planning project.

Planning grant is complete. Working on completing final reporting to receive

reimbursement from ODOE.

13. VFW Post 1440 Veterans Memorial – Organized a discussion with our local VFW and

Lower Columbia Engineering about how to use VFW’s remaining funds on improvements

to the memorial in McCormick Park.

14. Citizens Day in the Park – Planned City’s booth, attended Citizens Day in McCormick Park

to share construction updates on City infrastructure projects.
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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\\COSH-FSV\DATA\DAS\SHARES\DEPARTMENTAL_FILES\PLANNING\```PLANNING FILES\COUNTY REFERRAL\2024\MP 24-06 
& V 24-04 (OPR & MILLARD ROAD)\REFERRAL AND ACKNOWLEDGMENT - PC.DOCX 

 COLUMBIA COUNTY 
LAND DEVELOPMENT SERVICES 

Planning Division 
COURTHOUSE 

ST. HELENS, OREGON  97051 
Phone:  (503) 397-1501      Fax:  (503) 366-3902 

 
REFERRAL AND ACKNOWLEDGMENT 

 
Date: June 12, 2024    
File # MP 24-06 & V 24-04     
Owner: Mary Ann Pinon and Homero Cortez 
Applicant: Wayne Weigandt 
Map/Taxlot: 5226-C0-00300 
Site Address: N/A   
Zone: Single Family Residential R-10 
Size: 1.96 Acres 
 
NOTICE IS HEREBY GIVEN that Wayne Weigandt, on behalf of property owners Mary Ann Pinon and 
Homero Cortez, have applied for a Minor Partition Application (MP 24-06) and Variance Application (V 
24-04). The applicant proposes to partition one existing parcel into two parcels, with a variance to the 
minimum lot size requirement from 1.00 acre to 0.92 acres for each parcel. The subject property associated 
with Map/Taxlot 4117-A0-00700 is approximately 1.96 acres and is zoned Single-Family Residential (R-10). 
 
Hearing Date: July 15, 2024        Please Return By: July 24, 2024       Planner: Jack Niedermeyer 
 
SAID PUBLIC HEARING will be held before the Columbia County Planning Commission on July 15, 2024, 
starting at 6:30 p.m. at 1054 Oregon Street St Helens, OR 97051. 
Please join my meeting from your computer, tablet or smartphone. 
https://meet.goto.com/880602597 You can also dial in using your phone. 
Access Code: 880-602-597   United States (Toll Free): 1 866 899 4679 
 
The enclosed application is being referred to you for your information and comment.  Your recommendation and 
suggestions will be used by the County Planning Department and/or the Columbia County Planning Commission in 
arriving at a decision.  Your prompt reply will help us to process this application and will ensure the inclusion of 
your recommendations in the staff report.  Please comment below. 
1.   We have reviewed the enclosed application and have no objection to its approval as submitted. 
 
2. X Please see attached letter or notes below for our comments. 
 
3.  We are considering the proposal further and will have comments to you by  . 
 
4.  Our board must meet to consider this; we will return their comments to you by  . 
 
5.  Please contact our office so we may discuss this. 
 
6.  We recommend denial of the application, for the reasons below: 
 
COMMENTS: See attached memo dated June 20, 2024.  Please note we submitted this to LDS before the July 24th deadline, which is 
oddly subsequent to the identified hearing date. 
 
 
 
Signed:  JAG      Printed Name: Jacob Graichen  
 
Title:  City Planner      Date: June 20, 2024 
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 CITY OF ST. HELENS PLANNING DEPARTMENT 

 M E M O R A N D U M 
 

TO: Jack Niedermeyer, Planner, Columbia County 
FROM: Jacob A. Graichen, AICP, City Planner 
RE: Columbia County file MP 24-06 & V 24-04 
DATE: June 20, 2024 
 
 
Please include the following conditions: 
 

1. Redevelopment/shadow plan required prior to the County’s approval of the final 
plat.  This shall be subject to city review and approval.  This includes both the plat 
itself and accompanying legal documentation. 
 

2. Approved redevelopment/shadow plan shall be recorded with the final plat and 
referenced on the final plat with a line to write the instrument number of the 
redevelopment/shadow plan. 
 

3. Right-of-way dedication of Millard Road to achieve 30’ from right-of-way centerline 
shall be required on the final plat. 
 

4. Only one access for both parcels (and the redevelopment/shadow plat) shall be 
allowed.  This access point subject to city approval (in addition to Columbia County 
Public Works). 
 

5. The final plat shall include a reciprocal access easement for the approved single 
point of access for both parcels. 
 

6. LDS shall be in receipt of a will serve letter from the city required before water 
connections.  City requirements including but not limited to consent to annex and 
payment of Systems Development Charges will be require before the city produces 
this will serve letter. 

 
 
------------------basis for conditions and other comments/considerations below------------------ 
 
 
Zoning/Comprehensive Plan Designation: 
 
The subject property has a City of St. Helens Comprehensive Plan designation of Rural Suburban 
Unincorporated Residential, RSUR.  If annexed in the future, based on today’s assumptions, the 
most likely zoning would be the City’s R7 (7,000 s.f. lot size) or R10 zones (10,000 s.f. lot size). 
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A shadow plat or redevelopment plan is necessary to help ensure these densities are possible once 
utilities, sanitary sewer in particular, are available in the to-be-determined future.  Generally, the 
conceptual lots should be between 10,000 – 13,999 s.f. (the min. size for R10 and just under twice 
the size for R7) and lot dimensions to meet city specifications.  New buildings shall be required to fit 
within the future development plan’s conceptual property lines.  Document(s) to be recorded on the 
deeds of the lots/parcels at the same time as the final plat and be binding on all current and future 
owners 
 
Incorporation of the shared access (see comments below) into the shadow plat / redevelopment 
plan is necessary. 
 
 
City Utilities:  
 
City water is within both the Old Portland Road and Millard Road rights-of-way.  The subject 
property appears to be outside of the McNulty Water District area boundary. 
 
Connection to city water will require the owner to record a consent to annex on the deed records, 
and payment of a connection fee and System Development Charges to the city.  Actual annexation 
cannot happen until the property is abutting city limits, which is probably many years away.  But the 
consent to annex enables the city to annex when this time comes. 
 
 
Streets/Access: 
 
The City’s Transportation Systems Plan classifies both Old Portland Road and Millard Road as 
minor arterial streets.  This classification calls for a 60’ wide public right-of-way. 
 
Old Portland Road already has a 60’ wide right-of-way (ROW).  Millard Road is only 40 feet.  Right-
of way dedication to achieve a width of 30 from the ROW centerline (10 feet) will be necessary as 
part of the partition.  This right-of-way shall be deeded via the partition plat. 
 
Access requirements for arterial streets are stringent.  Measured from center of road or driveway the 
spacing standard between driveways and driveways/roads is 200 feet.  This is impossible to meet 
along Millard, but is possible along Old Portland Road.  Regardless of where the access is located, it 
is imperative that both parcels utilized the same access with a reciprocal access easement.  This 
easement shall be included on the final plat. 
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COLUMBIA COUNTY
LAND DEVELOPMENT SERVICES

COURTHOUSE
230 STRAND

ST. HELENS, OREGON 97051
(503) 397-1501

PARTITION
General lnformation

ilq>-a,/-N2Ot-ty

$ zea5,n

File No F\P ZY,o6

APPLICANT: Name

Mailing address 3tc
Phone No.: office ({t.<) 5?6^ ooa< no

Email

State Code

Are you the 

-property 

owner? .Y owner's agent?

PROPERTY OWNER: _same as above, OR:

Name: fflara Ann 4'nun
Mailing Address: b
Phone No: Office ,fa3-fh[o"lttrt

Zip Code

Home

PROPERTY ADDRESS (if assigned):

rAX MAP No.:- Qtn-Ao - ooAco t; f*b Zonins: R-pAcres

PROPOSED PARCEL SIZES (acres),,QL a,/M
WATER SUPPLY: Private well ls the well installed? Yes No

K Community system Name Ot

METHoDoFSEWAGEDlsPoSAL:CommunitySewer'Name-
Not applicable

rf septic, does the subject property-#*uT5J::li,',:tI;r yes A ruo

lf no, is the property approved for a Septic System? X Yes 

- 

No

CERTIFICATION:
I hereby certify that all of the above statements and all other documents submitted are accurate and
true to the best of my belief and knowledge.

Signature Date: O .L

+++++++++++++++++++ +++++++++ +++++++++++++++++++++++++++++++++++++++++++++++
Planning Department Use Onlv

Date Rec'd Zo oL Hearing Date or Admin

Receipt Staff Member: f^I-ukAduutef,
/

Previous Land Use Actions: fstormwater & Erosion Control Fees
++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++ 63
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1

Columbia County Land Development Services
STATEMENT OF WATER RIGHTS

Lthe subject parcel(s) DO NOT have a water right.

Water is supplied to this property by

Name (please print):

Address:

Signed Dated:
Sign this form and file it with your Preliminary Plat. Thank you

+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++

2. The subject parcel(s) DO have a water right, as follows

Permit # Certificate # for I rc6

Permit # Certificate # for SE

Tax Map Number Acres Tax Map Number Acres

3

4.

The water right has been put to beneficial use within the past
5 years: Yes _No _Don't know

The water right has been continuously used without a 5 year
interruption since it wal".,"o"r* 

iif 
,".rrilTf 

nno*

5. _The water right WILL NOT be modified for this ptat.

_The water right WILL be modified and the property owner has
filed for: _a change of use.

_a change in the point of diversion.
_a change in the place of use.
_an additional point of diversion.
_cancellation of the water right.

The above information is true and complete to the best of my knowledge and belief:6

Name (please print):

Address:

Signed: Dated

Please do not write below this line. Thank you.
+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++ 64
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Columbia County Web Map
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IEXHIBIT A
FOR WAYNE WEIGANDT

rN THE NE r / 4 OF SECTTON 17
T4N, RlW,'W.M.,

COLUMBIA COUNTY, OREGON
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JOB NO. CRW.ST. HELENS
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K.L.S. SURVEYING INC.
1224ALDER STREET

VERNONIA, OREGON 970&I
(503) 429-6115

REGISTERED
PROFESSIONAL

LAND SURVEYOR

PRELIMINARY

JANUARY 19, 1993
DONALD D WALLACE, JR

2601

RENEWS 6t30t24

4

RECEIVED

MARr2 0 2024

Land Development Services

1.846 Acres

Traverse PC
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PROPOSED
PARCEL 2

40171 SqFt6)

(.'\o

PROPOSED
PARCEL 1

40250 SqFt

+

PROPOSED MINOR PARTITION PLAT
MARY ANN PINON &
HOMERO CORTEZ

rN THE NE 1 l4 OF SECTTON 17,
T4N, RlW, W.M.,

COLUMBIA COUNTY, OREGON
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OWNERS:
MARY ANN PINON
1612 N BARKER RD 1OO
GREENACRES WA 99016

HOMERO CORTES
35510 MILLARD ROAD,
WARREN OR 97053

SURVEYOR:
DON WALLACE
KLS SURVEYING INC.
1224 ALDER ST.
VERNONIA, OREGON 97064

ZONNING:
R-10
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STORMWATER PLAN
MARY ANN PINON &
HOMERO CORTEZ

rN THE NE 1 /4 OF SECTTON 17,
T4N, RlW, W.M.,

COLUMBIA COUNTY, OREGON

NOTES:
1.) ARROWS TNDTCATE DIRECTTON
OF DRAINAGE
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KLS Sunreying fnc.
1224 Alder Street
Vernonia, OR 97064

Phorre: (503) 429-6115
Fax (866) 297-1402
Email don(E klssurvevinE.com

L

CONCEPTUAL STORM WATER NARRATIVE

Storm water will infiltrate into ground and/or run down hill. There will be no
changes in the way that storm water will be treated due to this proposed partition,

Existing Conditions Plan

site
Arrows on the accompanying map show the direction of storm water flow off the

Soiltypes are defined on enclosed soil report.

Preliminary Development Plan

run-off
There is no proposed development at this time that will influence storm water

P Jlntad q2gn024 { I :5it:00 Ait Lr12023\23.21 4\Documentsl3TORM MANAGEMENT LEGAL.docx Page I of I
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CITY OF ST. HELENS PLANNING DEPARTMENT ACTIVITY REPORT 
 
 To:  City Council  Date: July 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 
 
Conducted a pre-application meeting for potential land partition at 34669 Bachelor Flat Road. 
 
Will conduct a pre-application meeting for the city owned Millard Road property, tomorrow. 
 
We had a meeting with a potential developer of existing infill lots regarding sewer service.  Issue 
is need to extent the sewer main up S. 5th or S. 6th Streets from Columbia Boulevard.  This is 
related to a recent Lot Line Adjustment file. 
 
 
PLANNING ADMINISTRATION—MISC. 
 
Continue to receive inquiries from the County Assessor to help them improve their data.  Eary in 
July came a question about addressing along Port Avenue, followed by another one along Old 
Portland Road (Stan’s Appliances).   
 
I’m not sure what we are on the mailing list, but we received notice of land use actions for a 
couple matters pertaining to Port Westward in north Columbia County (see attached).  City of 
Scappoose is on mailing list too.  We later received notice of intent to appeal the matter to 
LUBA (this was sent to all on the notice list).  That continues to be an ordeal for the county. 
 
We conducted our first technical advisory committee for the Economic Opportunities Analysis 
update effort.  Happy to see we have a good team of volunteers on this one. 
 
With Engineering and Public Works, inspected the public improvements related to the developed 
on the corner of Columbia Boulevard and N. 12th Street.  Natural gas infrastructure is a 
complication for the S. 12th Street frontage improvements.  Some refinement needed. 
 
I think the County errored in a decision for a change of use at 2155 Gable Road (Building Permit 
No. 192-24-000690-STR).  Per County staff instruction previously (about five years ago or so), 
the owner spoke to city staff about a change from a single-family dwelling to an office.  I 
anticipated a land use permit for this since this originally came up, which is important because 
the property is small at 0.14 acres, has a comprehensive plan designation of industrial and is 
access via Gable Road, an arterial classified street.  Columbia Count Zoning Ordinance CCZO 

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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1506.3 says a non-conforming use may be changed to an allowable use under the zoning district.  
It says it is possible.  It does not identify an exception to permitting.  CCZO 1551.B.2 notes a 
change of category of use required Site Design Review.  The County allowed the change of use 
without Site Design Review based on the provisions of 1506.3 and the fact that is not expanding.  
Note that 1551.B.2 does not mention expansion at all, only the change of use.  So that is not a 
relevant argument.   The owner did do some things for access control as we discussed years ago, 
but without the land use decision, it can be undone and public safety, health and welfare cannot 
be properly advanced.  Here is CCZO 1551.B 
 

B. Type 2:   Projects, developments and building expansions which meet any of the following 
criteria:  
 1. have an area of 5,000 sq.ft. or more, or are 10% or more of the square footage of an 
existing structure.  
 2. Change the category of use (e.g., commercial to industrial, etc.).  
 3. New off-site advertising signs or billboards.  
 4. Any project meeting any of the Type 2 criteria shall be deemed a Type 2 Design Review 
application. 

 
CCZO 1506.3 
 

A Non-Conforming Use may be changed to a use allowable under the underlying district.  After a 
Non-Conforming Use changes to a conforming use, it shall not thereafter be changed back to a 
Non-Conforming Use. 

 
CCZO 1506.3 is about non-conforming use status, not permitting direction.  Finally note B.4, 
any project meeting the criteria.  A home being converted to an office unquestionably meets this 
criteria because, at the very least a change of occupancy classification per the building code 
would be necessary. 
 
For future reference, if I talk about this at the next semi-annual report, I should talk about a 
current junk yard/towing business along Old Portland Road and how county actions (or lack 
thereof) can have significant impact on the city. For years, we have received comments about the 
unsightliness of Old Portland Road. 
 
For years FEMA has been exploring the National Flood Insurance Policy in Oregon as it relates 
to the Endangered Species Act.  The latest on this is that NFIP participating communities in 
Oregon such as St. Helens in Oregon must select a Pre-Implementation Compliance Measures 
(PICM) option by Dec. 1, 2024. These options include, adopting a model ordinance that 
considers impacts to species and their habitat and requires mitigation to a no net loss standard, 
choosing to require a habitat assessment and mitigation plan for floodplain development on a 
permit-by-permit basis, or prohibiting floodplain development in the Special Flood Hazard Area.  
See attached letter from FEMA dated July 15, 2024. 
 
Also, County sent notice of a land use matter for file CU 24-05 at 34315 Slavens Road, which is 
well outside of the St. Helens Urban Growth Boundary. I think transition of staff may be cause 
for some issues there. 
 
Police station effort continues.  For me this month, this meant providing information for the 
consultants in discussing the 1771 Columbia Boulevard site and a, yet to be discussed much, site 
along Gable Road recently purchased by the School District. 
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DEVELOPMENT CODE ENFORCEMENT 
 
With summer comes shed and building addition complaints.  Many warranted.  We got about 
three or so this month. 
 
The O’reily Auto sign is finally removed, except for the pole.  The photo below on the left is 
from this month.  The other is the sign soon after it was damaged. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
PLANNING COMMISSION (& acting HISTORIC LANDMARKS COMMISSION) 
 
July 9, 2024 meeting (outcome): This meeting was cancelled. 
 
August 13, 2024 meeting (upcoming): We have a public hearing for part 1 of the 2024 
Development Code Amendments, which focuses on child care and psilocybin matters.   
 
There may be other matters. 
 
 
ST. HELENS INDUSTRIAL BUSINESS PARK 
 
Staff is working on concepts to parcel the paper mill off for project arcadia and a parcel for a 
PGE substation.  We’ve been talking about the PGE substation for years now and it continues to 
be a moving target, as every new potential proposal for the SHIBP, potentially changes its 
location and/or geometry.  Hoping project arcadia solidifies things. 
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From: Jennifer Dimsho
To: Jacob Graichen
Subject: July Planning Department Report
Date: Thursday, July 25, 2024 2:33:32 PM
Attachments: image001.png

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

1. Business Oregon – Infrastructure Finance Authority – Low-interest loan for Streets &

Utilities Project and Riverwalk improvements. Provided updates to loan officer. Working

on a loan amendment to the Project Description to correspond with changes based on

MEI’s construction contract. Preparing Disbursement Request #3 and Work Plan update

to submit in August.

2. Riverwalk Project (OPRD Grants x2) – Contractor has completed a majority of 2 of the 4

walls (the two gabion walls) and will begin excavation of the remaining two walls (the

concrete walls) by the first week of August. Concrete work will likely begin in August.

Coordinated with Communications on E-newsletter content. Reviewing/tracking

submittals and RFIs. Attending bi-weekly check-ins with contractor and design team.

Received OPRD LGGP time extension. Working with OPRD LWCF to increase grant award

and extend timeline to match LGGP. Received notice that OPRD/NPS has approved the
grant award from 500k to 1.2 million! Expecting a contract amendment before Council

on Aug 7.

3. Community Development Block Grant (CDBG): Sanitary Sewer Improvement Project –
$2.5 million grant award to fund design/engineering/permitting for 3 sanitary sewer

basins identified as deficient in the adopted Wastewater Master Plan. Attended a design

workshop in July. Preparing a budget amendment to be able to utilize more state funding

on grant admin, and legal fees, newspaper publications, etc. Preparing Disbursement

Request #1 for services through July 31.

4. CLG Historic Preservation Grant Program – SHPO Certified Local Government Program.

Received our contract for 17k. State approved work plan. Executed contract with grant

recipients. Project to be completed by July 31, 2024. Grant recipient received windows

which do not match the plans. NPS and SHPO stated windows could be removed, but that

the preservation agreement requires historically accurate windows. Applicant has said

they will re-order windows outside of the grant period.

5. DLCD Technical Assistance Program – 60k will fund a new Economic Opportunities

Analysis (EOA). Prepared for and attended TAC meeting #1. Preparing for interviews and

responded to infrastructure questions.

6. ODOT Community Paths Program: St. Helens Scappoose Trail Refinement Project –

405k to study a trail route refinement project (30% design) from St. Helens to Scappoose.

Award is $363,407, with a match of around 42k split between Scappoose, the County, and
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us. IGAs with County/Scappoose executed at 6/5 Council meeting. SoW as approved by

County and Scappoose sent to DOJ for review by ODOT. Will invoice project partners

when I hear back from ODOT about when the match will be owed to the state.

7. Travel Oregon Grant Program: Riverwalk Project - 100k grant for Riverwalk Project.

Submitted required mid-project report. Anticipated to receive remaining 50k when

project is complete.

8. ODOT TGM Program: Transportation Systems Plan – ODOT says it could be 1-2 months

before there is movement on the contract which allows us to move forward with

consultant selection.
PROJECTS & MISC

9. Riverfront Streets/Utilities Project – Attending weekly check-ins. Pump station generator

installed. Tualatin staircase/bluff trailhead and Wapama Way intersection under

construction. Bluff trail has been paved. Traffic circle and elevated picnic platform under

construction. North and south water quality swales underway. Joint utility trenching and

undergrounding aerial services nearly complete. Joint utility trenching for undergrounding

aerial utilities for 1st & St. Helens intersection work is complete.  

10. Library Solar Array Project – Assisting library with grant-funded solar planning project.

Planning grant is complete. Completed final reporting documents to receive

reimbursement from ODOE.

11. Civic Plus – Drupal Migration – The City’s website is being required to be migrated to a

new system. I assist in managing various City webpages, so I’ve attended a webinar and

watched a training video to prepare. More training is likely coming.

12. PSU 2024 Annual Housing Unit & Population Survey (AHUPS) – Responded to this data

collection questionnaire about added housing units, transitional housing, and group

housing. City must complete this survey annually to help PSU calculate accurate certified

population counts. Deadline was August 16.
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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July 15, 2024 
 
John Walsh 
265 Strand St 
St. Helens, Oregon 97051 
 
 
Dear John Walsh: 
 
The purpose of this letter is to announce the start of the United States Department of Homeland 
Security’s Federal Emergency Management Agency’s (FEMA) Pre-Implementation Compliance 
Measures (PICM) for National Flood Insurance Program (NFIP) participating communities in 
Oregon. The intent of PICM is to ensure the continued existence of threatened or endangered species 
in compliance with the Endangered Species Act (ESA). These measures include coordination with 
communities to provide appropriate technical assistance, help identify available resources, deliver 
trainings, and facilitate workshops to ensure on-going community participation in the NFIP. These 
pre-implementation compliance measures will assist communities in preparing for the Final NFIP-
ESA Implementation Plan by helping them develop short and long-term solutions to ensure their on-
going participation in the NFIP. 
 
FEMA is currently conducting a National Environmental Policy Act (NEPA) evaluation of impacts 
associated with the Oregon NFIP-ESA Implementation Plan. FEMA developed this plan, in part, due 
to a Biological Opinion in 2016 from National Marine Fisheries Services. The Biological Opinion 
recommended specific measures for FEMA to take to avoid jeopardizing endangered species, 
including interim compliance measures. The release of the Final Implementation Plan (Plan) is 
anticipated by 2026, following the Record of Decision in the Environmental Impact Statement (EIS) 
process, then FEMA will fully implement the Plan in 2027. 
 
FEMA has heard concerns from several communities regarding challenges they are facing to meet 
the expectations of this Plan. To provide communities with the support needed to incorporate ESA 
considerations to their permitting of development in the floodplain, FEMA will  inform, educate, and 
support our Oregon NFIP participating communities through the PICM before the Final 
Implementation Plan is released. 
 
NFIP participating communities in Oregon must select one of the PICM pathways which include the 
following: (1) adopt a model ordinance that considers impacts to species and their habitat and 
requires mitigation to a no net loss standard; (2) choose to require a habitat assessment and mitigation 
plan for development on a permit-by-permit basis; or (3) putting in place a prohibition on floodplain 
development in the Special Flood Hazard Area (SFHA). Communities must pick a PICM pathway by 
December 1, 2024. If a community fails to inform FEMA of its selection, they will default to the 
permit-by-permit PICM pathway. Communities will be required to report their floodplain 
development activities to FEMA beginning in January of 2025. Failure to report may result in a 
compliance visit.  
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Walsh 
July 15 2024 
Page 2 
 
 
As a part of the PICM, FEMA will implement a delay in the processing of two types of Letters of 
Map Changes in the Oregon NFIP-ESA Implementation Plan area, specifically Letters of Map 
Changes associated with the placement of fill in the floodplain: Conditional Letter of Map Revision 
Based on Fill (CLOMR-F) and Letter of Map Revision Based on Fill (LOMR-F) requests. This 
action was specifically requested by NMFS in their 2016 Biological Opinion and serves to remove 
any perceived programmatic incentive of using fill in the floodplain. This delay in processing will 
begin on August 1, 2024, and will be in place until the Final Implementation Plan is released. 
 
Your community’s ongoing participation in the NFIP is critical, as it provides access to flood 
insurance for property owners, renters, and businesses. In City Of St. Helens there are currently 71 of 
NFIP policies in force representing $21581000 in coverage for your community. 
 
FEMA will be conducting informational virtual webinars this summer to provide an overview and 
status update for the Oregon NFIP-ESA integration, introduce the Pre-Implementation Compliance 
Measures, and provide an opportunity for Oregon NFIP floodplain managers to ask questions of 
FEMA staff. In the fall, FEMA will hold workshops to provide in-depth opportunities for local 
technical staff to work with FEMA technical staff, to understand and discuss issues relating to the 
PICM. 
 
The webinars will be held virtually over Zoom. The information at each webinar is the same so your 
jurisdiction only needs to attend one. You can register for a webinar using the links below. 

• Wednesday, July 31 at 3-5pm PT: https://kearnswest.zoom.us/meeting/register/tZEkc-
murjstGdPJiFioethjRk-id8N-k0hj 

• Tuesday, August 13 at 9:30-11:30am PT: https://kearnswest.zoom.us/meeting/register/tZAod-
isrTsqGN0KqckRLPPeaZuu4rv96lcR 

• Thursday, August 15 at 2-4pm PT: 
https://kearnswest.zoom.us/meeting/register/tZIqcOGpqDojHtTXaa946aI9dMpCTcJlH_zt 

• Wednesday, August 21 at 12:30-2:30pm PT: 
https://kearnswest.zoom.us/meeting/register/tZYqcuGsrD8rH9DZO22vG0v9KrNzVeUZA9g
y  

 
FEMA will also develop a questionnaire to allow communities to identify how they currently 
incorporate or plan to incorporate ESA considerations, both in the short-term and long-term. To assist 
communities in making this determination, FEMA will be offering guidance on the potential 
pathways that help ensure current compliance. Communities will also be asked to help identify what 
technical assistance and training would be most beneficial. Feedback from this questionnaire will 
drive FEMA’s engagement and outreach.  
 
Upon completion of the Environmental Impact Statement review and determination, the Final 
Implementation Plan will be distributed along with several guidance documents and a series of 
Frequently Asked Questions. FEMA will also be starting NFIP Compliance Audits, in which we will 
be reviewing permits issued by communities for development in the floodplain and will expect the 
community to be able to demonstrate what actions are being taken to address ESA considerations. 
 
If you have any questions, please contact us through our project email address fema-r10-mit-
PICM@fema.dhs.gov. Thank you for your community’s on-going efforts to reduce flood risk in your 

99

Item G.

https://kearnswest.zoom.us/meeting/register/tZEkc-murjstGdPJiFioethjRk-id8N-k0hj
https://kearnswest.zoom.us/meeting/register/tZEkc-murjstGdPJiFioethjRk-id8N-k0hj
https://kearnswest.zoom.us/meeting/register/tZAod-isrTsqGN0KqckRLPPeaZuu4rv96lcR
https://kearnswest.zoom.us/meeting/register/tZAod-isrTsqGN0KqckRLPPeaZuu4rv96lcR
https://kearnswest.zoom.us/meeting/register/tZIqcOGpqDojHtTXaa946aI9dMpCTcJlH_zt
https://kearnswest.zoom.us/meeting/register/tZYqcuGsrD8rH9DZO22vG0v9KrNzVeUZA9gy
https://kearnswest.zoom.us/meeting/register/tZYqcuGsrD8rH9DZO22vG0v9KrNzVeUZA9gy
mailto:fema-r10-mit-PICM@fema.dhs.gov
mailto:fema-r10-mit-PICM@fema.dhs.gov


Walsh 
July 15 2024 
Page 3 
 
community and for your support as we worked toward these milestones.  
   

Sincerely, 
 
 

       
 

Willie G. Nunn 
Regional Administrator 
FEMA Region 10 

 
cc:  JacobGraichen, City Of St. Helens 

John Graves, Floodplain Management and Insurance Branch Chief 
Deanna Wright, Oregon State National Flood Insurance Program Coordinator 
 

Enclosure: Pre-Implementation Compliance Measures Fact Sheet 
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