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CITY OF ST. HELENA 

PLANNING DEPARTMENT 1480 MAIN STREET- ST. HELENA, CA 94574 

PLANNING COMMISSION 

 

July 19, 2016 

 

AGENDA ITEM:  8 

 

FILE NUMBER: PL16-054 
 

SUBJECT:   Appeal of an Administrative Determination that the Sportago retail store meets the 

definition of a “Clothing Store” and therefore requires approval of a Use Permit to occupy 1380 

Main Street, located within the Central Business Zoning District. 

 

PREPARED BY: Noah Housh, Planning Director 

 

REVIEWED BY: Noah Housh, Planning Director 

 

APPLICATION FILED:  June 13, 2016           ACCEPTED AS COMPLETE:  June 13, 2016 

 

LOCATION OF PROPERTY: 1380 Main Street 

 

APPLICANT: Chris Patrick and Ahren Trumble                                     PHONE:707-963-9042 

 

APN: 009-212-001 

 

GENERAL PLAN/ZONING:  Central Business/Central Business 

 

PROPERTY DESCRIPTION 
Sportago is currently located at 1224 Adams Street in the Central Business Zoning District.  The 

location they would like to move into is located at 1480 Main Street, an empty building which is 

also located in the Central Business Zoning District.  

 

A brief search through the permit history of the property identified a previous Use Permit 

approval for a Winery in 1986, a stationary store as a permitted use in 1995, a Use Permit 

approval for a children’s clothing store in 1996 and a Use Permit for a retail wine shop in 2009.   

With the exception of the winery, all of these approvals appear to be located within tenant spaces 

other than Sportago’s location.   

 

The applicants have indicated they believe the owner had received Use Permit approval for a 

previous use; and the winery could be this approval.  This concept is supported by the fact that a 

winery would typically be found to be a much more intensive use than any retail use (including a 

“Clothing Store” or a “Sporting Goods Store”), and therefore could have been utilized to permit 

Sportago to occupy the tenant space at 1224-B Adams Street as a continuing use.  However there 

is no record of the determination or process which allowed Sportago to occupy the space.   
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In addition, the timing of the opening of the Sportago business coincided with the adoption of the 

most recent General Plan (1993) which typically triggers (comprehensive) Zoning Code 

revisions, further complicating the historic analysis of the definition of the existing use.  

 

PROJECT DESCRIPTION 

Appeal of an Administrative Determination that the Sportago retail business is a “Clothing 

Store” and is therefore subject to the requirement for a Use Permit in the Central Business 

Zoning District.   

 

The applicants have filed an appeal of this determination requesting that the Planning 

Commission overturn this determination.  They request that the Commission find that Sportago 

is actually a “Sporting Goods Store” and therefore a permitted land use in the Central Business 

Zoning District.   

 

Unfortunately, the St Helena Zoning Code does not provide a definition for “Sporting Goods 

Store” or “Clothing Store”.  The applicants reference the definition of a Sporting Goods store 

found on a website known as Phorio Standards to support their assertion.  Phorio Standards 

specifically defines sporting goods store as:  

Sporting Goods Store-Retail space specializing in equipment, gear, and clothing used in 

sports and athletic activities. 

A sporting goods store is a retail space devoted to any kind or variety of equipment, gear, 

clothing, and other goods related to sports, sporting contests, exercise, fitness, athletic activity, 

and/or outdoor recreation in general. Products sold may include balls, nets, sticks, weights, 

running shoes, sweatclothes, jerseys, and other sports-related items.  

This website defines clothing store as:  

Clothing Store-A shop where customers purchase clothing, hats, or similar objects for 

wearing. 

A clothing store is a shop specializing in goods which clothe the body, usually made of cloth of 

some fabric. This does not include general stores or department stores which sell clothing along 

with a wider variety of merchandise.  

When a use is proposed that does not meet a clear land use category, or where the individual land 

use category is not defined, City staff is tasked with making a determination as to what land use 

category the proposed use fits into.  This determination is made based on a number of factors 

including information provided by the applicant in describing their use, definitions of similar 

uses which are identified in the code, past interpretations of the code and industry standards.   

 

While staff seeks every opportunity to assist applicants through a streamlined review process, the 

Department must also consistently apply the zoning standards to all applicants.  Sportago, in the 

information provided to staff to support their appeal, identifies their efforts to attract both typical 

retail clothing shoppers, as well as outdoor enthusiasts seeking gear for their next adventure.  The 

challenge in clearly delineating retail uses into types is clearly evident, both in the information 

provided by Sportago and the analysis provided by staff in this report.      
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However, it is the role of staff to consistently classify individual use types based on information 

provided by applicants and available in the zoning code standards and definitions.  Based on 

information originally provided by the owners of Sportago describing their business as a clothing 

store, the lack of definitions of either use type in the code, the specific criteria currently identified 

in the zoning code and a review the business inventory, staff determined that Sportago is more of 

a “Clothing store” than a “Sporting Goods Store” and is therefore subject to the requirement for a 

Use Permit to locate within the 1380 Main Street location, based on the criteria of the Central 

Business Zoning District.    

      

ANALYSIS 

GENERAL PLAN   

The project site is designated as Central Business by the General Plan.  The Central Business 

land use designation is defined as: 

 

Central Business (CB) 

The CB designation provides for retail, personal service uses, offices, restaurants, hotels/motels, 

service stations, public and quasi-public uses, and similar and compatible uses that serve local 

residents and the surrounding area Emphasis is on pedestrian oriented retail and service uses on 

ground floor level, with office uses on the upper levels.  Residential uses in this designation can 

be considered for upper floor areas, subject to discretionary review and approval. The intent is 

for the CB district to remain primarily local resident serving in character. New uses which serve 

both local residents and tourists will be allowed Uses which are primarily tourist-serving are not 

permitted The maximum allowable FAR in the CB district is 2.00, with off-site parking. 

 

The Central Business District generally extends from Sulphur Springs Creek north along Main 

Street to midway between Adams Street and Pine Street, and west to Oak Street and easterly 

along the north side of Adams Street. 

 

Staff Response- Given that the entire project is essentially a determination of retail land uses 

occupying an existing building in the Central Business designation (which is intended for retail 

land use), no additional General Plan analysis was warranted by staff.  Planning Commission 

support or denial of the appeal are both determined to be consistent with the General Plan.    

 

ZONING 
The project site is located in the Central Business Zoning District.  The Central Business zoning 

district is consistent with and implements the Central Business General Plan designation. 

 

The purpose of the Central Business Zoning District (Code Section 17.48.010 Purpose.) is stated 

as: 

 

The central business district (CB) designation provides for retail, personal service uses, offices, 

restaurants, hotels/motels, service stations, public and quasi-public uses, and similar and 

compatible uses that serve local residents and the surrounding area. Emphasis is on pedestrian-

oriented retail and service uses on the ground floor level, with office and residential uses on the 

upper levels. The intent is for the CB district to remain primarily local resident-serving in 

character. New uses which serve both local residents and tourists will be allowed. Uses which 

are primarily tourist-serving are not permitted.  
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Section 17.48.020 Permitted Uses identifies the permitted land uses in the Central Business 

Zoning District and specifically identifies “Sporting Goods Store” as a permitted land use.   

 

Zoning Code Section 17.48.030 identifies the Conditional Uses in the Central Business Zoning 

District.  Specifically, this Section states: 

 

The following list of uses require approval of a use permit as regulated by Chapter 17.168. A use 

permit is also required for a business which consists of two or more of the permitted uses listed 

in Section 17.48.020. Approval of a use permit is subject to finding the use consistent with the 

policies of the general plan and the purpose of the CB zoning district. When a use permit is 

considered for a use in the CBD, the standard use permit findings included in Section 17.168.050 

shall be made to determine consistency of the use with the policies of the general plan and the 

purpose of the CB zoning district: 

 

Clothing store, limited to the sale of new clothing and clothing accessories; 

 

Staff Response-Staff finds that the proposed original use description originally provided by the 

applicants clearly identifies their use as a “Clothing Store”.  Based on this original description, 

and the information and analysis provided above, staff determined this original description was 

accurate and made a formal Administrative Determination as such.  The applicants appealed this 

determination on June 13, 2016.      

 

Administrative Procedures 

Code Section 17.08 identifies the procedures for Administrative Determinations regarding 

use types.  Specifically, 17.08.030 Determination of similar use states: 

 

Each zoning district establishes a list of uses which are permitted or permitted with a use 

permit. In addition, each district establishes a list of accessory uses which are permitted in 

conjunction with a principal use. From time to time, uses may be proposed which are not 

specifically listed as permitted, permitted with a use permit or permitted as an accessory 

use. The following procedures shall be observed when an unlisted use is proposed in a 

zoning district: 

 

A.    The planning director may, at his or her discretion, administratively determine that 

such uses are similar to those of the appropriate use category (e.g., permitted, permitted 

with a use permit or accessory) where such uses are clearly similar in character to those 

uses listed and consistent with the purposes of the zoning district and general plan. Action 

of the planning director shall be confirmed by the planning commission prior to 

establishment of the use. 

 

B.    In making a determination that a proposed use is or is not similar to those listed, the 

planning director and planning commission shall consider the character of the proposed use, 

those listed in the appropriate category, the purposes of the zoning district in which it is 

proposed and the general plan. The planning commission’s determination of similar use is 

subject to appeal to the city council pursuant to the provisions of Section 17.08.180. A use 

determined to be similar shall apply to the zoning district uniformly regardless of location. 

(Prior code § 27.402) 
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Code Section 17.08.180 Appeal procedure, defines the process for appealing decisions.  

Specifically, this section states:    

 

In accord with the following provisions, any applicant or other interested person 

dissatisfied with any action taken under this title may appeal such action and decision: 

 

A.    Unless otherwise indicated, appeals from the decision of the planning director or any other 

administrative official in taking any of the actions authorized by this title shall be made to the 

planning commission through the planning director. Appeals from the decision of the planning 

commission in taking any of the actions authorized by this title shall be made to the city council 

through the city clerk. 

 

CEQA 
Given that Sportago is an existing business which currently occupies an existing building and 

seeks to occupy another existing building at 1480 Main Street, staff finds that the requested 

appeal qualifies for a Class 1 Categorical Exemption under Section 15301 of CEQA.    
 
 

WATER 

No analysis of the water impacts of a retail business was provided or required as an element of 

the review of the Appeal of the Administrative Determination.  

 

CORRESPONDENCE 

 

Numerous written comments in support of Sportago were sent to the Planning Commission and 

staff has been provided a copy of several of these comments which have been included as an 

attachment to this report.   

 

ISSUES 

 

No outstanding issues were identified as a part of the review of the applicant’s appeal of the 

Administrative Determination that their use is a clothing store.   

 

STAFF RECOMMENDATION 
It is recommended by the Planning and Community Improvement Department that the Planning 

Commission:   
 

1. Determine that the project is exempt from the requirements of CEQA under Section 15301 

and therefore qualifies for a Class 1 Categorical Exemption.   
 

2. Review the provided report and appeal package and take action on the requested appeal. 

 
 

ATTACHMENTS         
Resolution to Approve the Appeal 

Administrative Determination and Supporting Materials 

Appeal Package (Appeal Statement, Photos of Merchandise Examples and Appeal Application) 

Public Comments 

Previous 1986 Winery Use Permit 



 
      

 

CITY OF ST. HELENA PLANNING COMMISSION 

 

RESOLUTION PC2016-054 

 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ST. HELENA 

GRANTING THE APPEAL, FINDING THAT SPORTAGO IS A SPORTING GOODS 

STORE AND OVERTURNING THE ADMINISTRATIVE DETERMINATION THAT 

SPORTAGO IS A CLOTHING STORE FOR THE BUSINESS 

CURRENTLY LOCATED AT 1224-B ADAMS STREET 

 
 

PROPERTY OWNER: ARLIE JEAN PHILLIPS TRUST        APN: 009-223-021 
 

Recitals 
 

A. Whereas, Chris Patrick and Ahren Trumble submitted an Appeal of the 
Administrative Determination which found their business ‘Sportago’ is a Clothing Store, 
requesting the business alternatively be defined as a Sporting Goods Store, which is 
currently located at 1224 Adams Street in the Central Business Zoning District; and 
 

B. Whereas, the Planning Commission of the City of St. Helena, State of California, 
considered the project, staff report, and all testimony, written and spoken, at a duly 
noticed public hearing on July 19, 2016. 
 

C. Now, therefore let it be found that, the Planning Commission approves the 
requested Appeal on the following basis:   
 

Resolution 
 

A. The Planning Commission hereby finds that this project qualifies for a Class 1 
Categorical Exemption pursuant to Section 15301 of the California Environmental Quality 
Act (CEQA). 
 

B. The Planning Commission has considered the Appeal procedures identified in 
Municipal Code Section 17.08.180 and supports the motion to approve the appeal and 
over-turn the Administrative Determination that ‘Sportago’ is a “Clothing Store”, in favor of 
the applicant request to define the business as a “Sporting Goods Store”, given that the 
project has been found to demonstrate: 
 

1. The City of St Helena Zoning Code does not provide formal definitions of either a 
Clothing Store or a Sporting Goods Store and the applicants have provided a 
clear and adequate definition of their use. 

 
2. The Administrative Determination made by staff was based on information which 

has been amended by the applicant to further define and characterize their use 
and business defintion. 



3. The described use characteristics and provided merchandise inventory supports 
the determination that the business is a Sporting Goods Store. 
 

4. A sporting goods store is found to be a more intensive use than a clothing store, 
therefore allowing both a future sporting goods store and/or clothing store to 
occupy the tenant space at 1224-B Adams Street as a continuing use, per the 
requirements of Zoning Code Section 17.08.030.       
 

I HEREBY CERTIFY that the foregoing Appeal was duly and regularly approved by the 
Planning Commission of the City of St. Helena at a regular meeting of said Planning 
Commission held on July 19, 2016, by the following roll call vote: 
 

AYES:  

NOES:   

ABSENT:  

ABSTAIN: 

 

 

 
APPROVED:       ATTEST: 
 
    
              
Grace Kistner      Noah Housh,  
Chair, Planning Commission Planning and Community 

Improvement Director 
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