
The St. Helens City Council Chambers are handicapped accessible. If you wish to participate or attend the meeting
and need special accommodation, please contact City Hall at 503-397-6272 in advance of the meeting.

Be a part of the vision…get involved with your City…volunteer for a City of St. Helens Board or Commission!
For more information or for an application, stop by City Hall or call 503-366-8217.

PLANNING COMMISSION
Tuesday, April 10, 2018

265 Strand Street, St. Helens, OR 97051 
                                           www.ci.st-helens.or.us

Welcome!

1. Call to Order and Flag Salute - 7 p.m.

2. Consent Agenda:  Approval of Minutes
2.A. Draft Minutes Dated March 13, 2018

031318 PC Minutes DRAFT

3. Topics from the Floor: Limited to 5 minutes per topic (not on public hearing
agenda)

4. Public Hearings (times reflect earliest start time)
4.A. 7:00 - Subdivision & Sensitive Lands Permit at 34759 Sykes Road &

Surrounding Undeveloped Property - Kessi Engineering & Consulting
SUB.1.18 & SL.1.18 Staff Report

4.B. 7:30 p.m. - Development Agreement at 34759 Sykes Road & Surrounding
Undeveloped Property - Kessi Engineering & Consulting
DEV.1.18 Staff Report

5. Planning Director Decisions
5.A. a. Sign Permit at 58144 Old Portland Road, Building B - New wall sign

b. Subdivision (Time Extension) at N. 15th Street - Hanna Place Subdivision
c. Lot Line Adjustment at 59920 & 59928 Windy Ridge Drive - Peggy &
David Hoxsey
d. Home Occupation (Type I) at 59897 Ethan Lane - Home office for plumbing
business
e. Sign Permit (Banner) at 2100 Block of Columbia Blvd. - St. Helens Youth
Football
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f. Home Occupation (Type I) at 475 S. 16th Street - Storage of art and home
good for sales online and off site
g. Sign Permit (Banner) at 2100 Block of Columbia Blvd. - Race Against
Child Abuse
h. Sign Permit at 1771 Columbia Blvd. - New wall sign
i. Home Occupation (Type I) at 365 N. 6th Street - Home-based architectural
drafting business

6. Planning Department Activity Report

6.A. March 27, 2018 Department Report
2018 MAR Planning Dept Rept

7. For Your Information Items

8. Next Regular Meeting - May 8, 2018

9. Adjournment
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City of St. Helens 

Planning Commission 
Draft Minutes  March 13, 2018 
 

   
Members Present: Chair Russell Hubbard 

Commissioner Greg Cohen 
Commissioner Kathryn Lawrence 
Commissioner Julie Stenberg 
Commissioner Sheila Semling 
Commissioner Audrey Webster 

  

Members Absent: Vice Chair Dan Cary 
  
Staff Present: City Planner Jacob Graichen 

Associate Planner Jennifer Dimsho 
Councilor Liaison Ginny Carlson 

  
Others: Rich & Ellen Bailey 

Daniel Kozpke  
John Paullus 
Sean Henderson 
Larry Scott 

  

 
1) Call to Order and Flag Salute 
 
2) Consent Agenda:  Approval of Minutes 

2.A Draft Minutes Dated February 13, 2018 
 

Motion: Upon Commissioner Semling’s motion and Commissioner Lawrence’s second, the 
Planning Commission unanimously approved the Planning Commission Minutes dated February 
13, 2018. [AYES: Commissioner Webster, Commissioner Cohen, Commissioner Lawrence, 
Commissioner Stenberg, Commissioner Semling; Nays: None] 
 
3) Topics from the Floor: Limited to 5 minutes per topic (not on public hearing 

agenda) 
 
There were no topics from the floor. 
 
4) Public Hearings (times reflect earliest start time) 

4.A 7:00 p.m. - Planned Development at 34759 Sykes Road - Kessi Engineering 
& Consulting 

 
Chair Hubbard opened the Public Hearing at 7:01 p.m. There were no ex-parte contacts, 
conflicts of interests, or bias in this matter. Graichen entered the Staff Report dated February 
28, 2018 into the record. He said that the proposal involves two more public hearings, a 
subdivision and a planned development agreement. This hearing is just for approval of the 

3

http://sthelens.granicus.com/wordlinkreceiver.php?clip_id=7afac3c0-ff30-469d-b31c-e52fcea65472&meta_id=4c06c5ce-0720-45b8-92bc-86ad5b91a8aa&time=4
http://sthelens.granicus.com/wordlinkreceiver.php?clip_id=7afac3c0-ff30-469d-b31c-e52fcea65472&meta_id=0604cdb9-f7b6-421c-ac34-0e481252555c&time=36
http://sthelens.granicus.com/wordlinkreceiver.php?clip_id=7afac3c0-ff30-469d-b31c-e52fcea65472&meta_id=c8fa53fe-d5ce-432d-9b0a-84cb0907e7b7&time=64
http://sthelens.granicus.com/wordlinkreceiver.php?clip_id=7afac3c0-ff30-469d-b31c-e52fcea65472&meta_id=c8fa53fe-d5ce-432d-9b0a-84cb0907e7b7&time=64
http://sthelens.granicus.com/wordlinkreceiver.php?clip_id=7afac3c0-ff30-469d-b31c-e52fcea65472&meta_id=6cfab12e-1323-4f84-b22e-40e452f90e67&time=83
http://sthelens.granicus.com/wordlinkreceiver.php?clip_id=7afac3c0-ff30-469d-b31c-e52fcea65472&meta_id=ffbfa457-cc05-40b5-b3be-25684b2b9270&time=399
http://sthelens.granicus.com/wordlinkreceiver.php?clip_id=7afac3c0-ff30-469d-b31c-e52fcea65472&meta_id=ffbfa457-cc05-40b5-b3be-25684b2b9270&time=399


 
 

 

Planning Commission DRAFT Minutes - 3/13/18  Page 2 of 5 
 

overlay zone. Graichen said the Commission's decision tonight is a recommendation to City 
Council.  

 
Graichen said that the only recommended condition of approval is that in order to utilize the 
overlay zone, both properties must be used together. He said overlay zones are intended to be 
used when there is a natural resource, such as a wetland, that must be preserved and 
protected. Graichen also discussed the Fair Housing Council letter that was submitted into the 
record yesterday regarding Goal 10 of the Statewide Planning Goals. In response to the letter, 
he provided a memo that addresses the House Council’s concerns. He further explained that 
the proposal for an overlay zone does not allow an increase in density or change the residential 
uses possible on the property.  

 
Commissioner Cohen asked if the wetlands to be protected will be discussed at the next 
hearing. Graichen said yes. He said that our wetlands chapter specifically calls out use of a 
planned development overlay zone for the purpose of protecting wetlands. Chair Hubbard asked 
if the base zone under the overlay would still be Moderate Residential, R7. Graichen said yes, it 
will still remain R7, but it will have more flexibility that the applicant can choose to utilize. It does 
not change the density or housing type, but it allows flexibility in lot size. Graichen explained 
that the standard setbacks of the R7 zone still apply to the perimeter of the property, just not on 
the interior setbacks within the subject property.  
 
Commissioner Lawrence asked about impact to the wetland from development, like storm 
runoff. Graichen said that will be addressed with the future subdivision process. Chair Hubbard 
asked if the BPA powerline easement would remain the same. Graichen said yes. 

 
In Favor 
 
Bailey, Rich. Applicant. Bailey represents Rich Bailey Construction, who is the applicant and 
owner of the property. Rich Bailey Construction builds custom homes. He was hoping Mr. Kessi, 
the project engineer, would be here to discuss the proposal, but he did not make it. Bailey said 
they are trying to maximize development with the small space they have with the wetlands and 
other encumbrances on the property. Bailey said they have been in business since 1993, and 
he has lived locally his entire life. They hire mostly locals. Bailey said they want to build a 
product to be proud of. It has taken about a year of expense and study to get to this point. 
Commissioner Cohen asked how many lots will be developed. Bailey said it will be 
approximately 17 or 18 lots, including the existing home that will remain. They are trying to 
maximize lot sizes, despite the wetlands. 

 
In Opposition 
 
Paullus, John. 59333 Mountain View Drive. Paullus lives directly behind the wetland in 
question. He asked if any wetland mitigation has or will be done. He bought his house brand 
new. He said the water that flows through the wetland can be a raging current. It crosses the 
road (Mountain View Drive) and floods surrounding homes. He asked how the drainage from the 
new development will be channeled to the storm water system. He asks if the existing flow 
patterns will be maintained, and if not, where the stormwater runoff will be diverted. He asked if 
the water flow will be examined. Graichen said these are all design-related questions, and storm 
drainage will be discussed with the subdivision at the next public hearing. 
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Scott, Larry. 59309 Mountain View Drive. Scott said his crawl space gets water. He moved in 
and he already had one foot of water underneath his home. He explained that his crawl space 
has plastic laid down that works like a bladder. It is a very sensitive system and as long as he 
keeps an eye on it, his house does not flood. Scott also makes sure that the storm culvert under 
Mountain View Drive is maintained and clear. He said the City does not maintain it. He said the 
upper culvert never has any water in it, so there is a storm drainage issue there. He is very 
concerned about his house flooding with new development. He does not have flood insurance, 
and he is very worried about stormwater impacts. He said there is already a drainage problem 
that exists. Scott wants drainage to be addressed now, not after development. Commissioner 
Cohen asked if this area is within a FEMA-regulated floodplain. Graichen said no.  

 
Henderson, Sean. 39392 Mountain View Drive. Henderson pointed on the map where the 
stormwater goes under Mountain View Drive. He dug a trench through his property with the 
City's permission. He said the water gets about three feet deep. He is terrified about the other 
property to the east (owned by James Comstock) being sold to a developer because it acts as 
the drain field for all of the development to the west. He spent seven thousand dollars for a 
professional to build a sump pump system. He said his property is built on a wetland, so why 
was it built in that location? He was not allowed to build additional structures on his property 
because of the wetland. He does not understand why the City would allow new homes now to 
be built on a wetland. The homeowners in the new development will have a financial burden of 
water issues.  
 
Graichen asked Henderson when his home was built. He said his home was built in 1999. 
Graichen said wetland rules were adopted in 2003. Graichen said prior to the adoption of the 
wetland rules, many homes were built very close to wetlands and creeks. He said these homes 
could not be built so close today. Henderson said he hopes the builder understands what he is 
doing, and he hopes there is no selfishness.  

 
Kozpke, Daniel. 34815 Westboro Way. Kozpke said he is also concerned that the builder is 
selfish. He said the neighborhood he lives in has a lot of pride. He noted there are a lot of 
children that play in the street, and it will be a lot busier with this development. He is confused 
why a builder wants to build in this spot. There are plenty of other areas in the City.  

 
Rebuttal 
 
Bailey, Rich. Applicant. Bailey said the engineer will address most of the stormwater concerns 
in the upcoming subdivision proposal. He said the City will not let him build on the wetland. He 
is not a fly-by-night guy. He did not develop the neighbors’ properties. He will comply with the 
City's wetland rules. Chair Hubbard said he assumes the new homes will all have stormwater 
systems. Bailey said yes. Commissioner Lawrence said hopefully the concerns will be 
addressed by the engineer.  
 
End of Oral Testimony 
 
There were no requests to continue the hearing or leave the record open.  
 
Close of Public Hearing & Record  
 
The applicant waived the opportunity to submit final written argument after the close of the 
record. 
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Deliberations 
 
Graichen said that the public will be notified about future public hearings. Graichen said this 
particular wetland is regulated by the Department of State Lands. Generally, any impact over 50 
cubic yards must be permitted and mitigated. Locally, this wetland is protected as a Type II 
wetland with a 50 foot buffer. Commissioner Cohen asked what responsibility the City has 
regarding stormwater runoff. Graichen said the Engineering Department looks at pre-
development conditions and post-development conditions. The goal of the stormwater 
requirements will be to not impact the post-development conditions to surrounding properties. 
Commissioner Cohen asked if a report from the City Engineering Department regarding 
stormwater runoff can be prepared for the next public hearing or if the City Engineer could be 
present. Graichen said he would inquire with City Engineering.  

 
Motion: Upon Commissioner Cohen’s motion and Commissioner Stenberg’s second, the 
Planning Commission unanimously recommend approval to City Council of the planned 
development overlay zone as presented in the staff report. [AYES: Commissioner Webster, 
Commissioner Cohen, Commissioner Lawrence, Commissioner Stenberg, Commissioner 
Semling; Nays: None] 
 
5) Acceptance Agenda:  Planning Administrator Site Design Review 

5.A Site Design Review (Minor) at 454 Milton Way - Replacement of old 
communications equipment 

 
Motion: Upon Commissioner Cohen’s motion and Commissioner Webster’s second, the Planning 
Commission unanimously approve Site Design Review (Minor) at 454 Milton Way - Replacement 
of old communications equipment. [AYES: Commissioner Webster, Commissioner Cohen, 
Commissioner Lawrence, Commissioner Stenberg, Commissioner Semling; Nays: None] 
 
6) Planning Director Decisions 

a. Sign Permit (Banner) at 2100 Block of Columbia Blvd - Columbia County Bridal Expo 
b. Home Occupation (Type I) at 465 S. 3rd Street - Home-based janitorial services 
c. Home Occupation (Type II) at 59144 Whitetail Ave. - Mobile ice cream sales with a 

vehicle scooter 
d. Home Occupation (Type I) at 2515 Columbia Blvd - Home-based janitorial services 
e. Scenic Resource Review at 373 & 375 S. 2nd Street - New duplex   
f. Home Occupation (Type I) at 35243 Sykes Road - Home-based computer repair 
 

There were no comments about the Planning Director Decisions. 
 
7) Planning Department Activity Report 

7.A February 27, 2018 Department Report 
 

There were no comments about the Planning Department Activity Report.  
 
8) For Your Information Items 
 
Graichen said next month, the Commission will likely see the subdivision related to tonight’s 
proposal. He asked the Commission if the next meeting could begin at 6 p.m. to accommodate 
a Riverfront Connector Plan Work Session. The Commission had no problems with this. 
Graichen said there does not need to be a quorum, but it would be nice if everyone could show 
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up. Commissioner Stenberg noted that all Riverfront Connector Plan materials are located on 
the project website http://www.riverfrontconnectorplan.com for review ahead of time too.  
 
Graichen also said the Auxiliary Dwelling Unit discussion will happen when time permits. He 
said that the state now mandates that cities over 5,000 population allow them. We have rules 
that allow them, but we want to update them to make them easier to develop.  
 
Councilor Carlson said there was a Merchants Meeting recently, and the City is going through a 
list of five action items to make us friendlier to business and growth.  
 
9) Next Regular Meeting - April 10, 2018 
 
10) Adjournment 
 
There being no further business before the Planning Commission, the meeting was adjourned at 
8:04 p.m. 
 
Respectfully submitted, 
 
Jennifer Dimsho 
Associate Planner  
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CITY OF ST. HELENS PLANNING DEPARTMENT ACTIVITY REPORT 
 
 To: City Council   Date: 3.27.2018 
 From: Jacob A. Graichen, AICP, City Planner 
 
 
 
 
 
PLANNING ADMINISTRATION 
 
Attended a County pre-application meeting for potential redevelopment of the veterinarian 
facility at the Firlock Park Boulevard/US30 intersection. 
 
Attended a County pre-application meeting for potential further development of the CCMH 
facility at and around the McNulty Way/Gable Road intersection.  Had to turn up the heat on 
CCMH for this one.  See attached email and history (w/o attachments as identified). 
 
Had a preliminary Q&A meeting for potential wetland mitigation and land preparation for vacant 
land on the north side of Gable Road between Wal Mart and McNulty Way. 
 
Listed to a virtual information session meeting regarding FEMA’s implementation strategies 
regarding the inclusion of ESA aspects to floodplain development.  The first deadline for interim 
measures was going to be April 14, 2018, but it sounds like FEMA asked for an extension.  Right 
now the start time is unknown.  Legal review continues at the federal level.  We will hopefully 
have sufficient time (12 months?) to adopt new regulations.  Ultimately, it’s about not net loss of 
critical habitat for ESA listed species (salmonids). 
 
Attended the 1st Brownfield Advisory Committee; related to a USEPA Community-Wide 
Brownfield Assessment Grant. 
 
Responded to a Columbia County referral notice for a project outside City limits but inside the 
City’s UGM for a lot line adjustment intended to facilitate a new use of property on the corner of 
Pittsburg Road and US30 (County File: PLA 18-15).  See attached. 
 
DEVELOPMENT CODE ENFORCEMENT  
We had some concerns about property on the corner of Old Portland Road and 
Construction/Kelly Way.  Code Enforcement kept in the loop. 
 
PLANNING COMMISSION (& acting HISTORIC LANDMARKS COMMISSION) 
March 13, 2018 meeting (outcome): The Commission approved a Planned Development overlay 
zone designation for property at and around 34759 Sykes Road.  The Council gets this in April.  
The Commission also discussed timing of their upcoming public meeting for the Riverfront 
Connector plan.  
 
April 10, 2018 meeting (upcoming): The Commission will have a couple of public hearings 
regarding a Planned Development Subdivision at and around 34759 Sykes Road. 
 

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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We plan on having the first meeting with the Commission to discuss the Riverfront Connector 
plan; the Commission meeting will start an hour earlier than normal for this. 
 
Time permitting, we hope to discuss changes to our Auxiliary Dwelling Unit standards (future 
Development Code amendments). 
 
ASSOCIATE PLANNER—In addition to routine tasks, the Associate Planner has been working on: 
See attached. 
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History of CCMH Unauthorized Work within McNulty Way right‐of‐way and near McNulty Creek 

Feb. 28, 2018 

2012 

Staff does not have photographs of the site as observed from McNulty Way prior to the 

unauthorized (and thus unlawful) work that occurred within the public right‐of‐way and in close 

proximity to McNulty Creek staring in or around November 5, 2015.    However, here is a 2012 

Google Earth image for the “before” status. 

 

 

 

 

 

 

 

 

 

 

September 2015 (approx.) 

Mark Comfort visits City Hall, representing CCMH, asking about just laying down some river rock 

given the tendency for smokers to use the area by the McNulty Way driveway and McNulty 

Creek.    The discussion left the impression that this was a very small project and staff didn’t 

object or express need for permitting. 

November 5, 2015 

Receive email from Lower Columbia Engineering (58640 McNulty Way) inquiring about activity 

at CCMH.    See attached email from LCE dated November 5, 2015. 

November 6, 2015. 

City Planner visits site to see what’s going on.    Spoke to both Mark Comfort and Roland 

Migchielsen about riparian regulations and other regulations and the need for permits. 

Per these photos, much more work was being done than expressed to city staff earlier in the 

year. 
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February 2, 2016 

Mark Comfort continues to do work, despite the conversation with both him and Roland 

Migchielsen in 2015. 
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March 2016 

Al Petersen, Architect representing CCMH, visits City Hall to get information about permitting 

for this issue. 

May 18, 2016 

Minor Site Design Review (SDRm) and Sensitive Lands (SL) Permit issued by the City.    Note that 

it states the requirement for right‐of‐way use and that if no agreement can be made, the site 

conditions to be restored to original condition.    See attached SDRm.5.16 and SL.3.16 decision. 

June 7, 2016 

Email sent to Mark Comfort regarding improvements; notes requirements prior to 

commencement of work.    See attached email dated June 7, 2016. 

June 15, 2016 

Council authorizes Mayor’s signature for right‐of‐way agreement; signature would be on final 

version; final plans needed.    This was based on final plans yet to be done, to help CCMH move 

along on the project sooner than later.    See attached memo to the City Council dated June 8, 

2016.   

Emailed Mark Comfort, Roland Migchielsen same day.    See attached email dated Weds, June 

15, 2016). 

June to November 2016 

Some effort between the City, other agencies such as CC Rider, and Al Petersen, for final plans.   

Not worked out 100%.    No further action of any significance from CCMH beyond this point in 

regards to this matter. 
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December 2016‐current. 

No further action of any significance from CCMH in regards to this issue.    However, CCMH does 

has a pre‐application meeting with the County in December 2016 to start further improvements 

to the portion of the Gable Road/McNulty Way facility that is outside City limits (property 

purchased by CCMH in August, 2016).    Given the close proximity timewise to the issues   

discussed per City files SDRm.5.16 and SL.3.16, the City anticipates all improvements (in and 

outside City limits) to be done somewhat concurrently.    This is also the impression staff had 

given communication between Mark Comfort and Roland Migchielsen. 

February 2017 

Staff observed parking on gravel areas, which is contrary to City law and any prior approvals.   

Gravel for parking in close proximity to riparian areas is especially in conflict with City law.   

Spoke to Mark Conform and CCMH about issue.    To their credit, they did rope the area off to 

prevent this. 

Staff also observed dying riparian plantings, demonstrating non‐compliance with condition 3 of 

SDRm.5.16 and SL.3.16. 

 

 

 

 

 

 

 

 

 

April 13, 2017 

County issues decision for Design Review DR 17‐03; these are the improvements discussed in 

the December 2016 County pre‐application meeting.    Note that CCMH works on the 

improvements addressed in the county decision (DR 17‐03) and complies with the City 

comments of that effort.    However, the authorized work noted herein by the McNulty Way 

driveway is not addressed.   
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1

Jacob Graichen

From: Jennifer Dimsho
Sent: Monday, March 26, 2018 2:46 PM
To: Jacob Graichen
Subject: March Planning Department Report

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

1.       OPRD – Recreational Trails Program – Grant program contract is forthcoming. Summarized research on 
restroom facility options (including auto locking door technology), signs, bollards, and other project aspects. 
Kicked off project with team to discuss restrooms, bank work, parking lot work, etc. Reviewed process for 
building restroom facility in the 100‐year flood plain. 

2.       OPRD – Veterans Memorial Grant – Met at McCormick Park with project team to finalize design and discuss cost 
estimates on March 5. Confirmed City’s ability to make in‐kind contributions. Site will be marked out in April for 
review on the ground with Public Works. 

3.       TGM – Riverfront Connector Plan – Prepared for and attended 2nd COOLPPL Meeting on March 13. Scope of 
work amendment to accommodate an online survey. Planned for PC Work Session at 6 p.m. on April 10. Drafted 
& reviewed press release for online survey. Reviewed online survey for solicitation by March 29. 

4.       EPA CWA Grant – Planned for & attended 1st Brownfields Advisory Committee (BAC) Meeting on March 20. 
Coordinated first project for use of grant funds. 

5. Ford Family Foundation – Completed and submitted Children, Youth & Families Grant for 25k to support Parks & 
Recreation Coordinator Position. Application included 5 page narrative, two letters of support, budget, and 
various attachments. Should hear back within 2 months if successful.  

6.    Research Community Development Block Grant (CDBG) Program for project deadlines and submission 
requirements for a partnership with the Columbia Pacific Food Bank. Planned & prepared for meeting on April 3 
with state and food bank. 

8.    Discussed potential bike rack grant opportunities with Bicycle & Pedestrian Commission vice chair. 
9.    Reviewed Business Oregon’s Regional Infrastructure Fund Application for potential projects. Discussed with the 

state about potential project competitiveness. 
 
 MISC 

9. Statewide Comprehensive Outdoor Recreation Plan (SCORP) – Filled out a provided needs questionnaire which 
will be used in statewide planning priorities for off‐street trails and future grant funding opportunities (Due 
March 23) 

10. Began researching for and preparing an amendments to our Auxiliary Dwelling Unit (ADU) chapter to comply 
with SB 1051. Prepared a discussion memo for review. 

11. Prepared an outline for a Riverfront Boardwalk/Greenway Design Request for Qualifications for review among 
staff.  

12. Helped model bicycle photos with Communications Officer for tourism‐related brochure 
 
Jenny Dimsho 
Associate Planner 
City of St. Helens 
(503) 366‐8207 
jdimsho@ci.st‐helens.or.us 
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