
 

 
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. 

City of St. Helens 
Planning Commission 

September 8, 2015 
Agenda 

 
 
1. 7:00 p.m. Call to Order and Flag Salute 
 
2. Consent Agenda 
 a. Planning Commission Minutes August 11, 2015  
 
3. Topics from the Floor: Limited to 5 minutes per topic (Not on Public Hearing Agenda) 
 
4. Public Hearing Agenda: (times are earliest start time) 

a. 7:00 p.m. Deliberations Conditional Use Permit at 31 Cowlitz St. Columbia 
River Hwy – RP Oregon, Inc. 

b. 7:20 p.m. Deliberations Text Amendments to the Houlton Business Zoning 
District and Citywide RV Regulations - City of St. Helens 

 
5. CLG Historic Preservation Grant Application Review and Scoring 
 
6. Acceptance Agenda: Planning Administrator Site Design Review: 
 a. Site Design Review at 58144 Old Portland Rd. - Vacant building renovations  
 
7. Planning Director Decisions: (previously e-mailed to the Commission) 
 a. Sign Permit (Banner) at 2100 Block of Columbia Blvd - Community Action Team  
  c/o St. Helens Head Start 
 b. Accessory Structure at 58967 Glacier Ave. - New 198 sq. ft. shed 
 c. Sign Permit (wall) at 155 S. Columbia River Hwy (Ace Hardware) - Clark Signs 
 d. Sign Permit (wall) at 371 Columbia Blvd. (Kozy Korner) – Clark Signs 
 
8. Planning Department Activity Reports 
 a. August 18, 2015 
 
9. For Your Information Items 
 
10. Next Regular Meeting:  October 13, 2015 
   

 

Adjournment 
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City of St. Helens 

Planning Commission Meeting 
August 11, 2015 

Minutes 

 
 
Members Present:  Al Petersen, Chair  

Dan Cary, Vice Chair 
Sheila Semling, Commissioner 
Audrey Webster, Commissioner 
Kathryn Lawrence, Commissioner 

 
Members Absent:  Greg Cohen, Commissioner 

Russell Hubbard, Commissioner 
 
Staff Present:  Jacob Graichen, City Planner 

Jennifer Dimsho, Assistant Planner & Planning Secretary 
 
Councilors Present:  Ginny Carlson, City Council Liaison  
 
Others Present:  Oscar Nelson 
    Brenda Fielding 
    Mandy Sill 
    Jennifer Plahn 
    Lauren Terry 
    Carl Coffman 
 
The Planning Commission meeting was called to order by Chair Al Petersen at 7:00 p.m. Chair Petersen led 
the flag salute. 
 
 

 

 

Consent Agenda 

Approval of Minutes 
Commissioner Webster moved to approve the minutes of the July 14, 2015 Planning Commission meeting.  
Vice Chair Cary seconded the motion.  Motion carried with all in favor. Chair Petersen did not vote as per 
operating rules. 
 
 

 

 

Topics From The Floor 

There were no topics from the floor. 
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Deliberations  
Jennifer Plahn & Bing Theobald 
Conditional Use Permit / CUP.3.15 
365 S. Columbia River Hwy 
 
Chair Petersen was not in attendance during the public hearing last meeting, but he read the minutes and 
listened to the audio recording of testimony. He does not have any ex-parte contact. No one in the audience 
objected to his ability to make a fair decision. 
 
Graichen said no additional testimony was submitted while the record was left open. The record closed on 
July 28, 2015 at 5 p.m. and deliberations may commence. 
 
The Commission feels the four conditions as presented in the staff report are sufficient. 

 
MOTION   
 
Commissioner Semling moved to approve the Conditional Use Permit with conditions as written in the staff 
report. Commissioner Lawrence seconded. All in favor; none opposed; motion carries. 
 
Vice Chair Cary moved for Chair Petersen to sign the Findings and Conclusions once prepared. 
Commissioner Semling seconded. All in favor; none opposed; motion carries.  
 

 
 

Public Hearing 

Jennifer Plahn & Bing Theobald 
Conditional Use Permit / CUP.4.15 
1809 Columbia Blvd. 
 
It is now 7:07 p.m. and Chair Petersen opened the public hearing. There were no ex-parte contacts, 
conflicts of interest or bias in this matter.  
 
Jacob Graichen entered the following items into the record: 

 Staff report packet dated August 4, 2015 with attachments 
 
Graichen discussed the recommended conditions of approval as presented in the staff report. He also 
noted that St. Helens business license law currently requires compliance with federal law. Marijuana is 
still an illegal substance per the federal controlled substance act. City Council is scheduled to discuss 
this issue at tomorrow night’s meeting. If granted, the Conditional Use Permit is valid for a year and a 
half, with potential for a one year time extension. Graichen said this could potentially allow time for the 
business license issue to be worked out. 
 
Vice Chair Cary asked if daycare facilities were included in the 1,000 foot buffer from schools. Graichen 
said if the daycare facility is licensed, yes. 
 
IN FAVOR 
 
Nelson, Oscar. Applicant Representative. Mr. Nelson has been running Sweet Relief in Astoria for over 
a year. The St. Helens location will be professionally run, similar to the highway location near Skinny’s. The 
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garbage will be locked, similar to the other location. Refuse will not contain cannabis. They comply with the 
numerous mandatory state regulations imposed on marijuana dispensaries and are in constant 
communication with their state inspectors. 
 
Chair Petersen asked about the southeastern internal door that leads to the adjacent building suite. Nelson 
said the state will require the door to be walled off or they will have to install security cameras inside their 
suite and in the adjacent suite. If the door is not a necessary exit, it will more than likely be walled off. 
 
Vice Chair Cary asked from a market perspective, if this community could support two similar locations. 
Nelson said yes, the demographics support it. He said they will be able to develop a different atmosphere 
and character at each location over time, ultimately serving different niche markets. 
 
IN OPPOSITION 
 
No one spoke in opposition.  
 
END OF ORAL TESTIMONY 
 
There were no requests to continue the hearing or leave the record open. 
 
CLOSE PUBLIC HEARING & RECORD 
 
The applicant waived the opportunity to submit final written argument after the close of the record. 
 
DELIBERATIONS 
 
Commissioner Webster asked about the second egress without stairs. Chair Petersen said the size of the 
suite is only 500 square feet with what looks like a suite of offices as the previous use. This means it likely 
only had an occupant load of five, which does not meet the threshold for requiring a second egress. They 
do have a second egress, but without the stairs, it is unsafe. Chair Petersen said he was unsure about the 
retail square footage threshold for requiring a second egress. 
 
The Commission agrees if the applicant chooses to store the trash outside, there should be a condition that 
the refuse area be screened and large enough to accommodate all of the dumpsters for the building. Even 
though the proposal is only for one suite within the building, it is unlikely there would be an application for 
the entire building. To advance the goals of the Development Code, the Commission feels it is reasonable to 
require this applicant to enclose all dumpsters for the building. 
 
The Commission decided to let the building official address whether or not stairs are needed out of the 
second egress. 
 
MOTION   
 
Vice Chair Cary moved to approve the conditional permit with an additional condition 2(c) to require a trash 
enclosure that is large enough to accommodate all occupants of the building. Commissioner Semling 
seconded. All in favor; none opposed; motion carries. 
 
Commissioner Semling moved for Chair Petersen to sign the Findings and Conclusions once prepared. 
Commissioner Webster seconded. All in favor; none opposed; motion carries.  
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Public Hearing 

RP Oregon, Inc. 
Conditional Use Permit / CUP.5.15 
31 Cowlitz St. 
 
It is now 7:43 p.m. and Chair Petersen opened the public hearing. There were no ex-parte contacts, 
conflicts of interest or bias in this matter.  
 
Jacob Graichen entered the following items into the record: 

 Staff report packet dated August 4, 2015 with attachments 
 
Graichen discussed the recommended conditions of approval as noted in the staff report.  
 
IN FAVOR 
 
Terry, Lauren. Applicant. Terry discussed some of the security features at the proposed location. There 
will be alarms at the exit, entry, and back window. They will have 24/7 security monitors through at least 
eight cameras in the shop. They will be working with an experienced security system provider who has 
worked with many other medical marijuana dispensaries. Products will be stored in secure safes and 
commercial grade locks will be installed on every door. They will have ID verification on entry. The products 
will be leaving in opaque, child-safe containers. No processing or consumption of product will take place on 
or around the dispensary. They will get a sign permit for any future signs. Terry said they are aware of the 
close proximity to the park and will ensure a family-friendly business frontage. They will temper the glass to 
obscure the inside from the street. They have not determined their hours of operations yet, but they are 
flexible. 
 
IN OPPOSITION 
 
Fielding, Brenda. Fielding owns the building across the street from the Muckle Building. She thinks there is 
no way this business will be family friendly; it is a drug dealer. This development would counteract what the 
City is trying to accomplish with the Waterfront Redevelopment Project. Fielding said Columbia View Park is 
too close to this dispensary. Teenagers flood the park every summer and they will be able to easily have 
their 18-year old brother buy for them. Owning property on the waterfront, Fielding already feels like there 
is a parking issue, especially being a dead-end street. This business may be appropriate somewhere else, 
but it doesn’t belong in Olde Towne, right on the waterfront. Fielding said we may not be able to keep 
marijuana businesses out St. Helens, but asked the Commission, do we really want to use our prime real 
estate for this purpose? 
 
REBUTTAL 
 
Terry, Lauren, Applicant. Terry is from Roseburg, a small town in Oregon. She was voted Future First 
Citizen of her community and Junior Miss 2009. Terry feels we are in a time when society is redefining and 
learning more about this plant. Many of the marijuana patients have conditions where they can replace 
upwards of ten expensive and harmful prescription drugs that give them negative side effects and make it 
difficult to comfortably live life. They are able to replace these prescriptions with a more affordable, 100% 
natural product. She worked as a bud-tender for a respected dispensary in Portland called Pure Green. Terry 
said she watched fellow employees participate in Run for the Cure, donate money to Mercy Corps, and 
contribute canned foods every winter. She can’t say that every dispensary cares about the community, but 
Terry said she isn’t a drug dealer. She said she doesn’t know what that means. She has worked in a 
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dispensary and worked as a medical provider, but to use such black and white terms like “drug dealer” is 
harmful. Terry said our state voted for marijuana to be recreationally available to more than just medical 
patients, so eventually their clientele will expand to buyers who are over 21 (not 18, as was mentioned). 
Terry said it’s important to remember we are living in a time where the majority of the population supports 
this.  
 
END OF ORAL TESTIMONY 
 
There was a request to continue the hearing or leave the record open. Fielding requested that the record be 
kept open for an additional seven days. Any person who testified may submit additional written testimony, 
argument, or evidence by 5 p.m. on August 18, 2015. The applicant agreed to the record being held open. 
The applicant may respond to any testimony received by 5 p.m. on August 25, 2015.  
 
The applicant waived the opportunity to submit final written argument after the close of the record. The 
record will close August 25, 2015 at 5 p.m. Deliberations on the matter will commence at the regularly 
scheduled meeting on September 8, 2015 at 7 p.m. 
 

 

 

Public Hearing 

City of St. Helens 
Text Amendments / ZA.2.15 
Houlton Business District and Citywide 
 
It is now 8:10 p.m. and Chair Petersen opened the public hearing. There were no ex-parte contacts, 
conflicts of interest or bias in this matter. 
 
Jacob Graichen entered the following items into the record: 

 Staff report packet dated August 4, 2015 with attachments 
 
Graichen discussed the history of the Houlton Business District (HBD). During the building craze that 
preceded the Great Recession, there was concern that the HBD zone would be taken over by residential 
development demand. With some minor exceptions, the solution was to ban residential use on the first 
floor. Graichen noted several cases of homeowners trying unsuccessfully trying to sell their home and losing 
their grandfathered residential use after six months of discontinued use. The fear is that over time, this will 
contribute to blight in the HBD.  
 
Graichen said the initial draft of the staff report recommended relaxing the HBD rule that was creating non-
conforming residential properties after discontinued use for six months. This change would allow for the 
residential use to continue as a conforming use or be reinstated as a conforming use, regardless of the 
length of time the use has been discontinued. Graichen’s alternative recommendation would be to use the 
mixed use zone’s approach to residential uses as a model for the HBD zone. This recommendation would 
permit outright detached single-family dwellings, attached single-family dwellings, duplexes and dwellings 
above the first floor. It would conditionally allow multi-dwellings, dwellings on the same level as non-
residential use, and auxiliary dwelling units. 
 
Graichen explained the purpose of the recreational vehicle text amendments. This change will allow for 
better code enforcement of units that are being living in more than 14 days in a calendar year by expanding 
the rule from only the front yard to anywhere on the property. Graichen also recommends adding the use of 
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recreational vehicles for medical hardship, as allowed by Temporary Use Permit in St. Helens Municipal Code 
Chapter 17.116. Currently, St. Helens Municipal Code Section 17.116.060 (3)(a)(ii) only allows living in a 
mobile or manufactured home for medical hardships through Temporary Use Permit. 
 
IN FAVOR 
 
There was no testimony in favor. 
 
IN OPPOSITION 
 
There was no testimony in opposition.  
 
DELIBERATIONS 
 
Chair Petersen thinks that not allowing residential on the first floor in the HBD is contributing to blight. 
Graichen said the residence by Dari Delish has been for sale for years and they have had buyer interest, but 
not as a commercial property, only as a residence. Further, lenders do not want to lend on a non-
conforming residence because it is too risky. These cases contribute to blight. Graichen also noted some of 
the residential homes in the HBD zone are older. They may not be officially designated, but if they had a 
residential use that was permitted outright, they would contribute indirectly to historic preservation, instead 
of decaying because of non-use. 
 
Chair Petersen thinks forcing houses that turn their water off for six months to convert to commercial is 
crazy. There are already existing vacant storefronts, so he asked why would a residence want to spend 
thousands to convert? Commissioner Lawrence agrees. She feels that mixed use zoning will put life back 
into neighborhoods. 
 
The Commission prefers the mixed use alternative. At the next meeting, Graichen will present the new 
language for the HBD mixed use proposal and the medical hardship exception to the 14-day limit for living 
in a recreation vehicle with a valid Temporary Use Permit. 
 

 
 

Planning Administrator Site Design Review 
 a. Site Design Review at Lots 6-9, 21-24, Block 31, Old Portland Road - Outdoor Storage  
 b. Site Design Review at SE corner of McNulty Way & Industrial Way - Warehouse 
 c. Site Design Review Amended at Lots 6-9, 21-24, Block 31, Old Portland Road - Outdoor  
  Storage 
 
Vice Chair Cary clarified where exactly the development was occurring on at McNulty Way & Industrial Way. 
He delineated a wetland on the southern end of the property. 
 
Commissioner Webster moved to accept the acceptance agenda. Commissioner Semling seconded. All in 
favor; none opposed; motion carries. 
 



 

Planning Director Decisions 

 a. Site Design Review (Minor) at 454 Milton Way – T-Mobile 
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There were no comments. 
 

 

 

Planning Department Activity Reports 

There were no comments. 
 
 







For Your Information Items 

High definition aerial footage of the Waterfront Redevelopment Project area was shown to the 
Commission from the WeAreStHelens YouTube channel. 
 

 

 
 
There being no further business before the Planning Commission, the meeting was adjourned at 9:00 p.m. 
 
 

Respectfully submitted, 
 

Jennifer Dimsho 
Planning Secretary 
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2015 Planning Commission Attendance Record 
P=Present   A=Absent    Can=Cancelled  

Date Petersen Hubbard Lawrence Cohen Cary Semling Webster 

01/13/15 
P P P P P P P 

02/10/15 
P P P P P P P 

03/10/15 
P P A P P P P 

04/14/15 
CAN CAN CAN CAN CAN CAN CAN 

05/12/15 
P P P P P P P 

06/09/15 
P P P P P P P 

07/14/15 
A P P P P P P 

08/11/15 
P A P A P P P 

09/08/15 
       

10/13/15 
       

11/10/15 
       

12/08/15 
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 CITY OF ST. HELENS PLANNING DEPARTMENT 

 M E M O R A N D U M 
 

TO: Planning Commission 
FROM: Jennifer Dimsho, Assistant Planner 
RE: CUP.5.15 Deliberations 
DATE: August 25, 2015 
 

 
As a reminder, CUP.5.15 is a proposal for a medical marijuana dispensary in the Muckle Building at 
31 Cowlitz Street.  
 
At the August 11, 2015 Planning Commission meeting, there was a request to leave the record open 
for seven additional days, with an additional seven days to allow the applicant to rebut any written 
testimony received. Written testimony was received in opposition to the proposal. The applicant also 
submitted a written rebuttal. These additions to the record are attached for your review.  
 
The record closed at 5 p.m. on August 25, 2015.  
 
Deliberations on the matter will commence at 7 p.m. on August 25, 2015. 









Hello Jacob and Jenny, 

 

Below is my rebuttal for the opposition's comments. Let me know if I ought to drop a hard copy 

off as well. 

Thank you, 

Lauren Terry 

laureyterry@gmail.com 

Memo to St. Helens Planning Commission 

Dated  8-24-15 

Re:  Conditional Use Application for Medical Marijuana Facility at 031 Cowlitz St. 

This memo is in rebuttal to arguments presented by the adverse party (owner of neighboring 

Orcadia Hotel), and is structured to rebut their arguments in the same numerical order. 

1. The city council has considered the nearby park and marina area, and the discussions 

concluded that there is adequate distance between the Muckle Building and the public park.  It is 

naïve to assume that the presence of a marijuana store will increase the utilization of marijuana 

among teenagers. With strict ID verification and security requirements, there has been no 

significant rise in underage use as medical marijuana dispensaries are established. We are not 

“drug dealers,” it is a marijuana store regulated by the Oregon Health Authority, that is routinely 

inspected and monitored by the State.  A marijuana store in this location contributes no more to 

underage use than a Bar would contribute to underage alcoholism. Both are legal so long as they 

follow the laws of the State. 

2.  The city’s investment in the adjacent property will succeed only if market rate rents 

are ultimately provided. Hopefully that also results in a vibrant shopping area within the 

downtown area. The city has already established a separation distance to avoid a concentration of 

marijuana establishments and this application fits that protocol. The owner of the Muckle 

Building has been inspired to help the Old Town area thrive ever since he laid eyes on the 

beautiful potential of that block. I am motivated to prove the professionalism of the new cannabis 

industry, and after seeing my hometown Roseburg sustain its downtown with new and emerging 

businesses, I am excited to see St. Helens bring itself into the future as well. 

3. The argument that we are selling the same drugs as the ‘known drug dealer’ is disingenuous. 

We are selling marijuana in a very regulated and well managed new industry. I went door-to-

door in Oldtown, getting to know my future neighbors and asking them how they felt about a 

marijuana dispensary in the Muckle Building (previously submitted to the Council in an earlier 

hearing).Two thirds of the business owners I spoke with didn’t mind a marijuana business 

nearby, and several of them mentioned the need for more activity on that block. Many 

neighboring businesses were uncomfortable with the state of the Orcadia, and complained about 

the people living out of their cars in front of the hotel and deterring tourists. We would take all 

necessary precautions to assure that our customers follow the law and wait to consume their 

medicine in their own abodes.  



4. The citizens of Oregon voted for measure 91, (the recreational marijuana law). Columbia 

County voted yes in the majority. When I polled the neighboring shop owners downtown, the 

result of these was roughly 70% support. The most stated position was that if it brought people to 

downtown it was good for business. 

5. The owner of the building at 31 Cowlitz is making an investment arguably much larger than 

that made by the adverse party. And she identifies in her argument that she doesn’t live in St. 

Helens either.  Is Wal-mart from St. Helens?  Is it better to take money to Scappoose than to 

Portland? We are baffled by this argument, and the adverse party is making numerous 

assumptions about marijuana abuse based on opinion, not facts. 

6. Crime happens when opportunity is limited or non-existent. The argument that all purchasers 

of marijuana are drug addicts has already been proven wrong. This argument was 

already considered during presentations to both the planning commission and the city council. 

People of all economic classes buy marijuana.  It is far less likely that robbery will happen with 

marijuana legal than with marijuana available on the black market.    

7.  The opposition of the adverse party towards the legitimate presence of legal marijuana 

dispensaries is not new. They are the views of the same people who were against alcohol during 

prohibition.  Perhaps we were better off during prohibition but crime was also better off.  We 

also want to create a sophisticated waterfront that brings in tourists and families. There is no 

doubt that through public regulation and legalization of low impact drugs, the black market will 

be damaged irreparably, and the small-town communities that hold our state together will be 

stronger than ever. 

Thank you for considering our additional arguments. 

All the best, 

Lauren Terry (on behalf of the applicant) 
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 CITY OF ST. HELENS PLANNING DEPARTMENT 

 M E M O R A N D U M 
 

TO: Planning Commission 
FROM: Jacob A. Graichen, AICP, City Planner 
RE: File ZA.2.15 revised amendments 
DATE: August 17, 2015 
 

 
At the August 11, 2015 public hearing for the latest batch of code amendments, the Commission discussed 
the proposal and made some informal recommendations.  The attached draft amendments (dated Aug. 17, 
2015) reflects that discussion. 
 
As a reminder these amendments deal with two topics generally: 1) how residential uses are addressed within 
the Houlton Business District, a 2) how the development code addresses RVs usage. 
 
In regards to matter #1, the proposed amendments have been updated so that the Houlton Business District 
(HBD) zone mirrors that of the Mixed Use (MU) zone.  The table below compares current residential 
use treatment for select zonings, which are all based on the commercial Comprehensive Plan map 
designations: 
 
 

MU GC HC HBD

Detached SFD P . . Historic Only

Attached SFD P . . .

Duplex (2 units) P . . .

Multi-Dwelling (3+units) C C . .

Dwelling above 1st floor P P C P

Dwellings on same level as nonresidential use C . . .

Auxiliary Dwelling Unit C . . .
  
 MU = Mixed Use Zone 
 GC = General Commercial Zone 
 HC = Highway Commercial Zone 
 HBD = Houlton Business District Zone 
 
 
In regards to matter #2, the only significant update is the inclusion of RVs for certain types of Temporary 
Uses. 
 
The Commission desired to see the revised proposal at the September 8 meeting.  The public hearing for this 
matter will be continued on that day. 
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underline words are added  

words stricken are deleted 

 

CHAPTER 17.32 

ZONED AND USES 

 

[…] 
 

17.32.175  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) Historic residential structures (as listed in the comprehensive plan) with or without 

any auxiliary dwelling unit per Chapter 17.128 SHMC, and nonresidential historic structures (as 

listed in the comprehensive plan). 

 (b)  Dwellings: single detached or attached, duplexes, and dwellings above permitted 

uses. 

 (b) Residential above Nonresidential Permitted Uses. 

 (i) Dwelling, single-family. 

 (ii) Dwelling, duplex. 

 (iii) Dwelling, townhouse. 

 (iv) Dwelling, multifamily. 

 (v) Other residential uses as per ORS Chapter 443. 

 (c) Public and institutional uses. 

 (d) Amphitheater public uses. 

 (e) Historical and cultural exhibits. 

 (f) Education and research facilities. 

 (g) Library services. 

 (h) Government administrative facilities/ offices. 

 (i) Lodge, fraternal and civic assembly. 

 (j) Parking lots, public. 

 (k) Public facilities, minor. 

 (l) Public facilities, major. 

 (m) Public or private park. 

 (n) Public or private recreation facilities. 

 (o) Public or private schools/colleges. 

 (p) Public safety and support facilities. 

 (q) Artisan workshops. 

 (r) Art studios, galleries. 

 (s) Amusement services. 

(t) Bars. 

(u) Bed and breakfast facilities. 

(v) Business and personal services, such as barber shops, beauty shops, tailors, laundries, 
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printing, and locksmiths. 

 (w) Eating and drinking establishments – all (e.g., restaurant, diner, coffee shop). 

 (x) Offices – all (e.g., medical, business or professional). 

 (y) Financial institutions. 

 (z) Hardware stores, without outdoor storage. 

 (aa) Health and fitness clubs. 

 (bb) Hotels or motels. 

 (cc) Kiosks. 

(dd) Pawn shops. 

 (ee) Pet shop and supplies. 

 (ff) Repair and maintenance facilities/shops for permitted retail products. 

 (gg) Rental centers. 

(hh) Residential storage facilities (in conjunction with three or more dwelling units). 

(ii) Retail sales establishments – all. 

 (jj) Small equipment sales, rental and repairs facilities/shops, without outside storage. 

 (kk) Theaters, indoors. 

 (ll) Trade and skilled services without outdoor storage, such as plumbing, HVAC, 

electrical, and paint sales/services facilities/shops. 

 (mm) Type I and II home occupation (per Chapter 17.120 SHMC). 

 (nn) Used product retail (e.g., antique dealers, secondhand dealers, flea markets). 

 (oo) Veterinary medical services, without outdoor facilities for animal housing. 

 (pp) Transient housing. 

 (qq) Watercraft sales, rental, charters, without outdoor storage. 

 (rr) Car washes. 

 (ss) Produce stands. 

 (tt) Shopping centers and plazas. 

 (uu) Residential facility. 

 (pp) Residential home. 

 

 (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: 

 (a) Auction sales, services and repairs. 

 (b) Auxiliary dwelling units. 

 (b) (c) Broadcast facilities without dishes over 36 inches or transmitter/receiver towers. 

 (c) (d) Bus and train stations/terminals. 

 (d) (e) Business with outdoor storage (those businesses permitted in permitted uses). 

 (e) (f) Child care facility/day nursery. 

 (f) (g) Drive-up businesses and services (including those associated with food sales, 

pharmacies and such). 

 (h) Dwellings on same level as nonresidential use. 

 (g) (i) Funeral homes. 

 (h) (j) Hospitals, clinics, nursing homes, and convalescent homes. 

 (i) (k) Laundromats and dry cleaners. 

 (j) (l) Marijuana retailer and/or medical marijuana dispensary. 

 (m) Multidwelling units. 
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 (k) (n) Religious assembly, excluding cemeteries. 

 (l) (o) Parking lots/facilities, private. 

 (m) (p) Nurseries and greenhouses. 

 (n) (q) Vehicle repair, service, and sales. 

 

 (4) Standards Applicable to All Uses. In the HBD zone, the following standards and special 

conditions shall apply and shall take precedence over any conflicting standards listed in this 

code: 

 

[…] 

 

 (o) Notwithstanding the standards of subsections (4)(a) through (n) of this section, these 

residential uses per subsections (5)(a)(i) and (ii) of this section are subject to the following: 

 (i) Single-dwelling units, attached or detached, and duplexes shall comply with the R-

5 standards; and 

 (ii) Multidwelling units shall comply with AR standards. 

 

[…] 

 

 (5) Special Conditions Permitted and Conditional Uses. 

 (a) Any residential use is prohibited at or below the first floor of any building in the HBD 

zone, except for the following: 

 (i) Historic residential structures (listed in the city’s comprehensive plan and/or 

registered and recognized by the state or federal government); or 

 (ii) Any residential use at or below the first floor of a building legally established at 

the time of adoption of this zoning district may continue as a conforming use, provided the type 

of residential use does not change (e.g., additional dwelling units shall not be allowed). 

Conformance is lost if the first floor (or below) residential use is “discontinued or abandoned” 

(as defined by Chapter 17.104 SHMC) for any reason for a period of six months, or immediately 

following a lawful change of use. Once conformance is lost, any residential use at or below the 

first floor of any building on that property shall be prohibited.  

 (b) (a) Residential density above permitted uses shall be based on the standard of one 

dwelling unit for each full 500 interior square feet of nonresidential use provided. Outdoor 

dining areas and similar permitted outdoor uses may only be included in the calculation when 

such areas are not located within a right-of-way. 

  (c) (b) Outdoor storage of goods and materials must be screened. 

 (d) (c) Outdoor display of goods and materials for retail establishments is permitted on 

private property in front of the retail establishment, provided such displays do not block safe 

ingress and egress from all entrances, including fire doors. In addition, outdoor display goods 

and materials shall be properly and safely stored inside during nonbusiness hours. No outdoor 

display may block safe pedestrian or vehicular traffic. Outdoor displays shall not encroach in 

public rights-of-way, including streets, alleys or sidewalks, without express written permission of 

the city council. 

 (e) (d) Kiosks may be allowed on public property, subject to the approval of a concession 

agreement with the city. 
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 (6) Additional Requirements. 

 (a) Residential Density Transition. The residential density calculation and transition 

provisions of Chapter 17.56 SHMC shall not apply to the HBD zone for residential uses above 

permitted uses. Densities are determined for residential uses by the formula in subsection 

(5)(b)(a)of this section. 

 

[…] 

 

CHAPTER 17.80 

OFF-STREET PARKING AND LOADING REQUIREMENTS 

 

Sections: 

 

[…] 

 

17.80.060     On-site vehicle stacking areas required for drive-in use. 

17.80.065     Storage in front yard related to residential uses and use of recreational vehicles 

related to residential uses. 

17.80.066   Use of recreational vehicles related to non-residential uses. 

17.80.070     Loading/unloading driveways required on site. 

 

[…] 

 

17.80.065  Storage in front yard related to residential uses and use of recreational vehicles 

related to residential uses. 

 

 Boats, trailers, campers, camper bodies, travel trailers, recreation vehicles, or commercial 

vehicles in excess of three-fourths-ton capacity may be stored in a required front yard on a 

property in a residential zone or other property with a lawful residential use subject to the 

following: 

 

 (1) No such unit shall be parked in a visual clearance area of a corner lot or in the visual 

clearance area of a driveway which would obstruct vision from an adjacent driveway or street; 

 

 (2) No such unit, regardless of whether or not it is within a building, shall be used for any 

living purposes except that one camper, house trailer or recreational vehicle may be used for 

sleeping purposes only by friends, relatives, or visitors on land entirely owned by or leased to the 

host person for a period not to exceed 14 days in one calendar year; provided, that such unit shall 

not be connected to any utility, other than temporary electricity hookups; and provided, that the 

host person shall receive no compensation for such occupancy or use; and 

 

 (a) This provision does not apply to lawful land uses that specially allow occupancy of a 

recreational vehicle, such as travel trailer parks per the Development Code or per ORS 197. 

 

 (3) Any such unit parked in the front yard visible from a public right-of-way shall have 

current state license plates or registration and must be kept in mobile condition.; and 
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 (4) The property shall have a lawful principle use. 

 

17.80.066  Use of recreational vehicles related to non-residential uses. 

 

 Except where specifically allowed by the Development Code (e.g., travel trailer parks) and 

per ORS 197, use of recreational vehicles for any living purposes is prohibited on property with 

non-residential zoning or without a lawful residential use.  Parking or storage is possible given 

compliance with the St. Helens Municipal Code. 

 

[…] 

 

CHAPTER 17.116 

TEMPORARY USES 

 

[…] 

 

17.116.060 Temporary use – Unforeseen/emergency situations. 

 

 (1) Definitions. This type of temporary use is a use which is needed because of an unforeseen 

event such as fire, windstorm or flood, unexpected health or economic hardship, or due to an 

eviction resulting from condemnation or other proceedings. 

 (2) Types of Use Permitted. 

 (a) A mobile home or other temporary structure or recreational vehicle for a residential 

purpose in a residential zone; 

 (b) A mobile home or other temporary structure for a business purpose in a commercial 

or industrial zone; and 

 (c) Use of an existing dwelling or mobile or manufactured home during the construction 

period of a new residence on the same lot. 

 (3) Approval Criteria. 

 (a) Approval or approval with conditions shall be based on findings that one or more of 

the following criteria are satisfied: 

 (i) The need for use is the direct result of a casualty loss such as fire, windstorm, 

flood or other severe damage by the elements to a preexisting structure or facility previously 

occupied by the applicant on the premises for which the permit is sought; 

 (ii) The use of a mobile or manufactured home or recreational vehicle on a lot with an 

existing dwelling unit is necessary to provide adequate and immediate health care for a relative 

who needs close attention who would otherwise be required to receive needed attention from a 

hospital or care facility (up-to-date certification from the person’s primary care physician stating 

such is required); 

 (iii) The applicant has been evicted within 60 days of the date of the application from 

a preexisting occupancy of the premises for which the permit is sought as a result of 

condemnation proceedings by a public authority, or eviction by abatement of nuisance 

proceedings, or by determination of a public body or court having jurisdiction that the continued 

occupancy of the facilities previously occupied constitutes a nuisance or is unsafe for continued 

use; or 



DRAFT Development Code Amendments – Aug. 17, 2015 Page 6 of 6 
 

 

 (iv) There has been a loss of leasehold occupancy rights by the applicant due to 

unforeseeable circumstances or other hardship beyond the foresight and control of the applicant; 

 (b) In addition to the criteria listed in subsection (3)(a) of this section, all of the following 

must be satisfied: 

 (i) There exists adequate and safe ingress and egress when combined with the other 

uses of the property, as required by Chapter 17.84 SHMC, Access, Egress, and Circulation; and 

Chapter 17.76 SHMC, Visual Clearance Areas; 

 (ii) There exists adequate parking for the customers of the temporary use as required 

by Chapter 17.80 SHMC, Off-Street Parking and Loading Requirements; 

 (iii) The use will not result in congestion on adequate streets; 

 (iv) The use will pose no hazard to pedestrians in the area of the use; 

 (v) The use will not create adverse off-site impacts including noise, odors, vibrations, 

glare or lights which will affect adjoining use in a manner which other use allowed outright in 

the zone would not affect adjoining use; and 

 (vi) The use can be adequately served by sewer or septic system and water, if 

applicable. 
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 CITY OF ST. HELENS PLANNING DEPARTMENT 

 M E M O R A N D U M 
 

TO: Planning Commission acting as Historic Landmarks Commission 
FROM: Jennifer Dimsho, Assistant Planner 
RE: 2015-2016 CLG Applications 
DATE: August 20, 2015 
 

 
On April 21, 2015 all property owners within the St. Helens Downtown Historic District (map 
attached) received a letter inviting them to submit an application to the third cycle of the Historic 
Preservation Grant Program.  
 
By the deadline of June 30, 2015, we received five applications. The Planning Commission acting as 
the Historic Landmarks Commission will use the grant selection criteria (attached) to select four of 
the five applicants to receive $3,250 each. 
 
The selected applicants will be required to match the grant at a 1:1 ratio and 1/6 of the project cost 
can be “sweat equity,” also called an in-kind match. The in-kind match cannot exceed $1,000.  
 
The five applications are attached as follows: 

1. 61 Plaza, Pieper Ramsdell Agency Inc. 

2. 220 S. 1st Street, Al Petersen (agent) VanNatta & Petersen (owner) 

3. 231-235 S. 1st Street, Elliot Michael dba Masonic Building, LLC 

4. 170 Columbia Boulevard, Les Waters 

5. 271 Cowlitz Street, Michael Williams 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

This grant program is funded by a federal apportionment to Oregon through the National Parks Service, as 
administered by the State Historic Preservation Office. 
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City of St. Helens 
Historic Preservation Rehabilitation Grant 

GRANT SELECTION CRITERIA 
 

Updated April 2012 

 
 
Grants received by the grant application deadline will be reviewed by the City of St. Helens 
Historic Landmarks Commission (HLC) based on the criteria below.  This is a point based 
system. 
 
Please note that the Oregon State Historic Preservation Office (SHPO) will review the 
applications too, to ensure they are eligible from a historic preservation perspective.  This is in 
addition to and separate from the HLC review to determine who is awarded the competitive 
grant. 
 
The City’s deadlines for grants are based on tiered (multiple) deadlines.  Complete grant 
applications for eligible projects will be evaluated only against those submitted for their 
respective deadline.  For example, grant applications received by the first deadline of a grant 
cycle will not be evaluated against those of a later deadline in the same cycle.  And there will be 
subsequent deadlines for grant applications only if grant awards are still available. 
 
A complete and eligible grant application will be scored (up to 52 points) to compare it with 
other grants submitted by the respective application deadline as follows: 
 
Max Eligible 

Points 
“Funding Priority” or 
“Other Consideration” 

Description 

10 Funding Priority Projects that restore integrity to the architectural style by removing 
incompatible features, alterations or additions and/or restoring 
missing or altered historic features on the front façade. 

8 Funding Priority Projects that restore missing or altered historic features on the side 
façades. 

8 Funding Priority Projects that repair or replace deteriorated historic features visible 
from the street or maintenance projects that preserve the integrity, 
safety, and stability of portions of the building. 

2 Funding Priority Priority will also be given to a project that has a particularly positive 
influence on other threatened or poorly maintained historic properties 
in the neighborhood. 

6 Other Consideration Visual impact. 

6 Other Consideration Project need.  Will the building sustain damage if project is not done? 

6 IF PRIMARY 
3 IF SECONDARY 

Other Consideration The building is “primary significant” or “secondary significant” 
according to the St. Helens Downtown Historic District National 
Register of Historic Places inventory. 

6 Other Consideration Projects that encourage development and investment, and will have a 
positive economic impact.   

 
Note: If a property is awarded a grant, that property is not eligible for additional grants in the 
same grant cycle.  However, past grant awards do not void eligibility for future grant cycles. 











 

  

Repair or replace dry rotted fascia boards  



 Replace 30 cedar shingles where broken and paint  



 

Replace broken stained glass cathedral windows 











































 

  

Repair stained glass window 



Replace deteriorated staircase for exiting 

out the back of the building. 

Staircase is adjacent to city-owned parking 

lot. 

 

 

 



  

Remove nails in concrete walls 

from previous siding and patch 

holes in walls in preparation for 

repainting. 



 

Pull out windows in back (bottom 

left pic) and south side (bottom pic) 

of building. Replace rotted wood, 

reframe, and replace windows. 

Total: 14 windows 











 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Remove existing roofing and re-roof. (First level only) 



 
In the back of the house, remove existing roof on carport and 1st story and install 

new roof 







 

  

Replace roof and gutters on house 



 

Replace roof and gutters on attached garage 



CITY OF ST. HELENS PLANNING DEPARTMENT ACTIVITY REPORT 
 
 To: City Council   Date: 08.18.2014 
 From: Jacob A. Graichen, AICP, City Planner 
 
 
 
 
 
PLANNING ADMINISTRATION 
Participated in the selection committee for the City’s area-wide framework plan for waterfront 
redevelopment efforts. 
 
Conducted a pre-application meeting for 200 Port Avenue. 
 
MISC. 
Participated in the SHPD sergeant interviews.  
 
DEVELOPMENT CODE ENFORCEMENT  
Assisted Code Enforcement Officer with information in regards to their efforts. 
 
PLANNING COMMISSION (& acting HISTORIC LANDMARKS COMMISSION) 
August 11, 2015 meeting (outcome): Two conditional uses for marijuana dispensaries were 
approved at 365 S. Columbia River Highway and 1809 Columbia Boulevard.  The record was 
left open for a third CUP for the same use at 31 Cowlitz Street (i.e., the Muckle Building); 
deliberations are anticipated at the Commission’s September meeting.   
 
The Commission also discussed city initiated Development Code amendments related to 
residential uses in the Houlton Business District zone.  That issue was continued to the 
Commission’s September meeting to review some changes before the issue gets to the Council. 
 
September 8, 2015 meeting (upcoming): Deliberations from the August meeting public hearing 
for the Muckle Building noted above will take place.  The public hearing regarding the Houlton 
Business District zone will also resume. 
 
The Commission will review and select submissions for the City’s latest historic preservation 
rehabilitation grant (this is funded by CLG grant funds). 
 
GEOGRAPHIC INFORMATION SYSTEMS (GIS) 
Data updates. 
 
MAIN STREET PROGRAM 
The upcoming RARE AmeriCorps members, for our Main Street Program/Community Coordinator, will be Anya 
Moucha from Minnesota.  She was our #1 pick!  Service with the City begins Sept. 14 and lasts for 11 months. 
 
I participated is a mandatory RARE AmeriCorps Supervisor Orientation this month.  
 
ASSISTANT PLANNER—In addition to routine tasks, the Assistant Planner has been working on: 
See attached. 

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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Jacob Graichen

From: Jennifer Dimsho
Sent: Monday, August 17, 2015 12:35 PM
To: Jacob Graichen
Subject: August Planning Department Report

Here are my additions to the August Planning Department Report. 
 

1.       Helped coordinate scope of work for IPP economic transportation study and provided necessary input materials 
to EcoNW to conduct the study (GIS layers, wetland data, contacts for interviews, etc.) 

2.       Uploaded aerial drone footage of the waterfront redevelopment area to the WeAreStHelens YouTube channel 
3.       Updated Waterfront Redevelopment Project Website with final IPG project materials, new IPP project 

materials, and aerial footage 
4.       Submitted HEAL Cities Small Grants Program Grant (Deadline: August 14) Included a letter of support from the 

Columbia Health Coalition and the Parks Commission, a project workplan/timeline, detailed budget, and 9 page 
narrative. Grant project is to fund smoke‐free signage, an informational kiosk for Columbia View Park, and a 
parks & trails recreation brochure update. 

5.       Reviewed RFQ submissions for the EPA Brownfield AWP Grant Program 
6.       Prepared for Kiwanis Daybreakers Presentation focused on the Waterfront Redevelopment Project (August 25, 

7 am) 
7.       Researched the 2009 State Historic Preservation Office’s Special Assessment of Historic Property Program  
8.       Wrote letter from City to support the Columbia County Rotary Club’s Application to the 2015‐16 District Grant 

Program 
9.       Prepared summary of bridge proposals for Council to authorize purchase of the McCormick Park Pedestrian 

Bridge from Bridge Brothers 
10.   Researched text amendment to the SHMC to facilitate future pedestrian trail access and development 
11.   Gathered photos and resources to prepare memo for the acting Historic Landmarks Commission to select the 

four of the five CLG Historic Preservation Grant Applications to receive funding 
12.   Began work on a FAQ for the City’s Land Use Planning webpage regarding fences and sheds 

 
Jennifer Dimsho 
Assistant Planner 
City of St. Helens 
(503) 366‐8207 
jdimsho@ci.st‐helens.or.us 
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