
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, March 10, 2020

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

Welcome!

1. 7:00 p.m. Call to Order and Flag Salute

2. Consent Agenda
2.A. Planning Commission Minutes dated February 11, 2020

02112020 PC Minutes DRAFT.pdf

3. Topics from the Floor: Limited to 5 minutes per topic (not on Public Hearing
Agenda)

4. Vagt Building Discussion - Matt Brown

5. Public Hearings (times are earliest start time)
5.A. 7:20 p.m. Conditional Use Permit at 165 N 11th - Wildflower Play Collective

CUP.1.20 Staff Report

5.B. 7:50 p.m. Development Code Amendments - Citywide - City of St. Helens 
ZA.1.20 Staff Report 

6. Planning Commission Vacancy

7. Review Ordinance 3250 - Adding a Historic Resource (Building) to the Designated
Landmarks Register
7.A. Ordinance 3250

Ordinance 3250

8. Acceptance Agenda:  Planning Administrator Site Design Review - 
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a. Site Design Review (Major) at 380 Columbia Blvd – Retail sales in an existing commercial building 

9. Planning Director Decisions - 
a. Home Occupation at 59553 Darcy St. – Home Photography Business
b. Home Occupation at 265 Shore Dr. – Massage Business out of detached accessory structure
c. Sign Permit at 1844 Columbia Blvd - New wall sign on existing commercial suite

10. For Your Information Items

11. Next Regular Meeting: April 14, 2020

12. Adjournment
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City of St. Helens 

Planning Commission 
Draft Minutes   February 11, 2020 
 

   
Members Present: Chair Hubbard 

Commissioner Cohen 
Commissioner Lawrence 
Commissioner Stenberg 
Commissioner Webster 
Vice Chair Cary 

  
Members Absent: Commissioner Semling 
  
Staff Present: City Planner Graichen 

Associate Planner Dimsho 
Councilor Carlson 
Community Development Administrative Assistant Sullivan 

  
Others: Jennifer Pugsley 
 Jane Garcia 
 Les Watters 
 Tammy Cinnera 
 Molly Matchak 
 Philip Stanton 
 Steven Jaby  
 Samantha & AJ Stansbury 
 Aaron Majors 
 Ken Stansbury 

 
1)  7:00 p.m. - Call to Order and Flag Salute 

 
2) Consent Agenda:  Approval of Minutes 

2.A Planning Commission Minutes dated January 14, 2020 
 

Motion: Upon Commissioner Webster’s motion and Commissioner Lawrence’s second, the 
Planning Commission unanimously approved minutes dated January 14, 2019. [AYES: Vice Chair 
Cary, Commissioner Cohen, Commissioner Stenberg, Commissioner Webster; Nays: None] 
 
3) Topics from the Floor: Limited to 5 minutes per topic (not on public hearing 

agenda) 
 
Pugsley, Jennifer. Pugsley spoke about the historic preservation of buildings in our Riverfront 
District. She mentioned the Vagt Building being remodeled and the windows that were replaced 
on 275 & 277 Strand Street. She expressed concern about the process of permitting the 
windows. She provided a packet of information on the history of the Vagt Building and why 
preserving it is important. She felt the use of materials was not historic and that the City should 
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be held to the standards that they set for everyone else in this same district. She requested that 
the City fix the windows with something more historically accurate.  
 
Cohen said it should not be allowable for the City to do whatever they want if we are going to 
hold the public accountable.  
 
Stanton, Philip. Stanton also spoke on the historic significance of this building. He mentioned 
the architecture and how it is important that we maintain the historic feeling throughout the 
whole Riverfront District. He mentioned he felt people come down and visit the Riverfront 
District for its historic features. 
 
City Planner Jacob Graichen mentioned that after speaking with the Building Department, the 
permit was submitted and the work was done in two days. He said there were no plans 
submitted, but felt the window replacement met the intent. He mentioned that Matt Brown, 
Assistant City Administrator, was the head of this project.  
 
The Commission had a discussion on the processes of permitting and how this particular permit 
was handled. There was also a small discussion about the historic significance of this particular 
building. They were not satisified with the explanation and reasons that were provided on how it 
was handled and wanted to speak to the person in charge of the project at the next meeting.  
 
Motion: Upon Commissioner Stenberg’s motion and Commissioner Webster’s second, the 
Planning Commission recommended that Matt Brown attend the next meeting to discuss the 
project. [Ayes: Commissioner Cohen, Commissioner Lawrence, Commissioner Stenberg, 
Commissioner Webster, Vice Chair Cary; Nays: None] 
 
4) Public Hearings (times reflect earliest start time) 

4.A 7:00 p.m. - Annexation at the north end of Windy Ridge Drive - Cinnera 
 
Chair Hubbard opened the Public Hearing at 7:25 p.m. There were no ex-parte contacts, 
conflicts of interests, or bias in this matter. Associate Planner Jenny Dimsho entered the staff 
report dated January 22, 2020 into the record.  

 
Dimsho introduced the proposal to the Commission, as presented in the staff report. She 
discussed the adjacent property’s annexation about ten years ago and the simililarities. The 
applicant wants to connect to city water. She said there is water available but no sewer. The 
applicant will likely set up a septic system. Dimsho discussed the zoning. The Comprehensive 
Plan allows for an R10 or R7 zoning, but the staff recommends the R10 zoning based on the 
zoning along Windy Ridge Drive.  
 
There was a small discussion about the property not connecting to sewer.  
 
In Favor 
 

Majors, Aaron. Majors is representing the applicant. He spoke about how hard it has been for 
the applicant to get to this point in time. He said the applicant is excited to be a part of this 
community. He said the applicant has worked really hard to be able to get this property. He 
mentioned the septic system has been upgraded. He mentioned they are in the process of 
receiving the building permit through the County. He said there were advantages to getting 
permits through the County as it is a little cheaper.   
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Neutral 
 
None  
 

In Opposition 
 

No one spoke in opposition. 
 

Rebuttal 
 

None 
 

End of Oral Testimony 
 

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

Close of Public Hearing & Record  
 

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

Deliberations 
 
The Commission felt this decision was a simple one.  
 

Motion: Upon Commissioner Cohen’s motion and Commissioner Webster’s second, the Planning 
Commission unanimously recommended to City Council approval of the Annexation as written for 
R10 zoning. Commissioner Semling did not vote due to her absence from the meeting. [AYES: 
Commissioner Cohen, Commissioner Lawrence, Commissioner Webster, Vice Chair Cary; Nays: 
None] 
 

4.B 7:30 p.m. - Variance at 2660 Gable Road - Stansbury 
 
Chair Hubbard opened the Public Hearing at 7:43 p.m. There were no ex-parte contacts, 
conflicts of interests, or bias in this matter. Graichen entered the staff report dated February 4, 
2020 into the record.  
 

Graichen introduced the proposal to the Commission, as presented in the staff report. He said 
the applicant was applying for a variance for an accessory structure that exceeds the maximum 
size of 600 square feet. He mentioned the applicant’s property is divided into multiple properties 
and that it could have more than one home. He discussed how the accessory structure was 
supposed to be a building addition attached to the existing home with a breezeway. He also 
mentioned that the breezeway was removed shortly after final inspection; this is why this 
variance is before the Commission.  
 
Stansbury, Samantha. Applicant.  Stansbury is the property owner. She mentioned they 
would like a variance to get rid of the need for a breezeway. She said she spoke with Jacob on 
how to build a shop of this size to work on their three different lots. She said they tried to make 
the shop asthetically pleasing and match the house. She mentioned how the breezeway was 
more of an eyesore and many people asked them what it was for. She mentioned that after 
building the breezeway, it did not look like what they had hoped for. She brought in testimony 
from neighbors in written form that supported not having the breezeway.    
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In Favor 
 

Stansbury, Ken. Stansbury was in support of the breezeway but after seeing the breezeway 
they installed, he didn’t agree. He wanted to know what the meaning of a breezeway was. He 
didn’t understand why a property as large as theirs required them to have a breezeway. He said 
the breezeway actually deterred from the property and did not look as nice as it does without it.  
 
Neutral 
 
None.  
 

In Opposition 
 

No one spoke in opposition. 
 

Rebuttal 
 

Stansbury, AJ. Applicant. Stansbury said they looked into connecting to sewer and water so 
the new shop could be a dwelling unit, and the cost was over $15,000 which was way out of 
their budget. They hoped the breezeway would have worked.  
 

End of Oral Testimony 
 

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

Close of Public Hearing & Record  
 

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

Deliberations 
 
There was deliberation between the commissioners about how the applicant did not follow 
procedures. They felt the applicants were intentional in not following the rules set before them.  
 
Commissioner Cohen brought up the code and wanted to know what the next steps would be if 
they decided to not approve the variance. He was concerned that they did not meet the code 
and how do we hold them to the guidelines set before them.  
 
Graichen said there were a few options for the applicant. If the variance is not approved, the 
applicant could make the structure a building addition and put in an appropriate breezeway. 
They could remove the building, or they could convert it into a dwelling unit.  
 
Motion: Upon Vice Chair Cary’s motion and Commissioner Cohen’s second, the Planning 
Commission approved the Variance. [Ayes: Commissioner Cohen, Commissioner Lawrence, 
Commissioner Stenberg, Commissioner Webster, Vice Chair Cary; Nays: None] 
 
5) Planning Director Decisions 

a. Sign Permit at 155 N. Columbia River Highway – New wall sign on an existing 
building 

b. Temporary Use Permit at 175 Bowling Alley Lane – five cart food truck pod 
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c. Temporary Sign Permit (Banner) at 2100 block of Columbia Blvd – St. Helens 
Booster Club’s Annual Auction 

6) Planning Department Activity Report 
7.A January 27, 2020 
 

7) For Your Information Items 
 
Chair Hubbard wanted to know what came of the RFP for the Riverfront Property that was on 
the previous City Council Work Session agenda. Carlson was not at the meeting so could not 
provide an accurate answer.  
 
8) Next Regular Meeting - March 10, 2020 
 
9) Adjournment 
 
There being no further business before the Planning Commission, the meeting was adjourned at 
8:32 p.m. 
 
Respectfully submitted,  
 
 
Christina Sullivan 
Community Development Administrative Assistant  
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CITY OF ST.  HELENS PLANNING DEPARTMENT  

STAFF REPORT 
 Conditional Use Permit CUP.1.20 

 

DATE: March 3, 2020 

TO: Planning Commission  

FROM: Jacob A. Graichen, AICP, City Planner    

  

APPLICANT: WildFlower Play Collective  

OWNER: Anna and Phillip Steinhart 

 

ZONING: Mixed Use, MU 

LOCATION: 165 N. 11th Street 

PROPOSAL: Establish a nonprofit organization offering a membership based kids play space 

and family resource center.  A childcare facility is not proposed. 

 

The 120-day rule (ORS 227.178) for final action for this land use decision is May 31, 2020. 

 

SITE INFORMATION / BACKGROUND 

 

The site is developed with an existing building.  Per a 2015 Columbia County reappraisal:  

 
1910 home that has been converted to main floor retail/office that is currently vacant, property 

caretaker resides/rents upstairs. 

 

The City’s earliest land use permitting (excluding zone changes) is from the late 1990s.  There 

are a couple of Site Development Review files from 1997 that notes the ground floor of the 

former house used for retail and a real estate office.  The later 1997 permit was to use the ground 

floor for chiropractic medical practice.   

 

The site was used for the chiropractic medical practice for many years.  Starting in late 2015 

through December 2019, Tea Time—a tea house business—occupied the ground floor.  The 

upper floor dwelling unit remains. 

 

The approximate 11,600 square feet site is developed with the building as described, but lacks 

some on-site improvements such as parking.  All parking currently available to the site is on-

street.  The site is accesses via N. 11th Street via Columbia Boulevard. 

 

N. 11th Street is a dead-end, due to topography.  There are a few residential buildings and 

Meriwether Place (and events space) that share this short portion of N. 11th Street.  There is both 

a grocery store (St. Helens Market Fresh) and an elementary school (Lewis and Clark 

Elementary) across Columbia Boulevard from the subject property. 

 

PUBLIC HEARING & NOTICE 

 

Hearing dates are as follows: March 10, 2020 before the Planning Commission. 
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Notice of this proposal was sent to surrounding property owners within 300 feet of the subject 

properties on February 12, 2020 via first class mail. Notice was sent to agencies by mail or e-

mail on the same date. Notice was published in the The Chronicle on February 26, 2020. 

 

AGENCY REFERRALS & COMMENTS 

 

As of the date of this staff report, the following agency referrals/comments have been received 

that are pertinent to the analysis of this proposal: 

 

City Public Works: The proposed use does not have any negative impact on public facilities, 

except to remind the applicant and their members and/or participants that there is no dedicated 

parking for their facility/use. All parking is located within the public right-of-way and cannot be 

reserved or used exclusively for their purpose. 

 

APPLICABLE CRITERIA, ANALYSIS & FINDINGS 

 

SHMC 17.100.040(1) - CUP Approval standards and conditions 

 
(1) The planning commission shall approve, approve with conditions, or deny an  application for 
a conditional use or to enlarge or alter a conditional use based on  findings of fact with respect 
to each of the following criteria: 

(a) The site size and dimensions provide adequate area for the needs of the proposed use; 

(b) The characteristics of the site are suitable for the proposed use considering size, shape, 
 location, topography, and natural features; 

(c) All required public facilities have adequate capacity to serve the proposal; 

(d) The applicable requirements of the zoning district are met except as modified by this 
 chapter; 

(e) The supplementary requirements set forth in Chapter 17.88 SHMC, Signs; and Chapter 
 17.96 SHMC, Site Development Review, if applicable, are met; and 

(f) The use will comply with the applicable policies of the comprehensive plan. 

 

(a) This criterion requires that the site size and dimensions provide adequate area for the 

needs of the proposed use. 

 

Finding(s): The ground floor has been used for non-residential purpose for at least a couple 

decades.  The proposed use includes indoor and outdoor play for children (with parents present) 

and as a family resource center.   

 

The applicant notes wanting to use as much outdoor area as possible.  A significant portion of the 

site around the building is grass yard area.  The applicant proposes related outdoor use such as: 

 

 Play structure for young children 

 Play house 

 Mud kitchen  

 Sand table 
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 Picnic tables 

 Raised garden beds 

 

The applicant also notes eventual fencing with a gate in front of the porch for safety reasons to 

prevent young kids from running into the street/parking area. 

 

Given proximity to residential uses (impacts to them) and a busy street (Columbia Boulevard), 

the Commission should consider this for potential conditions (see below).   

 

The site size and dimensions appear to provide adequate area for the needs of the proposed use.   

 

(b) This criterion requires that the characteristics of the site be suitable for the proposed 

use. 

 

Finding(s): The applicant desires a space for indoor and outdoor child play and as a family 

resource center.  The site is by an elementary school, the only grocery store not located along 

US30 (in St. Helens) and across the street from Merewether Place (event space).  This area 

between the Houlton and Riverfront District is a micro-node of sorts, which may lend itself well 

to the proposed use. 

 

The site has no off-street parking.  All available parking is on-street. There are approximately 8 

marked on-street parking spaces along N. 11th Street along the subject property.   

 

The building is approximately 37’ x 50’ or 1,850 square feet.  The assembly area (main room) is 

about 25% of that.  Using the “lodge, fraternal and civic assembly” parking category in SHMC 

17.80.030 about 5 spaces are required.  In addition, the dwelling unit is likely 2+ bedroom, 

which would require 2 spaces.  Though on-street parking is available for any uses (not reserved 

for the abutting property), the marked 8 on-street spaces are anticipated to accommodate the use. 

 

There is additional on-street parking available on N. 11th Street, though, it is not defined as well. 

  

Assuming overlapping parking demand (especially between the proposed use and Merewether 

Place) doesn’t cause a problem, and the use doesn’t result is a nuisance to nearby residences, the 

type of use is appropriate at this location, assuming there is a barrier from nearby traffic for 

outdoor play. 

 

Commission should consider requiring a fence prior to ongoing outdoor play as a condition of 

approval.  The applicant proposes this, but the condition will help guarantee. 

 

(c) This criterion requires that public facilities have adequate capacity to serve the 

proposal. 

 

Finding(s): There is no evidence that public facilities are inadequate for this proposal. 

 

(d) This criterion requires that the requirements of the zoning district be met except as 

modified by the Conditional Use Permit (CUP) chapter. 
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Finding(s): The property is zoned Mixed Use, MU.  The use is not explicitly listed amongst the 

uses (permitted or conditional) in this zoning district.  Staff considers this to fall within a couple 

of the listed conditional uses given SHMC 17.32.040 (unlisted use): 

 

 Amusement services.  Chapter 17.16 SHMC defines this as:  

 
“Amusement services” means establishments engaged in providing amusement or 
entertainment for a fee or admission charge and including such activities as dance halls; 
studios; bands, orchestras, and other musical entertainment; bowling alleys and billiard 
and pool establishments; commercial sports such as arenas, rings, racetracks, public 
golf courses and coin-operated games; amusement parks; amusement and bathing 
beaches; riding academies; carnival operations; expositions; game parlors and horse 
shows. 

 

The use may not be as large scale as some of the types listed, but indoor play is a 

form of amusement and there is a fee to be a part of the “play collective.”  

 

Lodge, fraternal and civic assembly.  This is not specifically defined by the 

Development Code, but the lodge use contemplates a meeting place of an organization 

and fraternal contemplates a mutual aid society. 

 

In this case, the society or organization is a collective of parents with children and the 

mutuality is children play time and the family resource aspect. 

 

Thus this Conditional Use Permit. 

 

As no improvements are proposed to the site and it already complies with the maximum 

impervious area of 90%, there are no further MU zoning requirement considerations. 

 

In the MU zone, if a business includes outdoor storage, a conditional use permit is required.  This 

use doesn’t required outdoor storage per se, but outdoor play with the things proposed to enhance 

play (described above) can have a similar visual impact as storage.  Storage would require 

screening per SHMC 17.72.110(5).  A sight-obscuring fence can accommodate that requirement. 

 

But on the other hand, the outdoor activity may help with a sense of activity along a important 

corridor, which is a desire for “main street” areas.  Does the Commission want to mandate a 

sight-obscuring fence or allow a see-though fence and prohibit outdoor storage?   

 

Finally, Chapter 17.100 SHMC (the Conditional Use Permit chapter) doesn’t have specific 

requirements for the proposed use.  

 

(e) This criterion requires analysis of the sign chapter and site design review chapter. 

 

Finding(s): With regards to signs, any new sign or modified sign shall require a sign permit per 

Chapter 17.88 SHMC.  
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With regards to site development review standards, as the site is developed and there are no 

substantial proposed improvements to the site to accommodate the proposed use (e.g., new 

development), many aspects don’t apply.  The noteworthy aspects are as follows: 

 

 There is already a paved walkway from the parking area to the doors of the ground floor. 

 

 Fencing.  There are several considerations here: 

 

o There is a sanitary sewer line along the west property line.  Fence installed in this 

area should not damage or conflict with that. 

o Fencing cannot be in a public right-of-way.  As shown on the site plan, the back of 

the sidewalk is not the property line.  There is a greater distance between the sidewalk 

and property line along Columbia Boulevard than N. 11th Street. 

o Fence height along N. 11th Street, the front, is limited to 4’ (for the first 20 feet from 

the street).  The Commission could allow this to be 6’ in height as a condition of 

approval in order to mitigate against adverse effects.  For example, a child’s ability to 

climb. 

o Fence height along Columbia Boulevard may be 6 feet in height. 

o Vision clearance area at the intersection.  Because Columbia Boulevard is a Minor 

Arterial Street, a 35’ triangle is used instead of  the normal 30’ (see site plan for 

example). Fence height is limited to 3’ height above curb level here. 

 

Staff recommends a final fence plan to be approved by the City prior to installation in 

accordance with the code and any additional conditions of approval the Commission sees 

appropriate. 

 

(f) This criterion requires compliance with the applicable policies of the Comprehensive 

Plan. 

 

Finding(s): No identified issue. 
  

*** 

 

SHMC 17.100.040(3) - CUP Approval standards and conditions 

 
(3) The planning commission may impose conditions on its approval of a conditional use, which 
it finds are necessary to ensure the use is compatible with other use in the vicinity. These 
conditions may include, but are not limited to, the following: 

 (a) Limiting the hours, days, place, and manner of operation; 

 (b) Requiring design features which minimize environmental impacts such as  noise, 
 vibration, air pollution, glare, odor, and dust; 

 (c) Requiring additional setback areas, lot area, or lot depth or width; 

 (d) Limiting the building height, size or lot coverage, or location on the site; 

 (e) Designating the size, number, location, and design of vehicle access points; 

 (f) Requiring street right-of-way to be dedicated and the street to be improved; 

 (g) Requiring landscaping, screening, drainage and surfacing of parking and loading areas; 

 (h) Limiting the number, size, location, height, and lighting of signs; 
12
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 (i) Limiting or setting standards for the location and intensity of outdoor lighting; 

 (j) Requiring berming, screening or landscaping and the establishment of standards for their 
 installation and maintenance; 

 (k) Requiring and designating the size, height, location, and materials for fences; and 

 (l) Requiring the protection and preservation of existing trees, soils, vegetation, 
 watercourses, habitat areas, and drainage areas. 

 

Discussion: The Commission could consider time restrictions, especially for outdoor play.  Note 

that the noise regulations of Chapter 8.16 SHMC exempts children at play for the purpose of 

noise regulation.  The specific exemption language per SHMC 8.16.040: 

 
 (1) Sounds caused by organized athletic or other group activities, when such activities are 
conducted out of doors on property generally used for such purposes, including stadiums, parks, 
schools, churches, athletic fields, racetracks, airports and waterways; provided however, that said 
exception shall not impair the director’s power to declare such event or activities otherwise to violate 
other laws, ordinances or regulations. 

 

Also, for things that are specifically addressed by this Chapter, the more restrictive times are 

between 8:00pm Saturday to 7:00am Monday, or  10:00pm to 7:00am of the other days.  This is 

an example of potential time restriction.  The Commission could consider any time it seems 

reasonable, if it considers this type of condition. 

 

Other potential conditions pertains to fencing. 

 

Findings: To be determined by the Commission. 

 

CONCLUSION & RECOMMENDATION  

 

Based upon the facts and findings herein, staff recommends approval of this Conditional 

Use Permit with the following conditions: 

 

1. This Conditional Use Permit approval is valid for a limited time (to establish the use) 

pursuant to SHMC 17.100.030. This Conditional Use Permit approval is valid for 1.5 years. A 1-year extension is possible 

but requires an application and fee. If the approval is not vested within the initial 1.5 year period or an extension (if approved), this is no 

longer valid and a new application would be required if the proposal is still desired. See SHMC 17.100.030. 
 

2. Require fence prior to any outdoor play as part of the proposal?  Fence shall require 

compliance with condition 3. 

 

3. Prior to installation of fence a fence plan shall be submitted to the City Planning Department 

for review and approval.  This plan shall include the following: 

 

a. Mandate sight-obscuring? 

b. No fence allowed within the Public right-of-way. 

c. Consider underground utilities (avoiding damage/conflicts). 

d. Vision clearance standards for arterial streets at the intersection of Columbia Boulevard 

and N. 11th Street. 

e. Maximum fence height per the Development Code and as allowed per condition 4. 
13



CUP.1.19 Staff Report   7 of 7 

 

4. An 6 foot in height fence is allowed along the N. 11th Street front “yard” (setback) instead of 

the normal 4 foot.  6’ height is already normally allowed along Columbia Boulevard. 

 

5. Does the Commission want to impose a time restriction?  For example, for outdoor play? 

 

6. Outdoor storage is not allowed by this Conditional Use Permit. 

 

7. Any new sign requires a sign permit prior to installation, pursuant to Chapter 17.88 SHMC. 

 

8. Owner/applicant and their successors are still responsible to comply with the City 

Development Code (SHMC Title 17). 

 

Attachments: Site Plan 

 Floor Plan 

Left: the subject property as 

viewed from N. 11th Street.   

 

Below: N. 11th Street as seen 

from Columbia Boulevard.  

Marked parking spaces are 

visible in the foreground.  The 

street ends at a cliff (tree line).  

This photo shows most of this leg 

of N. 11th Street. 
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