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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: City Council remand of Appeal AP.2.24 – AP.6.24 (CUP.2.24 & V.8.24 V.11.24) back to 

the Planning Commission 
DATE: February 28, 2025 
 

 
Pursuant to SHMC 17.24.370(2) an appealed matter may be remanded provided all parties provide 
written consent to extend the 120-day limit and with certain findings made. 
 
Written consent pertaining to the 120-day rules per ORS 227.178 has been provided by the applicant 
on January 23, 2025. 
 
The basis for the remand is consideration of the same building plans but as a duplex 
(instead of a triplex) that utilizes some of the requested Variances.  This concept was posed 
after the Planning Commission’s hearing where the Commission unanimously denied 
everything, and the Council felt the Commission should reconsider the matter with this new 
information. 
 
As a reminder, this proposed is a Conditional Use Permit for a triplex (multidwelling development) 
and four Variances.  The Variances were for dwelling unit/minimum lot size, reduced yard along the 
Wyeth Street side of the property, off-street parking reduction, and exterior elevation requirements 
for multidwellings.  The Planning Commission denied all and the matter was appealed to the 
Council, who remanded the matter back to the Commission. 
 
Based on the deliberations of both the Commission and Council, there does not appear to be much 
support for the triplex.  That would rule out consideration of the dwelling unit/minimum lot size 
and exterior elevation Variances, unless the commission feels otherwise. 
 
Assuming the Commission continues to agree with this, that leaves consideration of the parking 
Variance (to allow all off-street parking to be on-street along Wyeth) and the reduced yard (setback) 
Variance along Wyeth Street. 
 
Regarding the reduced yard (setback) along Wyeth Street, the Commission could consider at least 
two things: 
 
1. The location of the former structure on the subject property and utilization of existing grade 

differential; and  
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2. The buildings along the North side of Wyeth along the subject property’s block and the two 
adjacent blocks on either side all appear to be very close to the property line. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Regarding the off-street parking Variance, the triplex needed 6 off-street parking spaces, whereas the 
duplex only needs two spaces.  The applicant requests that the off-street parking spaces be allowed 
to be on-street, along Wyeth.   
 
One alternative to this is a driveway approach along N. 5th Street, which could be as narrow as 16 
feet wide, with a minimum depth of 18’ deep into the property.  That would meet the minimum off-
street parking requirement.  There would need to be a paved driveway connecting to the paved 
portion of the street. 
 

Left: November 2024 of the 
subject property a seen from 
Wyeth Street following demolition 
of the building.  Note the 
foundation wall and grade 
difference.  
 
One basis for the reduces yard 
(setback) variance is the location 
of this foundation wall/previous 
building.  

Above: April 2022 aerial photo with the subject property outlined in blue.  The back lines are property or 
right-of-way lines.  Note the proximity of other buildings along the north side of Wyeth Street. 
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Note that there is an existing sidewalk along Wyeth Street, that is undersized (too narrow for normal 
standards) and will be required to be rebuilt with the development of the lot, including paving of the 
shoulder.  Human nature being what it is, people may still park on the street, so it’s partly a question 
of if there should be the off-street and on-street parking for the use.  If you think the off-street 
parking should remain in the equation, then you would consider denying the Variance.  If you think 
the on-street parking will be sufficient, you could consider approving this Variance. 
 
If the Planning Commission approves the two Variances and denies the others (including the 
Conditional Use Permit), the conditions of approval could be: 
 

1. Variances are valid for a limited time pursuant to SHMC 17.108.040.  
2. The approved Variances shall apply to the plans presented and not to other plans.  Except 

the plans may be modified for the use as a duplex as long as the building footprint does not 
change. 

3. Wyeth Street shall be improved with a rebuilt sidewalk and pavement of the area between 
the sidewalk and paved street section. 

 
If want to approve more than this, then we need to go back to the Commission staff report from 
December 2024 for consideration of the various options. 
 
The Commission could still deny these matters too. 
 
 
Attached: Site plan  
 Building Plans 
 Photo pages from Planning Commission’s staff report 
 Planning Commission’s December ’24 decision (the decision that was appealed) 
 
 
For additional information please see the previous meeting packets 
(https://www.sthelensoregon.gov/meetings) for: 
 

• Planning Commission December 10, 2024 meeting (item C on amended agenda) 
• City Council January 15, 2025 6:15pm public hearing  

 

https://www.sthelensoregon.gov/meetings
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LEFT ELEVATION
SCALE: 1/4" = 1'-0"

FRONT ELEVATION
SCALE: 1/4" = 1'-0"

REAR ELEVATION
SCALE: 1/4" = 1'-0"

RIGHT ELEVATION
SCALE: 1/4" = 1'-0"
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MAIN FLOOR LIVING AREA                      594 SF
DAYLIGHT BASEMENT                             594 SF
TOTAL FLOOR AREA PER UNIT          1188 SF
TOTAL FLOOR AREA                              3564 SF1ST FLOOR PLAN

SCALE: 1/4" = 1'-0"
REFER TO ENGINEERING FOR SPECS IF LATERAL

ENGINEERING IS REQUIRED ACCORDING TO LOCAL
BUILDING CODES AND/OR ZONING REGULATIONS

GOVERNING DESIGN CODE:
2018 INTERNATIONAL BUILDING CODE
2018 INTERNATIONAL RESIDENTIAL CODE
SPECIFICATIONS AND CODES REFERENCED IN
THESE NOTES ARE THE VERSIONS MOST
RECENTLY ADOPTED BY THE PERMITTING
AUTHORITY. FIELD VERIFY DIMENSIONS AND
ELEVATIONS RELATIVE TO THE EXISTING
STRUCTURE PRIOR TO FABRICATION OF MAT-
ERIALS.FOR FUTURE CONSTRUCTION FIELD 
VERIFY DIMENSIONS ON LOT WITH SETBACKS 
AND ELEVATIONS RELATIVE TO HEIGHTS LIMITS.
PER CCR'S OR PER LOCAL JURISDICTIONS.
APPLY, PLACE, ERECT OR INSTALL ALL 
PRODUCTS AND MATERIALS IN ACCORDANCE 
WITH THE MANUFACTURERS INSTRUCTION. 
ADEQUATELY BRACING STRUCTURE AND 
ALL STRUCTURAL COMPONENTS AGAINST WIND, 
LATERAL EARTH AND SEISMIC FORCES UNTIL 
THE PERMANENT LATERAL FORCE RESISTING 
SYSTEMS HAVE BEEN INSTALLED. PROVIDE 
BLOCKING BETWEEN STUDS (OR OTHER 
MEANS OF BRACING) AT WOOD BEARING
WALLS TO PREVENT STUD BUCKLING PRIOR TO
INSTALLATION OF GYPSUM WALLBOARD.

LIFE SAFETY:
HALLWAYS MIN. WIDTH SHALL BE NOT LESS
THAN 36 INCHES.

MEANS OF EGRESS:
EGRESS DOOR: NOT LESS THAN ONE EXIT
DOOR PER DWELLING UNIT, SIDE HINGED AND
SHALL PROVIDE A CLEAR WIDTH OF NOT LESS 
THAN 32 INCHES WHERE MEASURED BETWEEN 
THE FACE OF THE DOOR AND THE STOP, WITH 
THE DOOR OPEN 90 DEGREES.THE CLEAR HEIGHT 
OF THE DOOR OPENING SHALL NOT BE LESS 
THAN 78 INCHES IN HEIGHT MEASURED FROM 
THE TOP OF THE THRESHOLD TO THE BOTTOM  
OF THE STOP. THE LANDING ON THE INTERIOR 
SIDE OF THE REQUIRED EGRESS DOOR SHALL 
NOT BE MORE THAN 1.5 INCHES LOWER THAN 
THE TOP OF THE THRESHOLD. THE LANDING 
OF THE EXTERIOR SIDE SHALL NOT BE MORE 
THAN 7 3/4" BELOW THE TOP OF THRESHOLD 
PROVIDING THE DOOR DOES NOT SWING OVER 
THE LANDING OR FLOOR. SLOPE OF EXTERIOR 
LANDING SHALL NOT EXCEED 2% (.025 UNITS VERT. 
IN 12 UNITS HORIZONTAL)

SMOKE DETECTORS SHALL BE INSTALLED IN
EACH SLEEPING ROOM AND CENTRALLY 
LOCATED IN ADJACENT CORRIDOR. SMOKE 
DETECTORS SHALL BE INSTALLED ON EACH 
FLOOR LEVEL AND IN BASEMENTS. DETECTORS
SHALL SOUND ALARM AUDIBLE IN ALL SLEEPING
AREAS AND SHALL BE EQUIPPED WITH BATTERY
BACK-UP AND INTERCONNECTED AND HARD
WIRED.

EGRESS:
EMERGENCY ESCAPE AND RESCUE OPENINGS:
BASEMENTS, HABITABLE ATTICS AND EVERY 
SLEEPING ROOM SHALL HAVE AT LEAST ONE 
EGRESS OPENING TO A PUBLIC WAY OR YARD 
PROVIDING AN UNOBSTRUCTED PATH WIDTH OF 
NOT LESS THAN 36 INCHES. SILL HEIGHT MAX 
44 INCHES ABOVE THE FLOOR.
MIN. NET CLEAR OPENING OF 5.7 SQ FT.
MIN NET CLEAR HEIGHT OF 24 INCHES 
MIN NET CLEAR WIDTH OF 20 INCHES 
WINDOW  WELL:  9 SQFT MIN.HORIZONTAL AREA 
& MIN. 36" HORIZONTAL PROJECTION & WIDTH

POSTS & STUDS
6X6 POSTS OR (3) 2X6
4X6 POSTS OR (3) 2X4
4X4 POSTS OR (2) 2X4
TO BE DETERMINED BY
FRAMER UNLESS SPECIFIED 
ON THE PLAN

HEADERS:
6X8 HDR MIN 7'-9' CEILINGS
4X10 HDR MIN. 8'-0" CEILINGS
4X10 HDR MIN 9'-0" CEILINGS

LUMBER GRADE:
ALL BEAMS, RAFTER, JOIST, HDRS, POST, AND 
STUDS ARE DF #2 U.N.O. ON PLAN. AND WOOD
IN CONTACT WITH CONCRETE MUST BE 
PRESSURE TREATED.

MIN LOADS    
FLOOR:
NON-SLEEPING ROOMS -  LIVE 40 lbs PSF
SLEEPING ROOMS - LIVE 30 lbs PSF
DEAD 10lbs PSF
ROOF:
SNOW 25lbs PSF
DEAD 15lbs PSF
DECKS:
LIVE 60lbs PSF
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REFER TO ENGINEERING FOR SPECS IF LATERAL
ENGINEERING IS REQUIRED ACCORDING TO LOCAL
BUILDING CODES AND/OR ZONING REGULATIONS
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