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NOTICE OF ADOPTED AMENDMENT g
10/01/2012
TO: Subscribers to Notice of Adopted Plan

or Land Use Regulation Amendments

FROM: Plan Amendment Program Specialist

SUBJECT: Washington County Plan Amendment
DLCD File Number 009-12

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption.
Due to the size of amended material submitted, a complete copy has not been attached. A Copy of the
adopted plan amendment is available for review at the DLCD office in Salem and the local government
office.

Appeal Procedures*
DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL: Friday, October 12, 2012

This amendment was submitted to DLCD for review prior to adoption pursuant to ORS 197.830(2)(b)
only persons who participated in the local government proceedings leading to adoption of the amendment
are eligible to appeal this decision to the Land Use Board of Appeals (LUBA).

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals
(LUBA) no later than 21 days from the date the decision was mailed to you by the local government. If
you have questions, check with the local government to determine the appeal deadline. Copies of the
notice of intent to appeal must be served upon the local government and others who received written notice
of the final decision from the local government. The notice of intent to appeal must be served and filed in
the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10). Please call LUBA at
503-373-1265, if you have questions about appeal procedures.

*NOTE: The Acknowledgment or Appeal Deadline is based upon the date the decision was mailed by local
government. A decision may have been mailed to you on a different date than it was mailed to
DLCD. As a result, your appeal deadline may be earlier than the above date specified. NO LUBA
Notification to the jurisdiction of an appeal by the deadline, this Plan Amendment is acknowledged.

Cc: Anne Elvers, Washington County
Jon Jinings, DLCD Community Services Specialist
Anne Debbaut, DLCD Regional Representative
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Banks UGB

Ordinance No. 753
Washington County

‘pansion Affected Properties

Partial
UGB Full or Inclusion
Inclusion |Partial Amt.
TLID AREA (sq.ft) AREA (sq.ft) jJOWNER1 SITEADDR Use Type |Inclusion |(acres)
2N331D001901 47038.99142 1.08|HARTFORD DALE & PHYLLIS Ind Full n/a
7M234mNN0104 28572.6132/ nesliies pUInmAL AT mral s I st neo
12vo31uud0103 998.2337%, Voo o S s o e e e [V +un ptua

Notes

**includes 0.5 acres for industrial to be located in floodplain intended to enable the installation of a north-south road in the future



Banks UGB Expansion Affected Properties

Ordinance No. 753
Washington County

Residential

- |amt.tobe Brought -
TLID - |into’ UGB:(acres)
2N3300001500 0.50
2N3300002400 1.00
2N330CC00200 0.39
2N330CC00300 1.57
2N330CC00400 107
2N330CC00500
2N331BB00100 Ve
2N3310000400 25.03
2N3310000402 1.03
2N3310000403 5.34
2N3310000404 19.25
2N3310000200 15.10
2N3310000600 31.86
2N331CA06900 8.92
2N331D000400 9.94
2N331D001000 1.50
2N331D000700 2.72
2N331D000800 1.72
2N331D000102 0.43
2N331D001290 0.43
2N331D000600 0.98
2N4360000600 1enn

Industrial

TEID. - Yo
2N331CC04000 1.97
2N331D002200 2.71
2N331CD06600 3.94
2N331D002300 1.42
2N331CD06500 2.29
2N331D002500 1.34
2N331CD06400 3.61
2N331D002400 3.81
2N331D002100 0.55
2N331D002800 0.45
2N331D001900 1.17
2N331D002000 1.01
2N4250002500 1.07
2N3310000603 0.07
2N331D001600 2.33
2N331D001700 1.00
2N331D001800 7.38
2N331CC03800 4.28
2N3310000401 5.74
2N3310000602 2.73
2N4360000800 2.10
2N331D001300 0.55
2N331D002600 1.22
2N331D001500 0.35
2N331D001400 (.55
2N331D001401 0.30
2N331D002700 n 13|
2N331CC03900 .97
2N331CC03700 1.43
2N331D001901 1.08
2N4360000600 12.50
2N4360001101

Commercial

T N
2N331D000101 0.91
2N331D000104 0.02
2N331D000103 0.02
2N4250002300 0.63
2N4250002400 0.26
2N331BB05600 0.04
2N331D000100 3.00
2N4360001101 7.12




AGENDA

WASHINGTON COUNTY BOARD OF COMMISSIONERS

: Public Hearing — First Reading and First Public Hearing
Agenda Catego! Land TTee & Transportation; County Counsel (CPO 14)

genda Title: PROPOSED ORDINANCE NO. 753 - AN C DINANCE
AMENDING E EMENTS OF THE WASHINGTON COUNTY
COMPREHENSIVE PLAN TO REFLECT CHANGES TO THE
CITY OF BANKS’ URBAN GROWTH BOUNDARY

Presented by: Andrew Singelakis, Director of Land Use & Transportation
Alan Rappleyea, County Counsel

SUMMARY:

Ordinance No. 753 proposes to amend the Washington County Rural/Natural Resource Plan, the
Comprehensive Framework Plan for the Urban Area and the Washington County — Banks Urban
Planning Area Agreement (UPAA) by incorporating changes made to the urban growth boundary
(UGB) surrounding the city of Banks. Ordinance No. 753, if adopted, would also apply the
Future Development — 10 Acre District (FD-10) designation to areas added to the Banks UGB.
Ordinance No. 753 is posted on the county's land use ordinance web page at the following link:

http://www.co.wa: ngton.or.us/LUT/Divisions/LongRangePlanning/2012-lan -*~~-ordinances.cfm

On August 15, 2( 2 the Planning Commission (PC) conducted a public hearing for this ordinance
and unanimously recommended that the Board adopt Ordinance No. 753 as filed.

The staff report will be provided to the Board prior to the hearing and it will also be available at
the Clerk’s desk ior to the hearing.

Consistent with Board policy, testimony about the ordinance is limited to three minutes for
individuals and t :lve minutes for a representative of a group.

DEPARTMEN" 35 REQUESTED ACTION:

Read Ordinance No. 753 by title only and conduct the first public hearing. At the conclusion of
the hearing, ado; Ordinance No. 753.

COUNTY ADMINISTRATOR’S RECOMMENDATION:

I concur with the requested action.

Agenda Item No. _JL ‘l

A D O PT E D Date vara




JUL -6 2012
1 BEFORE THE BOARD OF COUNTY COMMISSIONERS ) ‘ ]
e Com
2 FOR WASHINGTON COUNTY, OREGON ounty
3 An Ordinance Amending the
Washington County — Banks Urban
4 ORDINANCE 753 Planning Area Agreement, and Updating
the Rural/Natural Resource Plan, and the
5 Comprehensive Framework Plan for the
Urban Area to Reflect the Amendments
6
7 The Board of County Commissioners of Washington County, Oregon (“Board”) ordains as
8 follows:
9 SECTION 1
10 A. The Board recognizes that the Banks Urban Planning Area Agreement of the
11 Washington County Comprehensive Plan was adopted by way of Ordinance No. 307 and was
12 subsequently amended by way of Ordinance Nos. 332, 333, and 580.
13 B. The Board recognizes that the Rural/Natural Resource Plan (Volume III) was
14 readopted with . 1endments, by way of Ordinance No. 307, with portions subsequently amended by
15 Ordinance Nos. 342, 383, 411,412, 458, 459, 462, 480, 482, 499, 539, 547, 572, 574, 578, 588,
16 598, 606, 609, 615, 628, 630, 631, 637, 643, 648, 649, 653, 662, 671, 686, 733, and 740.
17 C. The Board of County Commissioners of Washington County, Oregon, recognizes
18 that the Compre 1sive Framework Plan for the Urban Area element of the Comprehensive Plan
19 (Volume II) was readopted with amendments on September 9, 1986, with portions subsequently
20 amended by Ord ance Nos. 343, 382, 432, 459, 471, 480, 483, 516, 517, 526, 551, 555, 561, 571,
21 572, 588, 590, 5* , 608-610, 612-615, 620, 624, 631, 632, 637, 643, 649, 662, 666, 669, 671, 683,
22 686, 694, 712, 726, 730, 732, 733, 739, 742, 744 and 745.
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1 D. Subsequent planning efforts of Washington County indicate there is a need for an
2 update of the Washington County — Banks Urban Planning Area Agreement and corresponding
3 updates of associated maps in the Rural/Natural Resource Plan and the Comprehensive Framework
4 Plan for the Urban Area to show the Urban Growth Boundary expansion area for the City of Banks
5 deemed acknowledged in 2011. The Board further takes note that such changes are for the health,
6 welfare, and benefit of the residents of Washington County, Oregon.
7 E Under the provisions of Washington County Charter Chapter X, the Department of
8 Land 1 e and Transportation has carried out its responsibilities, including preparation of notices,
9 and the County Planning Commission has conducted one or more public hearings on the proposed

10 amendn ts and has submitted its recommendations to the Board. The Board finds that this

11 Ordinance is based on those recommendations and any modifications made by the Board are a

12 result of the public hearings process;

13 F. The Board finds and takes public notice that it is in receipt of all matters and

14 information necessary to consider this Ordinance in an adequate manner, and finds that this

15 Ordinance complies with the Statewide Planning Goals, the standards for legislative plan adoption

16 as set forth in Chapters 197 and 215 of the Oregon Revised Statutes, the Washington County

17 Charter, the Washington County Community Development Code, and the Washington County

18 Comprehensive Plan.

19 SECTION 2

20 The following exhibits, which are attached hereto and incorporated herein by reference, are

21 hereby adopted as amendments to the Washington County — Banks Urban Planning Area

22 Agreement of the Washington County Compréhcnsive Plan:

Page 2 - ORDINANCE 753 12-4865
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1 A. Exhibit 1 (2 pages) — amending the Rural/Natural Resource Plan Land Use Districts to

2 lect removal of certain properties;

3 B.  Exhibit 2 ( 2 pages) — amending Policy 41, Urban Growth Boundary Expansions, of
4 the Comprehensive Framework Plan for the Urban Area, to reflect certain changes to
S M A, Future Development Areas, and Map B, Goal 5 Resources for Future

6 , D¢ lopment Areas; and

7 C. Ex bit 3 (10 pages) — amending the Washington County — Banks Urban Planning

8 Area Agreement.

9 SECTION 3
10 All other Comprehensive Plan provisions that have been adopted by prior ordinance, which
11 are not expressl amended or repealed herein, shall remain in full force and effect.
12 | SECTION 4
13 All applications received prior to the effective date shall be processed in accordance with
14 | ORS 215.427.
15 SECTION 5
16 If any portion of this Ordinance, including the exhibits, shall for any reason be held invalid or
17 unconstitutional by a body of competent jurisdiction, the remainder shall not be affected thereby and
18 shall remain in fi . force and effect.

19 SECTION 6

20 The Office of County Counsel and Department of Land Use and Transportation are

2 authorized to prepare planning documents to reflect the changes adopted under Section 2 of this

2 Ordinance, including deleting and adding textual material and maps, renumbering pages or sections,
Page I3 — ORDINANCE 753 12-4865
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10

11

12

13

14

15

16

17

18

19

20

21

22

and making any technical changes not affecting the substance of these amendments as necessary to

conform to the Washington County Comprehensive Plan format.

SECTION 7

This Ordinance shall take effect thirty (30) days after adoption.

ENACTED this 1% day ofSeP'l'em ber ,2012,being the _ | St reading and

l 51{ public hearing before the Board of County Commissioners of Washington County, Oregon.

ADOPTED

READING

First _S‘e.‘o’rem\au 1R, 3013
Second

Third

Fourth

Fifth

Malinows ki, SChouten
VOTE: Aye: DuycK, Roaers Tevrry
Recording Secretary: parbara He\g Mne\(
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as AL

CHAIRMAN ©

Barbsaia I&W

RECORDING SECKETARY

PUBLIC HEARING

First September [}, 2Cid
Second

Third

Fourth

Fifth

Nay:
Date: A- 18- 1A
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Ordinance No. 753
Exhibit 1

July 5, 2012

Page 1 0of 2

The Rural/Natural Resource Plan Land Use Districts map is amended to remove the properties
ide tified below:

Y SR
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£F11ERS ROAD
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:EEEN ,:fANKS ROA ﬂ

\ A‘ .> S
e

HWY 47
0 :
——1

Remove from Rural / Natural Resource Plan : City of Banks

abcdef Proposed additions
abedef Proposed letions



Ordinance No. 753
Exhibit 1

July 5, 2012

Page 2 of 2

The Rural/Natural Resource Plan Significant Natural Resources map is amended to remove the
Goal 5 resources shown for the properties identified below:

1/ Nl

5anks roa (|

- Remove significant natural resource City of Banks

abcdef Proposed additions
abedef Proposed deletions



Ordinance No. 753
Exhibit 2

July 5, 2012

Page 10f2

Policy 41, Urb Growth Boundary Expansions, of the Comprehensive Framework Plan for the
Urban Areais iended to reflect the following changes to Map A, Future Development Areas:

— N F TN

RS ROAD

U

ElL

TWBANKS ROA /]

D —__“—Q__JL_.
wiLs
?:i\@zik:\;i@\j —
N [
077 —
S {

Add as FD-10 to Future Development Lands map City of Banks

abcdef Proposc additions
abedef Propost  deletions



Ordinance No. 753
Exhibit 2

July 5, 2012

Page 2 of 2

Policy 41, Urban Growth Boundary Expansions, of the Comprehensive Eramework Plan for the
Urban Area is amended to reflect the following changes to Map B, Goal 5 Resources for Future
Development Areas:

VN LG

/

[ RBANKS ROAR ﬂ

M% as % S | 1 -
\ ‘ u: .,,\ e D;W /

-

WILKESB

E== R\

'% Add as Water Areas and Wetlands City of Banks

. Add as Water Areas and Wetlands & Fish and Wildlife Habitat

:

abc Proposed additions
abe @ Proposed deletions



Ordinance No. 753
Exhibit 3

July 5, 2012

Page 1 of 10

The Washingt: County — Banks Urban Planning Area Agreement is amended to reflect the
following:

Washington County — Banks
Urban Planning Area Agreement

THIS AGREEI T is entered into by WASHINGTON COUNTY, a political subdivision in the
State of ' egc¢ ereinafter referred to as the “COUNTY”, and the CITY OF BANKS, an
incorporated r cipality of the State of Oregon, hereinafter referred to as the “CITY”.

WHEREAS, C ' 190.010 provides that units of local government may enter into agreements
forthe pr ormm  ce of any or all functions and activities that a party to the agreement, its
officers or age , have authority to perform; and

WHEREAS, S :wide Planning Goal #2 (Land Use Planning) requires that City, County, State
and Federal agency, and special district plans and actions shall be consistent with the
comprehensive lans of the cities and counties and regional plans adopted under ORS Chapter
197; and

WHEREAS, the Oregon Land Conservation and Development Commission requires each
jurisdiction rea  sting acknowledgment of compliance to submit an agreement setting forth the
means by whic  zomprehensive planning coordination will be implemented; and

WHEREAS, the COUNTY and the CITY, to ensure coordinated and consistent comprehensive
plans, consider mutually advantageous to establish:

1. As specific Urban Planning Area within which both the COUNTY and the CITY
ma 1in an interest in comprehensive planning;

2. Ap ess for coordinating comprehensive planning and development in the Urban
Plai ng Area; and

3. Ar esstoamend the Urban Planning Agreement:;__and

WHEREAS, the CITY'S urban growth boundary (UGB) was expanded and deemed
acknowledged 1; and,

WHEREAS, the COUNTY and CITY desire to amend the UPAA to reflect the changes in the
CITY boundary and the UGB and the need for urban planning of the new urban land; and

WHEREAS, the COUNTY and CITY desire to amend the UPAA to reflect the C'™V’< Urban
Reserve Study  2a, within which Urban Reserves will be designated through a cooperative
pr essbetwe F~"NUNTY and CITY subject to Oregon Administrative Rule (OAR) 660,
Division 21.

r-~<~% Propos additions
apeaet F Hos  Jeletions




Ordinance No. 753
Exhibit 3

July 5, 2012

Page 2 of 10

NOW THEREFORE, THE COUNTY AND THE CITY AGREE AS FOI OWS:
I Location of the Urban Planning Area

The Urban Planning Area mutually defined by the COUNTY and the CITY includes the
area designated on Exhibit “A” to this agreement.

1. Coordination of Comprehensive Planning and Development

A. Amendments to or Adoption of a Comprehensive Plan or Implementing
Regulation

1. Definitions

Comprehensive Plan means a generalized, coordinated land use map
and policy statement of the governing body of a local government that
interrelates all functional and natural systems and activities relating to the
use of lands, including, but not limited to, sewer and water systems,
transportation systems, educational facilities, recreational facilities, and
natural resources and air and water quality management programs.
“Comprehensive Plan” amendments do not include smalil tract
comprehensive plan map changes.

Implementing Regulation means any local government zoning ordinance,
land division ordinance adopted under ORS 92.044 or 92.046, or similar |
general ordinance establishing standards for implementing a
comprehensive plan. “Implementing regulation” does not include small

tract zoning map amendments, conditional use permits, individual
subdivision, partitioning or planned unit development approval or denials,
annexations, variances, building permits, and similar administrative-type |
decisions.

2. The COUNTY shall provide the CITY with the appropriate opportunity to
participate, review, and comment on proposed amendments to or ]
adoption of the COUNTY comprehensive plan or implementing
regulations. The CITY shall provide the COUNTY with the appropriate
opportunity to participate, review, and comment on proposed |
amendments to or adoption of the CITY comprehensive plan or
implementing regulations. The following procedures s il be followed by
the COUNTY and the CITY to notify and involve one another in the
process to amend or adopt a comprehensive plan or nplementing
regulation:

a. The CITY or the COUNTY, whichever has juris :tion over the
proposal, hereinafter the originating agency, shall notify the other
agency, hereinafter the responding agency, of the proposed action
at the time such planning efforts are initiated, but in no case less
thant 45 days prior to the final hearing on adoption. The specific |
method and level of involvement shali be finalized by

cdef Proposed additions
abe € Proposed deletions



Ordinance No. 753
Exhibit 3

July 5, 2012

Page 3 of 10

“Memorandums or Understanding” negotiated and signed by the
planning directors of the CITY and the COUNTY. The
“Memorandums of Understanding” shall clearly outline the process
by which the responding agency shall participate in the adoption
process. [f, at the time of beirg-notificationed of a proposed
action, the responding agency determines it does not need to
participate in the adoption process, it may waive the requirement
to negotiate and sign a “Memorandum of Understanding”.

b. The originating agency shall transmit draft recommendations on
any proposed actions to the responding agency for its review and
comment before finalizing. Unless otherwise agreed to in a
“Memorandum of Understanding”, the respon 1g agency shall
have ten (10) days after receipt of a draft to submit comments
orally or in writing. Lack of response shall be considered “no
objection” to the draft.

C. The originating agency shall respond to the comments made by
the responding agency either by a) revising the final
recommendations, or b) by letter to the responding agency
explaining why the comments cannot be addressed in the final
draft.

d. Comments from the responding agency shall be given
consideration as part of the public record on the proposed action.
If after such consideration, the originating agency acts contrary to
the position of the responding agency, the responding agency
may seek appeal of the action through the appropriate appeals
body and procedures.

e. Upon final adoption of the proposed action by the originating
agency, it shall transmit the adopting ordinance to the responding
agency as soon as publicly available, or if not adopted by
ordinance, whatever other written documentation is available to
properly inform the responding agency of the al actions taken.

B. velopment Actions Requiring Individual Notice to Property Owners
1. Definition

Development Action Requiring Notice means an action by a local
government which requires notifying by mail the owners of property
whoieh could potentially be affected (usually specified as a distance
measured in feet) by a proposed development action which directly
affects and is applied to a specific parcel or parcels. Such development
actions may include, but is not be-limited to, small tract zoning or
comprehensive plan amendments, conditional or special use permits,
individual subdivisions, partitionsing or planned unit developments,

abcdef Propose additions
abedef Propose deletions



Ordinance No. 753
Exhibit 3

July 6, 2012

Page 4 of 10

variances, and other similar actions requiring a quasi-judicial hearing

process-which-is-quasi-judiciabin-nature.

2. The COUNTY will provide the CITY with the opportunity to review and
comment on proposed development actions requiring notice within the
designated Urban Planning Area. The CITY will provide the COUNTY
with the opportunity to review and comment on proposed development
actions requiring notice within the CITY limits that may have an affect on
unincorporated portions of the designated Urban Planning Area.

3. The following procedures shall be followed by the COUNTY and the CITY
to notify one another of proposed development actions:

a. The CITY or the COUNTY, whichever has jurisdiction over the
proposal, hereinafter the originating agency, shall send by first
class mail a copy of the public hearing notice which identifies the
proposed development action to the other agency, hereinafter the
responding agency, at the earliest opportunity, but no less than
ten (10) days prior to the date of the scheduled public hearing.
The failure of the responding agency to receive a notice shall not
invalidate an action if a good faith attempt was made by the
originating agency to notify the responding agency.

b. The agency receiving the notice may respond at its discretion.
Comments may be submitted in written form or an oral response
may be made at the public hearing. Lack of written or oral
response shall be considered “no objection” to the proposal.

C. If received in a timely manner, the originating agency shall include
or attach the comments to the written staff report and respond to
any concerns addressed by the responding agency in such report
or orally at the hearing.

d. Comments from the responding agency shall be given
consideration as a part of the public record on the proposed
action. If, after such consideration, the originating agency acts
contrary to the position of the responding agency, the responding
agency may seek appeal of the action through the appropriate
appeals body and procedures.

C. Additional Coordination Requirements

1. The CITY and the COUNTY shall do the following to notify one another of
proposed actions which may affect the community, but are not subject to
the notification and participation requirements contained in subsections A
and B above.

a. The CITY or the COUNTY, whichever has jurisdiction over the
proposed actions, hereinafter the originating agency, shall send by

abcdef Proposed additions
abedef Proposed deletions
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Ordinance No. 753
Exhibit 3

July 5, 2012

Page 5§ of 10

first class mail a copy of all public hearings agendas which contain
the proposed actions to the other agency, hereinafter the
responding agency, at the earliest opportunity, but no less than
three (3) days prior to the 1ite of the scheduled public hearing.
The failure of the responding agency to receive an agenda shall
not invalidate an action if a good faith attempt was made by the
originating agency to notify the responding agency.

The agency receiving the public hearing agenda may respond at
its discretion. Comments may be submitted in written form or an
oral response may be made at the public hearing. Lack of written
or oral response shall be considered “no objection” to the
proposal.

Comments from the responding agency shall be given
consideration as a part of the public record on the proposed
action. If, after such consideration, the originating agency acts
contrary to the position of the responding agency, the responding
agency may seek appeal of the action through the appropriate
appeals body and procedures.

e CITY and COUNTY agree that when annexation to the CITY takes place, the

transition in land use designation from one jurisdiction to another should be

derly, logical and based upon a mutually agreed upon plan.

For land with COUNTY rural plan designations which have been included

inside the UGB, or land with the FD-10 District designation, the CITY shall

be responsible for comprehensive planning, including necessary work to

comply with Statewide planning goals and associated administrative rules

and requirements. The parties will apply the coordination provisions of

Paragraph 1L.A.2. of this UPAA. The urban designations adopted by the

CITY will not become effective and development of fand pursuant to the

designations will not occur until the land has been annexed to the CITY.

As an interim measure, the COUNTY will adopt the FD-10 plan

designation for lands which have been included inside the UGB.

. Special Policies

A

abcdef Propost
abedef Propost

I

1.

finitions

Urban Growth Boundary means the area within which urban development will

2.

oc~ s represented in the City of Banks’ Comprehensive Plan. The CITY is

responsible for comprehensive planning within the Urban Growth Boundary.

Area of Intere~* means the area adjacent to but outside of the existing Urban

Growth Bounaary which the CITY has identified as the most logical area for

urban expansion should a need be demonstrated. The COUNTY is

responsible for comprek~~~*~ planning and develo~~=nt actions within the

additions
deletions
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Page 6 of 10

area of interest until such time as the Urban Growth Boundary is expanded
and the area is annexed to the CITY.

3. _Urban Planning Area means the combined area of the Urban Growth
Boundary and the Area of Interest. The CITY and the COUNTY shall notify
one another of proposed comprehensive planning and development actions
within the Urban Planning Area according to the provisions of this Agreement.

4. Urban Reserve Study Area means the undesignated rural iands surrounding
the CITY as well as the Area of Interest. These lands may undergo future
study through a cooperative effort between the COUNTY and CITY to
designate Urban Reserves pursuant to OAR 660-021.

B. Annexations within the Urban Planning Area will not be opposed by the
COUNTY.

BC. Annexations outside of the Urban Planning Area will not be supported by the |
COUNTY or CITY.

ED. The CITY and COUNTY may cooperate in planning for urban facilities. |

DE. The COUNTY will not approve a land use proposal in the Urban Planning Area if |
the C Y presents evidence to show that the proposal would not facilitate an
urban level of development in the future upon annexation to the CITY.

EF. The COUNTY will not approve a land use proposal for residential densities |
designated in the Banks Comprehensive Plan without public water and public
sewer.

G. Amendments to the Urban Growth Boundary within the Urban Planning Area, or
to establish Urban Reserves pursuant to OAR 660-021, shall require an
amendment to Exhibit “A” as outlined in Section |V of this agreement.

V. Amendments to the Urban Planning Area Agreement

A. The following procedures shall be followed by the CITY and the COUNTY to
amend the language of this agreement or the Urban Planning Area Boundary:

1. The CITY or COUNTY, whichever jurisdiction originates the proposal,
shall submit a formal request for amendment to the responding agency.

2. The formal request shall contain the following:
a. A statement describing the amendment.
b. A statement of findings indicating why the proposed amendment is
necessary.
abc ° Proposed additions

abedef Proposed deletions
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c. if the request is to amend the planning area boundary, a map
which clearly indicates the proposed change and surrounding
area.

3. Upon receipt of a request for amendment from the originating agency, the
responding agency shall schedule a review of the request before the
appropriate reviewing body, with said review to be held within 45 days of
the date the request is received.

4, The CITY and COUNTY shall make good faith efforts to resolve requests
to amend this agreement. Upon completion of the review, the reviewing
body may approve the request, deny the request, or make a
determination that the proposed amendment warrants additional review.
If it is determined that additional review is necessary, the foliowing
procedures shall be followed by the CITY and COUNTY:

a. If inconsistencies noted by both parties cannot be resolved in the
review process as outlined in Section IV (3), the CITY and the
COUNTY may agree to initiate a joint study. Such a study shall
commence within 30 days of the date it is determined that a
proposed amendment creates an inconsistency, and shall be
completed within 90 days of said date. Methodologies and
procedures regulating the conduct of the joint study shall be
mutually agreed upon by the CITY and the COUNTY prior to
commencing the study.

b. Upon completion of the joint study, the study and the
recommendations draw from it shall be included within the record
of the review. The agency considering the proposed amendment
shall give careful consideration to the study prior to making a final
decision.

B. The parties will jointly review this Agreement everv two (2) years to evaluate the
i ectiveness of the processes set forth herein an to make any amendments.
" e review process shall commence two (2) years from the date of execution
i1 shall be completed within 60 days. Both parties shall make a good faith
¢ ort to resolve any inconsistencies that may have developed since the previous
review. [f, after completion of the 60 day review period inconsistencies still
remain, either party may terminate this Agreement.

V. This agreement shall become effective upon full execution by the COUNTY and CITY
and she then repeal and replace the W~=hington County — Banks Urban Planning Area
Agreement dated January 10, 2002. The erfective date of this Agree~~~t shall be the
last date of signature on the signe*'~~_pages.

abcdef Propose additions
abedef Proposed deletions



INY  INESS WHEREOF the parties have executed this Urban Planning Area
Agreement on the date set opposite their signatures.

CIT OF BANKS

By Date
Mayor

WASHINGTON COUNTY

By Date
Chair, Board of County Commissioners

By Date
Recording Secretary

g lef Proposed additions
abedef Proposed deletions

Ordinance No. 753
Exhibit 3

July 5, 2012
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AGENDA

WASHINGTON COUNTY BOARD OF COMMISSIONERS

Agenda Category:  Action — Land Use & Transportation (CPO 14)
Agenda Title: ADOPT FINDINGS FOR ORDINANCE NO. 753

Presented by: Andrew Singelakis, Director of Land.Use & Transportation

SUMMARY:

Ordinance No. 7 . proposes to amend the Washington County Rural/Natural Resource Plan, the
Comprehensive Framework Plan for the Urban Area and the Washington County — Banks Urban
Planning Area Agreement (UPAA) by incorporating changes made to the urban growth boundary
(UGB) surrounding the city of Banks. Ordinance No. 753 also applies the Future

Developme: -1 Acre District (FD-10) designation to areas added to the Banks UGB.

Asrequired by ¢ S 197.615, post acknowledgment comprehensive plan amendments (e.g.,
amendments ma  to the County’s Comprehensive Plan after it was acknowledged by the State
Department ‘I d Conservation and Development as complying with the Statewide Planning
Goals) must be accompanied by findings setting forth the facts and analysis showing that the
amendments are  nsistent with the applicable Statewide Planning Goals, Oregon Revised
Statutes, St¢ A inistrative Rules and the applicable provisions of Washington County’s
Comprehensive] n.

Attached is thel iolution and Order to adopt the findings for Ordinance No. 753. The findings
will be provided  the Board prior to the hearing and will also be available at the Clerk’s desk.

Attachment: Res ition and Order

DEPARTMENT’S REQUESTED ACTION:

Adopt the findings for Ordinance No. 753 and authorize the Chair to sign the Resolution and
Order memorializing the action.

COUNTY ADM VISTRATOR’S RECOMMENDATION:

I concur with the requested action.

Q ‘ Agenda m No. ___S_C___
O } & - Date: 09/12/17
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IN THE BOARD OF COUNTY COMMISSIONERS

FOR WASHINGTON COUNTY, OREGON

In the Matter of  opting ) RESOLUTION AND ORDER
Legislative Findings in Support ) ,
of Ordinance No. 753 ) No. 1&="T(

This matter having come before the Washington County Board of Commissioners at its
meeting of Sep! 1ber 18, 2012; and

It appearing to the Board that the findings contained in Exhibit “A” summarize relevant facts
and ra nales with regard to compliance with the Statewide Planning Goals, Oregon Revised
Statutes and Administrative Rules, and Washington County’s Comprehensive Plan relating to
Ordinance No. 753; and

[t appeal g to the Board that the findings attached as Exhibit “A” constitute appropriate

legislative findings with respect to the adopted ordinance; and

appearing to the Board that the Planning Commission, at the conclusion of its public hearing

on August 15, 2012, made a recommendation to the Board, which is in the record and has been
reviewed by the Board; and

It appeal g to the Board that, in the course of its'deliberations, the Board has considered the
record which consists of all notices, testimony, staff reports, and correspondence from interested
parties, together with a record of the Planning Commission’s proceedings, and other items submitted
to the Planning Commission and Board regarding this ordinance; it is therefore,

RESOLVED AND ORDERED that the attached findings in Exhibit “A” in support of Ordinance
No. 753 are hereby adopted.

DATED this 18th day of September, 2012.

N BOARD OF COUNTY COMMISSIONERS
AYE  NAY ABSENT FOR WASHINGTON COUNTY, OREGON
DUYCK Ve
SCHOUTEN _v/
maLNOwsKI o ___ e
ARBBERED AS_?FQBM; - Chairman O
TERRY

%ﬂ~ N Bartaia Hedpmoneds

Recording Secretaryd

nty ounsel
or Washington County, Oregon



EXHIBIT A

FINDINGS FOR ORDINANCE NO. 753
RELATING TO AMENDING THE WASHINGTON COUNTY RURAL/NATURAL
RESOURCE PLAN, COMPREHEN! VE FRAMEWORK PLAN FOR THE URBAN
AREA AND THE WASHINGTON COUNTY - BANKS URBAN PLANNING AREA
AGREEM! T ELEMENTS OF THE COMPREHENSIVE PLAN; RELATING TO
PLANNING FOR NEW URBAN GROWTH BOUNDARY LANDS

September 18, 2012

General Findings

Ordinance No. 753 amends the Washington County Rural/Natural Resource Plan, the
Comprehensive Framework Plan for the Urban Area, and the Washington County — Banks Urban
] nning Area Agreement (UPAA) to incorporate changes made to the urban growth boundary
(UGB) of Banks. In April 2011, the City of Banks (“city”) adopted Ordinance 2011-04-01,
which amendec 1e UGB surrounding Banks. The expansion of the UGB was not appealed and is
deemed acknov dged and in compliance with the Statewide Planning Goals pursuant to Oregon
Revised Statute (ORS) 197.625. The city’s findings that were adopted as part of

Ordinance 2011 4-01 are included in the record of the county ordinance proceedings and
provide both an lequate factual basis and a thorough explanation of compliance with the state
goals.

Incorporated in 2 findings for Exhibit A are the following items:
Attachment - Banks Ordinance 2011-04-01

Attachment 2 - City of Banks Urban Growth Boundary Expansion Justification Technical
Report (Exhibit A to Banks Ordinance 2011-04-01) dated October 2010

Attachment 3 - City of Banks Comprehensive Plan Amendments to Update Urban Growth
Boundary, Transportation Plan and Recreational Land Needs, (Exhibit B to
Banks Ordinance 2011-04-01) dated October 2010

Because the ordinance would make changes that do not affect compliance with Oregon’s
Statewide Planning Goals (Goals), it is not necessary for these findings to address the Goals with
respectto each  endment. The Board of County Commissioners (Board) finds that the Goals

ply to amendments covered by these findings only to the extent noted in specific responses to
individual Goals, and that each amendment complies with the Goals. Goals 15 (Willamette River
Greenway), 16 (Estuarine Resources), 17 (Coastal Wetlands), 18 (Beaches and Dunes) and 19
(Ocean Resources) and related Oregon Administrative Rules (OAR) are not addressed because
these resources : : not located within Washington County.
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Goal Findings

The purpose of these findings is to demonstrate that Ordinance No. 753 is consistent with
Statewide Planning Goals, ORS and OAR. The Washington County Comprehensive Plan was
adopted to implement the aforementioned planning requirements and was acknowledged by tl
State of Oregon to be in compliance with these requirements. The county fc ows the post-
acknowledgement plan amendment (PAPA) process to update the Comprehensive Plan with new
state and regional regulations as necessary and relies in part upon these prior state review
processes to demonstrate compliance with all necessary requirements. No Go: compliance
issues were raised in the proceeding below. In addition, none of the proposed changes to text
implicate a Goal compliance issue. The following findings are provided to demonstrate ongoing
compliance.

Goal 1 — Citizen Involvement

Washington County has an acknowledged citizen involvement program that provides
opportunities for citizens and other interested parties to participate in all phases of the planning
process. I[n addition, Chapter X of the County Charter sets forth specific re 1irements for citizen
involvement during review and adoption of land use ordinances. Washington County utilized
these re lirements for the review and adoption of No. 753.

Goal 2 - Land Use Planning

Statewide Planning Goal 2 addresses Land Use Planning by requiring an adequate factual base to
support a decision as well as coordination with affected governmental entities. Washington
County has an acknowledged land use planning process that provides for the review and update
of the various elements of the Comprehensive Plan, which includes documents such as the
Rural/Natural Resource Plan, the Comprehensive Framework Plan for the Urban Area and Urban
Planning Area Agreements. Washington County utilized this process to adopt Ordinance No.
753. Notice was coordinated with all affected governmental entities and no comments were
received regarding the ordinance.

The Banks City Council adopted Ordinance 2011-04-01 in April 2011 to expand the city’s urban
grow boundary. The city coordinated with both county and the Oregon Department of Land
Conservation and Development (DLCD) staft to assure a coordinated UGB expansion. The city’s
decision was not appealed and was therefore deemed acknowledged. The county relies on the
city’s findings which provide a summary of the factual basis for amending the UGB and the
intergovernmental coordination provided during the UGB amendment process.

Goal 3 - Agricultural Land

Policy 15, Implementing Strategies (a) and (f) of the Rural/Natural Resource Plan include
provisions for the preservation of agricultural lands. Ordinance No. 753 amends the

Rur: Natural Resource Plan by removing properties added to the Banks UGB from the Land
Use Districts map and removing significant natural resources now inside the UGB from the
Significant Natural Resources map.
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The Banks City ouncil adopted Ordinance 2011-04-01 in April 2011 to expand the city’s urban
growth boundary, and demonstrated compliance with statutes and rules protecting agricultural
land by requiring inclusion of exception lands to meet urban needs before resource lands could
be considered for inclusion. The county relies on the findings adopted by Banks to demonstrate
compliance with Statewide Planning Goals 3 and 14.

These amendm s are in compliance with Goal 3 and are consistent with the county’s
acknowledged - icies and standards for protecting agricultural lands identified under Goal 3.

Goal 5 - Open Spaces, Scenic and Historic Areas and Natural Resources

Policies 10, 11 and 12 of the Comprehensive Framework Plan for the Urban Area, Policies 7, 9,
10, 11, 12 and 13 of the Rural/Natural Resource Plan and various sections of the Community
Plans and the Community Development Code include provisions for the protection of Goal 5
resources. In addition, OAR 660-023-0250 requires application of current Goal 5 provisions to
Post Acknowledgment Plan Amendments (PAPAs) initiated on or after September 1, 1996 when
the PAPA creates or amends a resource list or a portion of an acknowledged plan or land use
regulation that protects a significant Goal 5 resource or if the PAPA allows new uses that could
be conflicting uses with a particular significant Goal 5 site.

Ordinance No. 753 removes significant natural resources that are now within the Banks UGB
from the Significant Natural Resources map of the Rural/Natural Resource Plan and adds them to
olicy 41°s Goal 5 Resources for Future Development Areas map of the Comprehensive
ramework Pla  >r the Urban Area. No changes were made to the locations of the significant
natural resource it the policies and standards applied to them. Therefore, plan compliance with
Goal 5 is maint  =d with amendments made by Ordinance No. 753.

Goal 7 - Natural Disasters and Hazards

olicy 8 in the Comprehensive Framework Plan for the Urban Area and Policy 8 in the
Rural/Natural Resource Plan set forth the county’s policy to protect life and property from
natural disasters and hazards. The significant natural resources affected by Ordinance No. 753
include flood areas. This ordinance removes the significant natural resources from the
Rural/Natural Resource Plan Natural Resources map and adds them to Policy 41°s Goal 5
Resources for F ire Development Areas map of the Comprehensive Framework Plan for the
Urban Area since they are now within the Banks UGB. Ordinance No. 753 does not affect the
standards for or cations of the significant natural resources.

Compliance with Goal 7 is maintained with the amendments made by Ordinance No. 753. The
amendments are also consistent with the county’s acknowledged policies and standards for
regulating development exposed to potential natural disasters and hazards addressed by Goal 7.

Goal 11 - Public Facilities and Services

Policies 15,25, , 27,28, 29,30 and 31 of the Comprehensive Framework Plan for the Urban
Area and Policy 22 of the Rural/Natural Resource Plan address the provision of public facilities
and services int : urban and rural areas of unincorporated Washington County. The
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Com unity Development Code requires that adequate public facilities and services be available
for new development.

Ordinance No. 753 designates the lands brought into the Banks UGB as Future Development 10
A« : istrict (FD-10). Per the Washington County — Banks UPAA, this designation will remain
on those properties an development may n¢ occur until they have been annexed to the city. The
UPAA also states that the city and county may cooperate in planning for urban facilities, and the
county will not approve a land use proposal for residential densities designated in the Banks
Comprehensive Plan if the affected properties cannot be served with public water and public
sewer.

Plan compliance with Goal 11 is maintained with the amendments made by Ordinance No. 753.
The amendments are consistent with the county’s acknowledged policies and strategies for the
provision of public facilities and services as required by Goal 11. The amendments are also
consistent with the provisions of Chapter 660, Division 11 of the Oregon Administrative Rules
and Oregon Revised Statute 195.110.

Goal 12 - Transportation

Policy 32 of the Comprehensive Framework Plan for the Urban Area, Policy 23 of the
Rural/Natural Resource Plan, and in particular the Washington County 2020 Transportation Plan,
describe the transportation system necessary to accommodate the transportation needs of
Washington County through the year 2020. Implementing measures are contained in the
Transportation Plan and the Community Development Code. Plan compliance with Goal 12 is
maintained with the amendments made by Ordinance No. 753. The amendments are consistent
with the county’s acknowledged policies and strategies for the provision of transportation
facilities and services as required by Goal 12 (the Transportation Planning Rule or TPR,
implemented via OAR Chapter 660, Division 12) and the Regional Transportation Plan (RTP).

Goal 14 — Urbanization

Policies 1, 13, 14, 16, 17, 18, 19 and 41 of the Comprehensive Framework Plan for the Urban
Area address urbanization within the Regional Urban Growth Boundary. In particular, Policies 1,
18 and . of the Comprehensive Framework Plan for the Urban Area guide the designation of
lands added to an urban growth boundary. B-Engrossed Ordinance No. 615, adopted in April
2004, amended Policy 18 to state that lands added to the urban growth boundaries of Banks,
Gaston or North Plains shall be designated Future ‘'evelopment — 10 Acre District (FD-10).

1e City Council of Banks adopted Ordinance 2011-04-01 in April 2011 to expand the city’s
UGB. The city’s decision followed years of work by city staff and consultants to demonstrate
compliance with Goal 14 and related rules and statutes, through the course of public hearings,
public meetings, and coordination by the city with county and DLCD staff. The county relies on
the findings adopted by the city and the fact that the city’s decision is deemed acknowledged to
demonstrate compliance with Statewide Planning Goal 14.

In accordance with Plan policies, Ordinance No. 753 designates the lands brought into the Banks
UGB as FD-10 on Policy 41°s Future Development Areas map of e Comprehensive
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Framework Pla  r the Urban Area. This designation is given to unincorporated portions of
cities where the  ies are the only available source for urban services. The FD-10 District also
recognizes the desirability of encouraging and retaining limited interim land uses until the lands
are annexed to a city. Significant natural resource designations for the new urban areas are also
transferred fron 1e Rural/Natural Resource Plan to Policy 41°s Significant Natural Resources
for New Urban  eas map.

Ordinance No. 753 amended the Rural/Natural Resource Plan to remove areas added to the urban
growth boun iry of Banks. Those areas were added to the Future Development Areas Map in the
Comprehensive amework Plan for the Urban Area and were designated Future Development —

10 Acre Distric  “D-10). Significant natural resource designations for the new urban areas were

removed from the Rural/Natural Resource Plan.

The Washingtor ounty — Banks Urban Planning Area Agreement was amended by Ordinance
No. 753 to reflect the expansion of the urban growth boundary adopted by Banks’ acknowledged
Ordinance 2011 4-01.

Plan compliance with Goal 14 is maintained with the amendments made by Ordinance No. 753.

The amendments are consistent with the county’s acknowledged policies and strategies for
urbanization as required by Goal 14.

SAPLNG\WPSHARE\2  ord\Ord753_BanksUPAA\Resolution_Findings\Ord753_Findings.doc



Incorporated into Exhibit A of the
Findings for Ordinance No. 753
are the following items:

Attachment 1: Banks Ordinance 2011-04-01

Attachment 2:  City of Banks Urban Growth Boundary Expansion
Justification Technical Report (Exhibit A to Banks
Ordinance 2011-04-01) dated October 2010

Attachment 3:  City of Banks Comprehensive Plan Amendments to

Update Urban Growth Boundary, Transportation Plan
and Recreational Land Needs, (Exhibit B to Banks
Ordinance 2011-04-01) dated October 2010

Due to the large size of these attachments, they are posted on
the 2012 Land Use Ordinance web page at the following link:

www.co.washington.or.us/LUT/Divisions/LongRangePlanning/2012-
land-use-ordinances.cfm




ORDINANCE NO. 2011-04-01

AN ORDINANCE AMENDING THE BANKS COMPREHENSIVE PLAN
TO EXTEND THE 20-YEAR POPULATION FORECAST AND
EXPAND THE URBAN GROWTH BOUNDARY (UGB)

WHEREAS, the City of Banks has utilized the safe harbor method to extend its 20-year
population forecast from the previously updated forecast and has already adopted plan
amendments updating the long term residential land needs in compliance with Goal 10, as well as
determining its future commercial/industrial land needs consistent with Goal 9; and

WHEREAS, t City of Banks was awarded a Transportation and Growth Management (TGM)
grant administered jointly by the Oregon Department of Transportation (ODOT) and the Oregon
Department of Land Conservation and Development (DLCD); and

WHEREAS, the TGM grant funded planning studies prepared by a professional consulting firm
(CH2M HILL) that enabled the City to evaluate expansion of the UGB in compliance with state

rules and statutes regarding Goal 14; and

WHEREAS, CH2M HILL, having received comments from the Banks City Council, Banks
Planning Commission, TGM Technical Advisory Committee, and the community-at-large, has
prepared the “City of Banks Urban Growth Boundary Expansion Justification Technical Report”
dated October 2010 (Exhibit A); and

WHEREAS, the CH2M HILL technical report provided a UGB expansion analysis that included
findings demonstrating compliance with ORS 197.298 (priority areas for UGB expansion), OAR
660-015-0000(14) (Goal 14 land need and boundary location factors), and OAR 660-024-0060(1)

(boundary location alternatives); and

WHEREAS, the CH2M HILL technical report identified a proposed “Zoning Allocation Strategy
Map” (Figure 13) showing the preferred UGB expansion area and zoning allocation; and

WHEREAS, the CH2M HILL justification technical report is incorporated as Part I in a
legislative amendment proposal to the City of Banks Comprehensive Plan, including an updated
plan text and policy amendments (PA-77-10); and

WHEREAS, the “DLCD Notice of Proposed Amendment” was delivered to the DLCD Salem
office on October 29, 2010 in accord with ORS 197.610(1); and

WHEREAS, the Banks Planning Commission has conducted the first evidentiary hearing on
December 15, 2 0 to consider the Part I plan amendment proposal and, based on the findings
and analyses co lned in the CH2M HILL justification technical report, unanimously adopted a

ORDINANCE NO. 2011-04-01
Page 1 of 2



motion to forward the proposal to City Council with a recommendation that Council adopt the
proposed amendment; and

WHEREAS, the Banks City Council has conducted a public hearing on February 8, 2011
regarding the proposed Part I amendment and accepted the Planning Commission’s
recommendation regarding Part I, based on the CH2M HILL justification technical report
findings and analyses, and receiving oral and written testimony raising concerns about the
proposed location of future residential land near existing industrial development and adjoining an
existing railroad.

NOW THEREFORE, THE CITY OF BANKS ORDAINS AS FOLLOWS:

0 Amend The Banks Municipal Code TITLE XV LAND USAGE, CHAPTER 153:
COMPREHENSIVE PLAN Section 153.01 ADOPTION BY REFERENCE, to adopt
an extended 20-year population forecast (page 6, Exhibit A) consistent with the safe
harbor provisions allowed by ORS 195.034(1) and OAR 660-024-0030(3).

0 Amend The Banks Municipal Code TITLE XV LAND USAGE, CHAPTER 153:
COMPREHENSIVE PLAN, Section 153.01 ADOPTION BY REFERENCE, to
adopt the “City of Banks Urban Growth Boundary Expansion Justification Technical
Report” dated October 2010 (Exhibit A), including the “Zoning Allocation Strategy
Map” (Figure 13, Exhibit A), which supercedes earlier maps.

0 Amend The Banks Municipal Code TITLE XV LAND USAGE, CHAPTER 153:
COMPREHENSIVE PLAN, Section 153.01 ADOPTION BY REFERENCE, to
adopt the comprehensive plan Goal 14 text and amended urbanization policies as
contained in the document entitled “City of Banks Comprehensive Plan Amendments
to Update Urban Growth Boundary, Transportation Plan and Recreation Land
Needs” dated October 2010 (Exhibit B).

BROUGHT BEFORE the Banks City Council on March 8, 2011.
ADOPTED BY the Banks City Council on April 12, 2011.

EFFECTIVE: This Ordinance becomes effective on May 12, 2011.

Summary of Votes: ]

Brian Biehl o

Pete Edison Ye$/No

Rob Fowler Yes/No B

Christy Greagor @ﬁo
“vo.... Mark Gregg Yes/No 'O

raig Stewart Yeso

ORDINANCE NO. 2011-04-01

Page 2 of 2
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City of Banks
Urban Growth Boundary Expansion Justification
Technical Report

Prepared for

The City of Banks, Oregon

October, 2010

Prepared by
SH2MHILL
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l. Introduction

Purpose

The purpose of this report is to document the urban growth boundary (UGB) expansion
analysis process that was performed by, and for, the City of Banks, and to provide findings
in support of the City’s proposal to expand its UGB.

Backgrol d

In the 1990s and early part of the 2000s, the City of Banks experienced significant population
growth for a city of its size. Absorption of this additional population resulted in the rapid
consumption of buildable land within the existing UGB. In response to this growth, the City
of Banks initiated a process in 2004 to determine the need for UGB expansion. This report
documents - s process, and the concurrent analyses that were performed.

The analyses and process performed to identify appropriate land for 1 ;B expansion were
done in accordance with applicable state laws and regulations. Analyses and procedural
steps perforr d were done in close coordination with, and were substantially informed by,
the Oregon Department of Land Conservation and Development (DLCD), the Oregon
Department of Transportation (ODOT), and Washington County. The UGB expansion
process conducted to this date, detailed in this report, has been concurred upon by these
agencies.

e UGB expansion process has also included numerous public community meetings and
open houses, City Council and Planning Commission meetings (open to the public), and
opportunities for comment.

" e UGB location analysis section of this report addresses the current Preferred Alternative
UGB expansion strategy, as selected by the Banks City Council on January 13, 2010. The
aforementioned section provides findings for the current Preferred Alternative in
accordance with applicable state law. However, there was a lengthy alternatives selection
and refineme process which led to this point. This process, and the analyses conducted
throughout is presented in Appendix A of this report in the same way it was presented in
technical mer randums produced during the process.



Il. UGB Expansion Analysis Process

Population Forecast

In 2004, the City of Banks adopted a 20-year population (2024) forecast of 3,739, which was
a] approved by the Washington County Board of Commissioners. Upon beginning the
UGB expansion analysis in 2009, the City needed to update its popt ition forecast to reflect
a’! -year period to 2029. Subsequently, the City of Banks updated its 2029 population
forecast in accordance with the safe harbor methods defined in ORS 195.034 (1) and OAR

66 124-0030, which were developed for smaller cities in Oregon such as Banks. Appendix B
provides correspondence between the City of Banks, Washington County, and the

D¢ artment of Land Conservation and Development (DLCD) documenting state-mandate
inter-agency coordination regarding the methodology used to update the population
forecast.

The safe harbor method extends the 2024 City population forecast to a 20-year period (2029)
by using the same growth trend for the City assumed the County's current adopted
forecast. The annual growth rate used to calculate the prior population forecast to year 2024
was 4.5 percent. In accordance with OAR 660-024-0030(3)(b), the 4.5 percent growth rate was
applied to the Banks 2024 estimate to extend the forecast to year 2029. As shown in Table 1,
the Banks 2024 population forecast (3,739) number was multiplied annually by 4.5 percent
to 2029, resulting in a forecasted 2029 population of 4,660.

Table 1: City of Banks Population Forecast Update (2024 to 2029)

Population
Year Forecast
2024 3,739
2025 3,907
2026 4,083
2027 4,267
2 8 4,459

2 9 4,660




Residential and Related Land Needs

+ In 2005, the City of Banks adopted a 2024 Residential Land Needs Analysis that was
performed in accordance with the previously adopted 20-year population forecast and
the requirements for determining housing needs provided in Goal 10, OAR 660 Division
8. The Re. lential Land Needs Analysis adopted in 2005 included the following state-
mandated elements that were conducted according to the methodology provided in ORS
197.296:

e Housing Type & Density Study
e Housing Needs Analysis Study
s Residential Buildable Lands Inventory

The City incl  ed a residential lands supply/demand comparison calculation in its 2005
Residential Needs Analysis. However, this calculation did not account for acres of land
necessary for parks, schools, and transportation facilities related to residential growth. This
calculation was performed in December 2008* according to the safe harbor methodology
provided in OAR 660-024-0040(9).

Banks 2024 Residential Needs Analysis materials are provided in Appendix C.

The results of the residential and employment land needs analyses that were adopted by the
City of Banks into its Comprehensive Plan in 2005 were for horizon year 2024. Because the
current UGB amendment process continued in 2009, the City of Banks needed to extend its
previous 20-year projection to 2029. Therefore, in accordance with applicable OAR 660
Division 24 p  visions, this section of the report updates the 2024 population and land
needs forecasts (both residential and employment lands) to 20292. This section also
addresses lan use law issues related to updating the residential land needs forecast.

Update of Residential Land | eds
To update the Banks residential land needs analysis to year 2029, City of Banks staff utilized

the same state-provided model® that was used to establish their 2024 forecast, but
substituted the updated 2029 population forecast for the previous 2024 population forecast.

As shown in Table 2 below, the supply/demand comparison calculation performed as part
of the update City of Banks 2029 Residential Land Needs Analysis resulted in a need for
123.7 net bui. ible acres for residential land needs. Complete 2029 residential land needs
analysis mod results are provided in Appendix D.

1 See Banks Urban Growth Boundary Update: Infrastructure Land Needs Memo, pp.3-4 (2008)

2is importantto e that this update is for land needs (demand} only, and that the supply of buildable residential and
employment lands  nains the same as was calculated in the previous Banks residential and employment land inventories

performedir 05.

3 Housing Needs | lel (Version S)



Ta.  2: City of Banks 2029 Residential Land Needs Analysis Update

Buildable Lands Inventory for Housing (net buildable acres)

LDSF’ R5 HDSF' R25 HDMF* MU' Total

Current UGB Acres 86.8 35 90.3
Acres in Use 73.8 35 77.3
Constrained Acres 0.0
Available Acres 0.0 13.0 0.0 0.0 0.0 0.0 13.0
Current Acres % 0.0% 96.1% 0.0% 3.9% 0.0% 0.0%  100.0%
Acres in Use % 0.0% 95.5% 0.0% 4.5% 0.0% 0.0% 100.0%
Available Acres % 0.0% 100.0% 0.0% 0.0% 0.0% 0.0%  100.0%
LEj)s(ies.ting Units per Acres in 5.85 16.57 6.34

Land Needed by Land Use Type (net buildable acres)

LDSF RS HDSF R2.5 HDMF MU
Acres Needed 45.7 58.5 20.7 4.9 1.9 4.9
New Acres Needed 457 45.6 20.7 4.9 1.9 4.9

roposed zoning district to be adopted into Banks Zoning Ordinance concurrent with adoption of UGB
expansion amendment into Banks Comprehensive Plan

The safe harbor for estimating park, school, and transportation facility land needs associated
with new residential lands (OAR 660-024-0040(9)) notes that public infrastructure “require[s]
an additional amount of land equal to 25 percent of the net buildable acres determined for residential
land”. Based on this OAR safe harbor provision, the following calculation was made:

123.7 X 0.25 = 30.93 (amount of new acres necessary to accommodate park,
school, and transportation facility needs associated with residential growth)

By subsequently adding the acres needed for parks, schools, and transportation facilities to
the previously determined 2029 residential land needs total, the total number of new
bu lable residential acres needed for Banks to accommodate forecasted demand in 2029 is

determined:
123.7 + 30.93 = 154.63 (new buildable residential acres needed)

2029 Residential Land Needs Analysis Update - State Law Issues

In consultation with DLCD, the Banks 2029 Residential Land Needs Analysis as presented
in Appendix D was modified for better conformance with State law. Specific items covered
include minimum residential density standards, manufactured dwelling park units and
single-family attached units.



Minimum Re dential Density Standards

Concurrently with the UGB Comprehensive Plan amendment process, the City of Banks will
be amending : Zoning Ordinance to provide for the minimum residential density
standards st n in Table 3. Minimum density standards ensure efficient use of buildable
lands and pr  de for a range of needed housing.

Table 3: City of E s Minimum Residential Density Standards

Zone Minimum Density Standard

Low Density Sir amily (LDSF") 6 dwelling units per net buildabie acre
Single Family Residential (R5) 8 dwelling units per net buildable acre
High Density Single Family (HDSF') 10 dwelling units per net buildable acre
Multl-Family Re  ential (R2.5) 17 dwelling units per net buildable acre
High-Density M -Family Residential {HDMF*} 24 dwelling units per net buildable acre
Mixed Use (ML 10 dwelling units per net buildable acre

' Proposed zon  district to be adopted into Banks Zoning Ordinance subsequent to adoption of UGB
expansion ame  ent into Banks Comprehensive Plan

Manufacture Dwelling Park Units

In the 2024 Residential Land Needs Analysis (see Appendix C), the model used by the City
of Banks toc:  ilate residential land use needs, and the subsequent 2029 update (which
utilized the si e model used in the 2024 analysis), resulted in a projected 2024 need of zero
units for Manufactured Dwelling Park Units. This projected need is a reflection of model
limitations?, i 1 was not intended to indicate reluctance on the part of the City to plan for
manufactured dwelling park units. The City currently allows for manufactured dwelling
park units as  -onditional use in both of its existing residential zones. In concurrence with
the UGB Comprehensive Plan amendment process, the City of Banks will be amending its
Zoning Ordinance to permit manufactured dwelling park units outright in all residential
zones asidef n the R2.5 and HDMF zones®. In addition to being allowed outright in the
existing R.5: e, manufactured dwelling park units will be also be allowed outright in
three proposed residential zones (LDSF, HDSF, and MU).

Template 18 in the 2029 Residential Land Needs Analysis (as shown in Appendix D) is

modified per is report to project the need for one manufactured dwelling park (36 units)®
to be located  the existing R.5 zone (see Table 3) by the year 2029. This projection is based
on the likely  mand for such a use, including consideration of historic demand (which has

4 The Housing Ne Model (Version S) used by the City of Banks projects need based on existing inputs. Because the input
of existing manufé  ‘ed dwelling park units was zero (there currently are no such units in the city) the model projected out a
future need of zero units.

S Manufactured dwelling parks do not meet the proposed minimum density standards for the R2.5 and HDMF zones

Bitis anticipated the projected manufactured dwelling park would likely be approximately 4 acres in size (this is one acre
larger than the mi  3m 3-acre City of Banks Code standard for manufactured dwelling parks). The number of dwelling park
units is based on acreage size (4) multiplied by the R.5 zone minimum density standard the City will be adopting (9); the
result is 36 manutacwred park dwelling units.



b . zero). This required a reallocation of housing units in Template 18 (as shown in Table
3, ut does not affect the overall 2029 projected number of needed residential acres.

Single-Family Attached Units

T. model utilized in the 2024 Residential Land Needs Analysis (see Appendix C)7 and the
subsequent 2029 update (which utilized the same model used in the 2024 analysis) does not
e licitly address Single-Family Attached housing as a projected needed land use.

In order to provide all types of needed housing, in« 1ding Single-Family Attached )using,
the City of Banks will perform the following tasks concurrently with adoption of the UGB
amendment:

1) The City will amend its Zoning Ordinance to explicitly permit single-family attached
housing units outright in the R2.5, HDSF, and MU zones.

2) The City will amend its Code to include a definition for “single-family attached
housing” consistent with the DLCD Model Development Code for Small Cities (2nd
edition). The definition will read as follows: “A dwelling unit located on its own lot
which shares one or more common or abutting walls with one or more dwelling units. The
common or abutting wall must be shared for at least 50 percent of the length of the side of the
dwelling. An attached house does not share common floor/ceilings with other dwelling units.

- An attached house is also called a rowhouse or a common-wall house.”8

3) Template 18 in the 2029 Residential Land Needs Analysis will be amended in this
report to project the need for 181 single-family attached units to be located in the
proposed future HDSF zone (see Table 4). This is about 80% of development in this
zone. This includes a reallocation of housing units in Template 18 (as shown in Table
4), but does not affect the overall 2029 projected number of needed residential acres.

The rationale for the single-family attached housing type dwelling unit calculation
and subsequent reallocation of dwelling units in Table 4 is as follows:

° It is anticipated that approximately 80 percent of likely HDSF-type
development would be in the form of single-family attached housing (i.e.
townhouses). Therefore the amended Projected New Housing Units table
reallocates 80 percent of the “single family units” in the HDSF zone to
“single-family attached units”, resulting in a projected need for 181 single-
family attached units.

7 Oregon Housing and Community Services Department Housing Needs Model (Version S)
8 Modef Development Code and User’s Guide for Small Cities, Oregon TGM Program, 2™ edition, Page 1-35.






Although the residential needs analysis performed for this UGB amendment effort did not
utilize this new safe harbor (as it was based on a state-provided housing needs model'3 that
did not incorporate such a housing mix), it provides guidance for the Banks future housing
mix.

For the purposes of comparing the results of the 2029 Residenti: Needs Analysis to the
housing mix/density safe harbor, it is first necessary to distribute the six proposed
residential zoning districts contained in the 2029 Residential Needs An: ’sis into the three
housing mix/density safe harbor table categories. This distribution is done on the basis of
residential density standards, as follows:

¢ Low Density Residential
According to the housing/density mix safe harbor, low density residential is “a
residential zone that allows detached single family and manufactured homes and other
needed housing types on individual lots in the density range of 2-6 units per net
buildable acre.” Based on this description, only the proposed LDSF zone (at a proposed
minimum density standard of 6 dwelling units per buildable acre) would be categorized
in the safe harbor housing mix as low-density residential.

» Medium Density Residential
According to the housing/density mix safe harbor, medium density residential is “a
residential zone that allows attached single family housing, manufactured dwelling
parks and other needed housing types in the density range of 6-12 units per net
buildable acres.” Based on this description, the following three residential zones would
be categorized in the safe harbor housing mix as medium density residential: R5, HDSF,
and MU.

* High Density Residential
According to the housing/density mix safe harbor, high density residential is “a
residential zone that allows multiple family housing and other needed housing types in
the density range of 12-40 units per net buildable acres.” Based on this description, the
following two residential zones woul be categorized in the safe harbor housing mix as
high density residential: R2.5 and HDMF.

With the above categorization of Banks proposed residential zones, a percentage calculation
of dwelling units in each of the three safe harbor housing mix categories can be calculated
from the 1,199 “total units needed” in Table 4, as follows:

¢ 23% Low Density Residential: 284 units (LDSF)

» 65% Medium Density Residential: 785 units (510 R5 units + 226 HDSF units + 49 MU
units)

e 12% High Density Residential: (86 R2.5 units + 45 HDMF units)

Given the above information, a comparison between the proposed Banks housing mix and
the new safe harbor housing mix is as follows:

13 Oregon Housing and Community Services Department Bousing Needs Model (Version S)



Table 5: Housing Mix

Low Density Residentiat Medium Density High Density
Residential Residential
Div. 24 Safe Harbor Mix 60% 20% 20%
Proposed Banks  x* 23% 65% 12%

' Based on the model used in the Ba 5 2029 Residential Land Needs Analysis

The above comparison shows that the City is planning for significantly greater amounts of
medium density housing, and significantly lower amounts of low density housing than
outlined in the safe harbor method, which, along with the adoption of minimum density
standards, is an effective tool for meeting the city’s future housing needs.

Assessment of Additional Measures to Accommodate Forecasted Residential

Demand

For the purpose of determining whether any of the forecasted residential land needs can be
accommodated inside the existing UGB, each of the ORS 197.296(9) “additional capacity
measures” are addressed below4:

(9) In establishing that actions and measures adopted under subsections
(6) or (7) of this section demonstrably increase the likelihood of higher
density residential development, the local government shall at a minimum
ensure that land zoned for needed housing is in locations appropriate for
the housing types identified under subsection (3) of this section and is
zoned at density ranges that are likely to be achieved by the housing
market using the analysis in subsection (3) of this section. Actions or
measures, or both, may include but are not limited to:

(a) Increases in the permitted density on existing residential land;

(b) Financial incentives for higher density housing;

(c) Provisions permitting additional density beyond that generally

allowed in the zoning district in exchange for amenities and features

provided by the developer;

(d) Removal or easing of approval standards or procedures;

(e) Minimum density ranges;

() Redevelopment and infill strategies;

(g) Authorization of housing types not previously allowed by the

plan or regulations;

(h) Adoption of an average residential density standard; and

(i) Rezoning or redesignation of nonresidential land.

14 The City of Banks is not statutorily obligated to address these measures, but is doing so to show its intent to be in
compliance with state land use objectives related to UGB expansion



(a) Increases in the permitted density on existing residential land;

Finding: The City of Banks has already utilized this measure. In the late 1990s, the City
rezoned approximately 50 percent of its existing residentially-zoned land to allow for a
Planned Unit Development (PUD), which included a multi-family development. The PUD
zoning allowed for the creation of 29 additional housing units (as compared to what would
have been permitted if development had occurred in accordance with the non-PUD base
zone regulations). The increase in permitted density is further described and defined below.

The Banks Zoning Code accommodates PUDs and allows areas set aside for parks,
recreation and open space to be included in determining the net development area. In
contrast, a standard subdivision development, which is required to provide no more than
15-percent of the buildable land area for public park purposes, would not receive a density
bonus for the park dedication. The Arbor Village PUD in South Banks serves as a prime
example of the effectiveness of this increased permitted density. The project site contained
29.5 acres of R5 zoning and 13.6 acres of R2.5 zoning, for which the density comparison
calculations are shown below:

R5 Zone PUD Density

Gross area: 29.5 acres

Street ROW: 7.4 acres

Net development area: 22.1 acres (29.5 - 7.4, includes public park and open space areas)
R5 base density: 5,000 square feet/dwelling

Conversion: 22.1 x 43,560 = 962,676 square feet

Allowed dwellings: 193 (962,676 /5,000)

R2.5 Zone PUD Density

Gross area: 13.6 acres

Street ROW: 3.4 acres

Net development area: 10.2 acres (13.6 - 3.4)
R2.5 base density: 2,500 square feet/dwelling
Conwversion: 10.2 x 43,560 = 444,312 square feet
Allowed dwellings: 178 (444,312 /2,500)

Total Allowed PUD Dwellings: 371 (193 + 178)

If the property was developed as a standard subdivision, the density calculation
would be:

R5 Zone Subdivision Density

Gross area: 29.5 acres

Street ROW: 7.4 acres

15% park dedication: 3.3 acres.

Net development area: 18.8 acres (29.5-7.4 - 3.3)
R5 base density: 5,000 square feet/dwelling
Conversion: 18.8 x 43,560 = 818,928 square feet
Allowed dwellings: 164 (818,928 / 5,000)




R2.5 Zone Density

Gross area: 13.6 acres

Street ROW: 3.4 acres

Net development area: 10.2 acres (13.6 - 3.4)
R2.5 base density: 2,500 square feet/dwelling
Conversion: 10.2 x 43,560 = 444,312 square feet
Allowed dwellings: 178 (444,312 /2,500)

Total Allowed non-PUD Dwellings: 342 (164 + 178). The PUD zoning allowed 29
more ¢  elling units than would have been permitted under base zoning.

In regard to the remaining residential parcels inside the City (apart from the residentially-
zoned PUD parcels), the permitted density allows small lot sizes ranging from 2,500 - 5,000
square feet{ single family residential development and up to 24 units per acre for multi-
family residential development.

(b) Financial incentives for higher density housing;

Finding: The ity lacks the financial resources to provide these incentives for higher density
housing and would expect that the housing goals for Banks can best be achieved with the
residential densities as stated in this report.

(c) Provisior permitting additional density beyond that generally allowed in the
zoning district in exchange for amenities and features provided by the developer;

Finding: As the city noted in addressing ORS 197.296(9)(a), the City adopted a PUD overlay
zone, which allows additional density beyond the standard specified in the base zoning
district, in exchange for amenities and features provided by the developer.

(d) Removal easing of approval standards or procedures;

Finding: As  >wnin the Buildable Land Inventory contained in the 2029 Residential Land
Needs Analysis (Appendix D), there is a limited supply of vacant buildable land remaining
in the present UGB. The City believes removing or easing approval standards or
procedures is unlikely to have a significant effect in increasing present UGB capacity. The
City land use process is already streamlined and efficient.

(e) Minimum density ranges;

Finding: The City does not currently have a minimum residential density range or standard
in its Code. However, concurrent with the UGB Comprehensive Plan amendment process,
the City of Banks will amend its Code to provide for the minimum residential density
standards shown in Table 3 of this report.

Regarding w ther this measure can help to accommodate any of the forecasted residential
land needs inside the existing UGB, the City finds that this measure would not increase
development capacity potential inside the UGB. First, existing residenti: lots inside the
current UGB are mostly built out, and, as note in regard to the PUD, nearly half the
residential a1 of the city includes higher-density uses.



Secondly, all vacant parcels inside the existing UGB are in the R5 zone. Per the Banks

Z ing Ordinance, the R5 zone currently allows taxlots to be developed at a minimum of
5, Jsquare feet. This translates into 8.72 dwelling units allowed per acre under current
zoning, which is slightly higher than the proposed R5 minimum density standard. The
number of dwelling units allowed per acre under current zoning was factored into the
Residential Land Needs Analysis model, which calculated the amount of needed new
resi mntial acres. Therefore, the identified residential land acres needed is based on a
density allowance in the R5 zone that is already on par with the proposed R5 density
standard. As such, there would be no change in potential development capacity.

In summary, the adoption of the minimum density standards into the Banks Zoning
Ordinance will not result in increased development capacity potential inside the current
Banks UGB, and will subsequently not change the amount of new residential acres needed.
The adoption of the new residential standards will, however, provide for mandated
minimum residential densities for all residential zones (and also mix of housing types that
exceeds the guidance in the new Division 024 safe harbors in areas added to the UGB).

(f) Redevelopment and infill strategies;

Finding: The City’s Housing and Residential Land Needs analysis (updated to year 2029)
identifies 13.0 acres of available infill land for residential development within the present
UGB. This infill land increases the present UGB residential land capacity and thereby
reduces the amount of additional UGB land needed to meet projected growth in Banks.

(8) Authorization of housing types not previously allowed by the plan or
regulations;

Finding: This measure is addressed in the Housing and Residential Land Needs analysis,
which creates new housing types for an expanded UGB.

(h) Adoption of an average residential density standard; and

Finding: The City does not have an average density standard in its Zoning Ordinance.
However, as noted in response to subparagraph (e), the City will be amending its Code to
provide for a minimum residential density standard. The City believes that the adoption of
a minimum residential density standard will sufficiently address the increased planned
density objectives of state land use policy and therefore does not intend to adopt an average
residential density standard at this time. However, the City is amenable to the concept of an
average residential standard and will consider this concept in the future.

(i) Rezoning or redesignation of nonresidential land.

Finding: As detailed in the Banks 2024 EOA (and subsequent 2029 update), the City of
Banks has a deficient supply of non-residential land (i.e. employment lands) as it r¢ ites to
meeting forecasted demand for non-residential land uses. This measure would lessen the
deficit of needed residential lands a bit, while slightly increasing the deficit of non-
residential lands - not the intended consequence of the measure.



Employment and Related Land Needs

¢ In 2005, the City adopted the Banks Economic Opportunities Analysis and Economic
Development Strategy'5 (EOA) and subsequently amended it to the city’s comprehensive
plan. The EOA, performed in accordance with the applicable requirements of Goal 9
and the methodology provided in OAR 660-009-0015, provides an employment lands
Buildable land Inventory (BLI), an employment land demand analysis, and subsequent
supply/demand comparison. Based on the “low growth rate” demand scenario in the
EOA, the supply/demand comparison calculation indicated that 89.67 new acres of
buildable nployment land will need to be added to the Banks UGB to accommodate
the estimated need8. (Note: the City of Banks, in coordination with the Department of Land
Conservation and Development (DLCD) agreed that the low-growth rate demand scenario best
represented conditions in Banks.)

The 2024 Banks EOA is provided in Appendix E.

The results of the 2024 supply and demand comparisons for residential and employment
lands are as follows:
¢ An estimated 113.88 new acres of buildable residential land will be needed to
accommodate forecasted demand for residential land in Banks, including 22.78 acres
for associated parks, schools, and transportation infrastructure.

e An estimated 89.97 new acres of buildable employment land will be needed to
accommodate forecasted demand for employment land in Banks, including 4.75
acres r transportation infrastructure.

Per OAR 660-024-0050, when a lands inventory demonstrates that the development capacity
of land inside the existing UGB is inadequate to accommodate 20-year land needs, the local
government must satisfy the deficiency by either increasing the development capacity of
land already inside the city, expanding the UGB, or both, and in accordance with ORS
197.296 where applicable.

Update of Employment Land Needs

+ This section utilizes the OAR 660-024-0040(8)(a)(B) safe harbor to extend the
employment land needs forecast from its previous forecast horizon year (2024) to 2029.

Per Table 4-6 in the City of Banks 2005 EOA, it was estimated that 97.45 new acres of
buildable employment land will be needed by 2024 under the low growth rate scenario (9.88
acres for commercial uses; 62.07 acres for industrial uses; 19.75 acres for community (public)
facilities). The City of Banks is using the “low growth rate” demand scenario from the 2005
Banks EOA 1 update employment land needs from 2024 to 2029.

However, an adjustment needs to be made prior to updating the employment land needs
forecast. The 105 EOA added 15 acres to the “Community Facilities” category of
employment land demand forecast'”. Because the residential lands safe harbor utilized in

15 Banks Econo:  Opportunities Analysis and Development Strategy, ECONorthwest, May 2005
16 See Table 4-€  Sanks Economic Opportunities Analysis and Development Strategy, p 4-10 (2005)
17 See Banks 2 ZOA, page 4-8



this report correctly accounts for school facility needs associated with growth, the EOA
“Community Facilities” land needs must be reduced by 15 acres to avoid double-counting
forecasted land demand for school facilities. This corrective adjustment of 15 acres reduces
the amount of 2024 “community facility” land acres needed from 19.75 acres to 4.75 acres.

To extend the 2024 estimated new buildable acres needed value to 2029, the 2024 demand
values are then increased annually by 4.5% in accordance with OAR 660-024-0040(8)(a)(B), a
safe harbor provision for determining employment land needs which allows a jurisdiction
to sethepoy “ationgrow ~ rate ~ Tlisht "inacco. ince with OAR 660-024-0030, which
is 4.5%, as discussed on page 3 of this report. The new demand values are then compared

against the net buildable supply values provided in the 2005 EOA. The results of this

calculation are shown in Table 6, with employment land use subtypes defined’®.

Ta  6: City of Banks 2029 Employment Land Needs Analysis
. . Communit
(buicl:d(:xrslrz ir:;)a;:ly = (builcli':liT: tsr:lar:ply = | eisiities lﬁély TotalNet | o)
1.07 acres) 0.96 acres) allocation) DZ::::\ d Buildable | Buildable
Supply Acres
Year Demand (S[;Jg;‘l::; Demand (S;;RL":S Demand (S;;E::ts) | Needed
2024 9.88 8.81 62.07 61.11 4.75 4,75 76.70 2.03 74.67
2025 10.32 9.25 64.86 63.90 4,96 4,96 80.15 2.03 78.12
2026 10.79 9.72 67.78 66.82 5.19 5.19 83.76 2.03 81.73
2027 11.27 10.20 70.83 69.87 542 542 87.53 2.03 85.50
2028 11.78 10.71 74.02 73.06 5.66 5.66 91.47 2.03 89.44
2029 1231 1124 | 7735 7639 | 592 592 | 9558 | 203 | 9355

e Based on the above calculation, 93.55 new acres of buildable employment land will
need to be added City’s existing UGB to accommodate forecasted demand for
employment land in Banks (11.24 acres for commercial uses, 76.39 acres for industrial
uses, and 5.92 acres for community facilities associated with the development of
employment lands).

e Summary of Residential and Employment Land Needs: neither existing lands, nor
measures to increase the development capacity of existing lands inside the Banks UGB,
will be sufficient to accommodate the estimated demand for residential and employment
uses in the Banks area. Therefore, it will be necessary for the City of Banks to amend its
UGB to provide additional lands to meet the estimated demand for 154.63 new acres of
buildable residential land and 93.55 new acres of buildable employment land. In totality,
the City of Banks will need to expand its UGB to include 248.18 additional acres.

18 Banks 2005 EOA land use subtypes assumed
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JGB Alte natives Analysis

The application of ORS 197.298 (Priority Areas for UGB Expansion), OAR 660-024-0060(1),
and the Goal 14 Boundary Location Factors were the initial analysis steps conducted to
determine suitable UGB expansion alternatives. The assessments of these statutes are
presented in this section of the report. These assessments led to a number of alternatives
that were considered and discarded or refined during the UGB alternatives analysis process
over the cou:  of 2009; for ease of reading, these alternatives are presented in Appendix A
(UGB Alternatives Analysis Process), as described earlier.

From the assessments of the aforementioned statutes, this section of the report next focuses
on the ration  for the allocation of industrial, commercial, and residential lands in the
Preferred Al native for UGB expansion selected for further study by the Banks City
Council on January 13, 2010.

Study Area

Figure 1, provided at the end of this report, depicts the UGB Expansion Study Area (to be
referred to as “study area” for the remainder of this report). Given the small size of the City
of Banks, the relatively small amount of total new land needed, and the desire of the City to
grow inaco. act fashion, the study area was developed by creating a square half-mile
buffer using sgraphic information systems (GIS) software. This study area was confirmed
with the City of Banks and the Department of Land Conservation and Development
(DLCD). As: own in Figure 1, this analysis will consider all taxlots that are: 1) located
entirely within the study area boundary; 2) intersect with the study area boundary, or; 3) lie
between taxlc  identified in 1) and 2).19

OAR 660-024-0060 Boundary Location Alternatives Analysis

OAR 660-024-0060(1) outlines the steps and considerations that must be followed in a
boundary location alternatives analysis.

(1) When considering a UGB amendment, a local government must determine which land to
ac )y evaluating alternative boundary locations. This determination must be consistent
wi  the priority of land specified in ORS 197.298 and the boundary location factors of
Goal 14, as follows:

a) Beginning with the highest priority of land available, a local government
must determine which land in that priority is suitable to accommodate the need
deficiency determined under 660-024-0050.

b) Ifthe amount of suitable land in the first priority category exceeds the
amount necessary to satisfy the need deficiency, a local government must
apply the location factors of Goal 14 to choose which land in that priority to
include in the UGB.

¢) If the amount of suitable land in the first priority category is not adequate to satisfy
the identified need deficiency, a local government must determine which land in the
next priority is suitable to accommodate the remaining need, and proceed using the

19 These taxlots are referred to as “UGB Analysis Taxlots" in Figure }



same method specified in subsections (a) and (b) of this section until the land need is
accommodated.

d) Notwithstanding subsection (a) through (c) of this section, a local government may
consider land of lower priority as specified in ORS 197.298(3).

The boundary location factors of Goal 14 (Urbanization) are as follows:

1) Efficient accommodation of identified land needs;

2) Orderly and economic provision of public facilities and services;

3) Comparative environmental, energy, economic and social consequences; and

4) Compatibility of the proposed urban uses with nearby agricultural and forest activities occurring
on farm and forest land outside the UGB.

e The location factors in Goal 14 are used to perform a comparative evaluation of potential
UGB expansion areas that can reasonably be expected to meet identified needs where
there is more exception land or agricultural land than is needed. The City of Banks has
identified a need to expand and amend its UGB to provide additional lands to meet the
estimated demand for approximately 154 new acres of buildable residential land and 94
new acres of buildable economic land in the 20-year planning horizon (2009-2029). In
totality, the City of Banks will need to expand its UGB to include approximately 248
additional acres.

Tables 7 and 8 summarize these land need estimates.

TABLE 7
Summary of Residential Land Need 2009-2029
Type Acres Needed in Planning Period

Low Density Single Family (LDSF) 45.70

Single Family (RS5) 45.60

High Density Single Family (HDSF) 20.70

Multifamily (R2.5) 490

High Density Multifamily (HDMF) 1.90

Mixed Use (MU) 4.90
Subtotal of Residential Land 123.70
25% for Parks, Schools, and 30.93
Transportation Facilities

Total Estimated Acres of Residential Land Needed 154.63

Note: Some of these residential land use classifications are not yet included in the City of Banks Development
Or ance.
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There are approximately 61 acres of land designated as exception area (Priority 2) by
Washington County. This includes approximately 2 acres of land zoned commercial by the
County (per the Washington County Comprehensive Plan, exception areas have been
established for lands designated for rural development with the “R-COM” land use
designation). The remaining lands inside the study area are designated as resource areas
(Priority 4) by Washington County. The Priority 4 lands are designated by Washington
County as Exclusive Farm Use (EFU). Figure 2, provided at the end of this report,: ows
parcels within the study area that are designated as Priority 2 exception areas and Priority 4
resource areas. All of the . .iority 2 _ception lands were proposed for definite inclusion
into the expanded Banks UGB.

riority Exceptions
There was a consideration (requested for exploration by the City of Banks) of whether it was
necessary, per state law, to bring in the aforementioned exception lands. This subsection
discusses this consideration.

In addition to establishing the priority of land to be included in an UGB, ORS 197.298
contains the following exception:
(3)L " oflower priority under subsection (1) of * * section1 be = luded -
growth boundary if land of higher priority is found to be inadequate to accommodate the
amount of land estimated in subsection (1) of this section for one or more of the
following reasons:
a) Specific types of identified land needs cannot be reasonably accommodated on higher
priority lands;
b) Future urban services could not reasonably be provided to the higher priority lands due
to topographical or other physical constraints; or
¢) Maximum efficiency of land uses within a proposed urban growth boundary requires
inclusion of lower priority lands in order to include or to provide services to higher
priority lands.

Finding: The City of Banks must include existing exception lands (totaling approximately 60
acres) located in the study area pursuant to ORS 197.298(3). This finding is based on the
below discussion.

ORS 197.298(3) subsections (a) and (c) are not applicable to the City of Banks UGB
expansion. Regarding subsection (a), the City does not have any expansion land needs
identified in either its Residential Land Needs Analysis or EOA that cannot be
accommodated on available exception lands. Subsection (c) is not relevant in the Banks
study area.

Regarding subsection (b), an assessment of available information regarding transportation
facilities and sewer, stormwater, and water utilities, done in conjunction with consultation
done with ODOT and Clean Water Services?%, indicates that these urban services can
reasonably be provided to all exception area land in the study area at a comparatively

20 City of Banks Water Master Plan (DRAFT), Kennedy/Jenks Consultants, November 2008; Sanitary System Master Plan
(DRAFT), Clean Water Services, March 2009. Excerpts related to Banks provided to CH2M HILL by Andy Braun, Clean Water
Services on April 21, 2009; conversations with Andy Braun, Clean Water Services regarding stormwater and sewer facility
exp sion to exception areas in Banks Study Area on April 16, 2009
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similar cost. Additionally, all exception area land in the study area can be accommodated by
the existing transportation (roadway) network.

As shown in Figure 2, there are approximately 22 acres of exception land located north of
the study area boundary along the east side of Sellers Road (consisting of 9 whole tax lots
and portions of 3 other lots). This exception land was not included in the UGB expansion
analysis for the following two reasons: 1) the land falls outside the study area boundary -
the study area boundary was calculated according to the compact growth aspirations of the
City of Banks, as discussed earlier; 2) the exception area north of the study area boundary is
located in an area of steep 25-percent-plus slopes, making it unfavorable for development.

kkkkhk

RegardingC  197.298(2), Figure 3 shows the soil capability class designations?’ of
resourcelan  n the study area. Figure 3 is provided at the end of this report.

OAR 660-032  020(8)(a) defines “high value farmland”:
(8)(a) "High-Value Farmland” means land in a tract composed predominantly of soils that
are:
(A) Irrigated and classified prime, unique, Class I or II; or
(B) Not irrigated and classified prime, unique, Class I or I1.

OAR 660-033 )20(8)(c) is also applicable to Banks and defines further soils as “high value
farmland”:

(c) addition to that land described in subsection (a) of this section, high-value
rmland, if in the Willamette Valley, includes tracts composed predominantly of the
Jollowing soils in Class Il or IV or composed predominantly of a combination of the
soils described in subsection (a) of this section and the following soils:

(A) Subclassification Ille, specifically, Bellpine, Bornstedt, Burlington, Briedwell,
Cariton, Cascade, Chehalem, Cornelius Variant, Cornelius and Kinton, Helvetia,
Hillsboro, Hult, Jory, Kinton, Latourell, Laurelwood, Melbourne, Multnomah,
Nekia, Powell, Price, Quatama, Salkum, Santiam, Saum, Sawtell, Silverton,
Veneta, Willakenzie, Woodburn and Yamhill;

(B) Subclassification Illw, specifically, Concord, Conser, Cornelius, Variant, Dayton
(thick surface) and Sifton (occasionally flooded);

(C) Subclassification IVe, specifically, Bellpine Silty Clay Loam, Carlton, Cornelius,
Jory, Kinton, Latourell, Laurelwood, Powell, Quatama, Springwater, Willakenzie
and Yamhill; and

(D) Subclassification IVw, specifically, Awbrig, Bashaw, Courtney, Dayton, Natroy,
Noti and Whiteson.

A GIS query of the National Resources Conservation Services (NRCS) database indicates the
following Class III and IV “high value farmland” soil types are present in the Banks study
area: Cascade; Cornelius; Multnomah; Quatama and; Saum. Figure 4 shows high value
farmland in the study area (high value farmland being a combination of Class I, Class II,

21 National Resourres Cons  ation Service (NRCS) Soil Capability Classifications:
hitp://soils.usda.g¢  :chnical/ciassification/
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and the Class III and Class IV soil types noted above). Figure 4 is provided at the end of this
report.

Based on the above analysis, three parcels containing 123.6 acres were identified as
containing predominantly “lower capability” Priority 4 lands and being located adjacent to
the existing UGB (parcels containing portions of “lower capability” farmland that were not
located adjacent to the existing UGB were not slated for inclusion at this point in the
process; priority for including those parcels was considered during the UGB Factors
discussion stage described later in this  Hort). Tl oarcels, shown on Figure 5, were
slated for inclusion into the expanded UGB in accordance with ORS 197.298(2). Figure 5 is
provided at the end of this report.

The lands slated for inclusion into the expanded UGB under ORS 197.298(1)(b) and C S
197.298(2) total 123.6 acres. Because the acreage required for UGB expansion exceeds the
amount of land within the study area designated as Priorities 1-3 and “lower capability”
Priority 4, expansion of the Banks UGB will require inclusion of parcels currently
designated “high-value farmland” Priority 4 by Washington County. After accounting for
the inclusion of the 123.6 acres of Priority 2 and adjacent “lower capability” Priority 4 lands,
there is still an overall need for 124.58 acres of land to meet forecasted industrial,
commercial, and residential land needs; this need will have to be met through the inclusion
of “high value farmland” Priority 4 land.

The following sections detail the process and analyses performed to identify and account for
the total amount of industrial, commercial, and residential land needs for the expanded
UGB. As described, 123.6 acres of Priority 2 and “lower capability” Priority 4 lands were
slated for inclusion into the expanded UGB in accordance with ORS 197.298 - the following
sections describe how these parcels were allocated into industrial, commercial, and
residential designations.

Regarding the “high value farmland” Priority 4 lands, the identification of which parcels to
include in the expanded UGB was done in accordance with the Goal 14 UGB location factors
of Goal 14, which are codified in OAR 660-024-0060(8) and described below in relation to the
Banks UGB study area.

Boundary Location Factors Assessment

OAR 660-024-0060(1) requires that the boundary location factors of Goal 14 be applied to
potential UGB expansion areas subsequent to the prioritization of land in the UGB
expansion study area per ORS 197.298. Below is a discussion of the four UGB Location
Factors and how they were assessed with respect to the high value farmland /Priority 4
parcels in the UGB study area.

1. Efficient accommodation of identified land needs
As noted earlier, as it relates to relevant statutes, the City of Banks does not have site-
specific identified land needs (based on the Residential Land Needs Analysis and EOA).
However, the City does need to include approximately 248 acres of buildable land into
its expanded UGB for residential, industrial, and commercial land needs. Therefore, areas
within Federal Emergency Management Agency (FEMA) 100-year floodplain were not
favored, due to the severe restrictions and high costs associated with developing in a
floodplain. The Federal Insurance Rate Map (FIRM) for the Banks study area, which
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identifies e presence of 100-year floodplain, is provided as Figure 6, located at the end
of this report.

. Orderly and economic provision of public facilities and services

This location factor favors the inclusion of lands that are estimated to have relatively
lower con ined costs of public infrastructure (e.g. transportation; sewer; water) for the
respective development of residential and economic (industrial, commercial) uses. Based
onthis  ‘on factor, the consideration of areas to be included into the expanded UGB is
being done in accordance with the subsections of OAR 660-024-0060(8):

a) The impacts to existing water, sanitary sewer, storm water, and transportation
facilities that serve nearby areas already inside the UGB,;

b) The capacity of existing public facilities and services to serve areas already inside the
UGB as well as areas proposed for addition to the UGB; and

¢) The need for new transportation facilities, such as highways and other roadways,
interchanges, arterials and collectors, additional travel lanes, other major
improvements on existing roadways

The consideration of OAR 660-024-0060(8) is provided in response to the UGB expansion
alternatives presented later in this report and is based on available information from
service providers regarding Banks’ existing and future public infrastructure.

Regarding subsections a) and b), consultation with staff at Clean Water Services and the
City of Bar s regarding water, sewer, and stormwater facilities, and a review of the Draft
City of Banks Water Master Plan and data from Clean Water Service’s Draft Sewer and
Master Plans, resulted in a conclusion that each of the geographic quadrants:

» Could be feasibly serviced in a similar manner with water, sewer and storm
fac ties while continuing to accommodate users inside the existing UGB and;

e Would have relatively similar costs in terms of providing water, sewer, and storm
facilities (based on Clean Water Service staff assessments)

Based on the above information, subsections a) and b), with respect to water, sewer, and
stormwater facilities, were deemed to be relatively equal for parcels in each of the
geographic quadrants of the UGB study area, and subsequently did not serve as a
differentiating element between Priority 4 parcels per overall consideration of UGB
location factors. However, sheer proximity to existing infrastructure was considered.

Regarding subsections a}, b), and c) as they pertain to transportation facilities: given that
Banks is a small community without a current Transportation System Plan (TSP) and
associated transportation modeling forecast data from which to draw inferences,
consultant staff qualitatively assessed the likely ramifications of providing efficient
transportation facilities to parcels in each of the geographic quadrants of the UGB study
area. This assessment took into account the proximity and access of parcels to existing
water, sewer, and stormwater infrastructure, the likely mobility and safety impacts to the
City’s transportation system, and the likely cost of providing new infrastructure for all
public services. This assessment also considered both vehicular and non-vehicular modes
of travel, mindful of the fact that City of Banks staff, the City’s Transportation Network
Plan, and transportation planning Best Practices stress the importance of enabling
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convenient and efficient alternate modes of travel (especia r for short trips) as a key tool
for reducing congestion and creating a sustainable overall transportation system.

2 hough all parcels in the study area could be feasibly serviced, the result of the
transportation assessment of high value farmland/ Priority 4 parcels in the UGB study
area was that certain parcels were found to be better with respect to the transportation
element of this UGB Factor. These parcels are shown on Figure 7 and listed by ranked
assessment under this UGB Factor. Figure 7 is provided at the end of this report.

1. Tax Lot # 2N4360000600: only the part of the tax lot not in the floodplain (except
for the portion in the flood} .inintended for north-south road connection)

2. Tax Lot # 2N4360001101

3. Tax Lot # 2N4360001300

4. Tax Lot # 1N4010000100

UGB study area parcels located east of the existing UGB (between the railroad tracks on
the west and Aerts Road on the west) could be serviced feasibly, and were shown to be
operationally feasible at build-out per the consultant’s traffic analysis performed for the
Preliminary Preferred Alternative (PPA) in the Spring of 2009 (the PPA included a large
portion of land east of the existing UGB). This notwithstanding, the previously noted four
parcels were assessed higher for the transportation element of t' © UGB Factor.

. Comparative environmental, energy, economic and social consequences

Assessment of this UGB Factor favored the inclusion of parcels that:
a) Do not impact designated or protected environmental resources
b) Reduce projected fossil fuel energy use (e.g. reduction in vehicle miles traveled)
¢) Provide impetus for economic growth
d) Promote the social well-being of the Banks comumunity and its residents

In terms of designated or protected resources (subsection a) above), the only areas of
concern were the floodplain of the West Fork Dairy Creek (located to the west of the
existing UGB) and the areas of steep hillside (>25% slope) located northeast of the
existing UGB. As was noted earlier in regard to UGB Factor #1, areas within FEMA 100-
year floodplain were not favored due to the severe restrictions and high costs associated
with developing in a floodplain. From an environmental standpoint, these areas are also
not favored, because development in floodplains can compromise the important
ecosystems present in such areas.

Regarding subsection b), parcels were favored that were as closely situated to the existing
UGB and center of Banks (i.e. schools, shops) as possible and would be easily accessible
by either foot or bicycle, thereby removing the need for autemobile use.

Regarding subsections c) and d), consultant staff first and foremost considered the City of
Banks Aspirations document, adopted by the Banks City Council in January of 2009. This
document, provided in Appendix F, details the social and economic growth aspirations of
the City. This document clearly points to a desire for Banks to remain a compact city in
an agricultural setting, with residential growth to the west, north, and east and “campus
industrial” to the southeast; assessment of parcels was therefore primarily conducted
with an effort to meet these adopted aspirations. Foremost, parcels which abut the
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existing UGB line were favored for their ability to enable compact growth. Consultant
staff also assessed the viability of parcels as commercial/retail property or industrial/job
center pr.  rty and the overall geographic social and economic cohesiveness of bringing
groups of  rcels into the expanded UGB as a particular type of use (e.g. residential).
This asse.  ient also considered the direct economic and social concerns that were raised
atpublic  etings and through comment forms received by City staff. Strong desires to
includel:  east of the existing UGB (near the Quail Valley Golf Course) were expressed,
as were concerns about bringing in residential land adjacent to Sunset Park (west of the
existing UGB), given the presence of the park’s dirt racetrack and gun club. Lastly, this
assessment favored the inclusion of parcels containing either portions of “Jower
capability” farmland or that were not being actively farmed.

Generally, the parcels assessed higher in the qualitative assessment of this UGB Location
Factor for high value farmland/Priority 4 parcels in the UGB study area were located
adjacent to the existing UGB on the west and east sides of the city, including the portions
of the Quail Valley Golf Course not in active use by the Golf Course. That being said,
certain hi; value farmland/Priority 4 parcels were found to be the best with respect to
this UGB Factor. These parcels are shown on Figure 8 and listed by ranked assessment
under this UGB Factor. Figure 8 is provided at the end of this report.

1. Tax Lot # 2N4360000600: only the part of the tax lot not in the floodplain (except
for the portion in floodplain intended for north-south road connection)

Tax Lot # 2N4360001101

Tax Lot # 2N331D000600

Tax Lot # 2N331D000400

Tax Lot # 2N331CA06900

Tax Lot # 2N3310000600

Tax Lot # 2N3310000401

Tax Lot # 2N331BB00100

Tax Lot # 2N3310000400

. Compatib ty of the proposed urban uses with nearby agricultural and forest activities
occurring on farm and forest land outside the UGB

Assessment of this UGB Location Factor favored the inclusion of parcels that, upon
development would have the least potential of being in conflict with existing
surrounding farm uses. As shown on Figure 9, provided at the end of this report, the
parcels assessed highest in the qualitative assessment of this UGB Location Factor for
high value farmland/Priority 4 parcels in the UGB study area are all located east of the
existing UGB, where the farmland is predominantly “lower capacity” and this “lower
capacity” farmland is bordered by the Quail Valley Golf Course, which, although
containing soils that place it in the “high value farmland” category, is not being actively
farmed, nor is it expected to be at any point in the foreseeable future. The parcels
assessed b hest for this UGB Location Factor are shown on Figure 9 and listed below by

ranked assessment.

1. Tax Lot # 2N3310000401
2. Tax Lot # 2N3310000400
3. Tax Lot # 2N331BB00100

W PN O W
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4. Tax Lot # 2N331CA06900
5. Tax Lot # 2N331D000400
6. Tax Lot # 2N331D000600
7. Tax Lot # 2IN3310000402
8. Tax Lot # 2N3310000: 3
9. Tax Lot # 2N3310000404
10. Tax Lot # 2N3310000200

Findings of UGB Factors Assessment

The overall qualitative assessment of the four UGB Location Factors resulted in consultant
staff recommending certain high value farmland/Priority 4 parcels to be included in the
expanded UGB, be it as industrial, commercial, or residential (as best suited to overall
expansion strategy). These parcels are shown on Figure 10, provided at the end of this
report.

After slating the above high value farmland/Priority 4 parcels for inclusion into the
expanded UGB, there still remain approximately 53 acres to be rought into the expanded
UGB. The remaining high value farmland/Priority 4 parcels that were also assessed highly
in regard to the UGB Location Factors were relatively equal to each other. It was therefore
determined that the selection of h" " value farmland/Priority 4] els to be included into
the expanded UGB would be a decision to be made by the Banks Planning Commission and
City Council with respect to selecting those parcels for inclusion that would be in the best
overall interests of the City, given the UGB expansion strategy developed to that point and
the issues and concerns expresse by the citizens of Banks and the unincorporated areas
around Banks.

Assessment to Satisfy Industrial Land Needs

The Banks EOA identified a need to add approximately 81.55 acres of industrial land to the
expanded UGB (the 81.55 acres is derived from the 76.39 identified on Table 2 of this report,
plus 5.16 acres for associated transportation facilities). The Banks EOA did not specify any
targeted industries or any specific industrial site needs.

As noted earlier in this memo, there is no Priority 1 land in the Banks UGB study area. There
are approximately 61 acres of land designated as exception area in the UGB study area.
Among this overall exception land in the UGB study area, there are three contiguous areas
containing exception land. The largest of these three contiguous areas of exception land is
located in the corridor north of Wilkesboro Road (south of OR 6). A second area of
contiguous exception land is located immediatc 7 north of OR 6 (east of the current city
boundary). A third area of contiguous exception land is located along the east side of Sellers
Road (north of the current city boundary).

The entire contiguous area of exception land south of OR 6 was slated for inclusion into the

1 w UGB as industrial Jand in accordance with the City of Banks pirations document
described earlier. The small exception taxlot located in the triangle between Cedar Canyon
Road and Sellers Road was also slated for inclusion into the expanded UGB as industrial
land, as was the taxlot located in the triangle of land between OR 47 and Sellers Road
(immediately north of the OR 47/Sellers Road/Banks Road intersection).
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The contiguous exception taxlots located to the east of Sellers Road were not brought in as
industrial land because this area is steeply graded and would not be conducive to
development for industrial purposes. It was therefore decided to defer this exception land
for inclusion to the expanded UGB as residential land (this land currently has single-
family residences on it).

The contigu« s area of exception taxlots located north of OR 6 (east of the city boundary)
was also not brought in as industrial, but rather was also deferred for inclusion into the
expanded UGB as residential land. The rationale for this decision was based on the
proximity of these taxlots to the Quail Valley Golf Course - it was determined that it would
not be logical to place industrial tenants on the fringe of the golf course, while it would be
reasonable to bring these taxlots into the expanded UGB as residential.

After bringing in the aforementioned of exception land as industrial (which totaled
approximately 49 acres) there remained a need for approximately 31 acres more of
industrial land to satisfy total need identified in the EOA.

Proposed UGB expansion industrial land was next allocated to the area containing
predominantly “lower capacity” farmland located directly east of the existing UGB on three
tax lots locatt  immediately south of Banks Road (described earlier in the report and shown
on Figure 5). After the inclusion of this taxlot, the remainder of needed industrial land was
satisfied through the inclusion of the following taxlots:

¢ The south and west sides of the parcel located northwest of the OR 6/OR 47
Interchange (south of Sunset Park)

e The easternmost strip of the parcel located directly west of Sunset Park

¢ The south part of the parcel located north of Sunset Park and west of Main Street that is
not located in the floodplain

With the allocation of this industrial land, the City’s identified need for industrial land was
complete.

This allocation of industrial land satisfies the Banks aspiration growth objective of having a
potential industrial campus southeast of the city (see Appendix E). It also places non-
residential land north of Sunset Park, so as to allow for a non-residential use that would be
compatible with the events at Sunset Park. Lastly, it would allow a north-south road
connection west of Main Street (OR 47), which would be helpful in reducing north-south
vehicle trips on Main Street in the future when the west side of Banks becomes developed.

The allotted industrial UGB expansion lands are shown on Figure 11 (Preferred Alternative).
Figure 11is] »vided at the end of this report.

Assessment to Satisfy Commercial Land Needs

The Banks E! \identified a need to add approximately 12 acres of commercial ind to the
expanded UGB (the 12 acres is derived from the 11.24 identified on Table 2 of this report,
plus 0.76 acres for associated transportation facilities). The Banks EOA did not specify any
targeted com ercial uses or any specific commercial site needs.
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Upon consideration of bringing in the needed commercial land, one Priority 2 exception
parcel, located directly northwest of the OR 6/ Aerts Road intersection (west of Aerts Road
and south of the Quail Valley Golf Course on both sides of Washington Avenue), was slated
for inclusion into the expanded UGB.

After taking into account the UGB expansion study area taxlots already slated for industrial
use, the remaining adjacent taxlots containing low-value farmland were considered for
allocation as commercial land, but were deferred for allocation as residential. In the interest
of providing commercial land that wot 1 promote compact growth, be located in a visible
spot from a marketing sense, and be logical in relation to the transportation system, the
identified commercial need was allocated to five parcels in the UGB study area:

¢ The parcel located immediately west of Main Street (to the immediate northwest of the
OR 6/0R 47 interchange). This central city location would also allow for potential
“Main Street”-type commercial development (i.e. storefront on lot line at Main Street)
with easy pedestrian and bicycle access from all parts of the city.

» The southeast corner of the large Quail Valley Golf Course parcel. This area is located
immediately north of the Priority 2 exception parcel also slated for inclusion as
commercial (noted earlier). This block of commercial land would allow for limited
comn ial development to serve that part of the city in the future when the east side of
Banks becomes developed.

o The three small tax lots located in the triangle of land between Cedar Canyon Road and
OR 47

The allotted commercial UGB expansion lands are shown on Figure 11 (Preferred
Alternative).

Assessment to Satisfy Residential Land Needs

The Banks Residential Land Needs Analysis identified a need to add approximately 154
acres of residential land to the expanded UGB (including approximately 31 acres for parks,
schools, and associated transportation facilities - see Table 1 of this report).

As noted in the assessment of industrial land needs, it was determined at approximately 5
acres of exception land east of the Sellers Road and approximately 8 acres of exception land
north of OR 6 would be brought into the expanded UGB as residentijal land (in total,
approximately 13 acres of exception land would be brought into the expanded UGB as
residential). With this allocation, all exception land in the Banks UGB study area was slated
for inclusion into the expanded Banks UGB.

Next, two large taxlots adjacent to the existing eastern UGB containing “lower-capacity”
farmland (described earlier in this report and shown on Figure 5) were slated for inclusion
into the UGB as residential.

After allocating the available low-quality farmland in the UGB study area, the Goal 14
location factors were utilized to arrive at a recommended UGB expansion strategy for
Banks. The remainder of the parcels recommended for definite inclusion into the expanded
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UGB (per the overall assessment of UGB Location Factors discussed earlier) was slated for
inclusion into the expanded UGB as residential lands:

» The northern part of the parcel located north of Sunset Park and west of Main Street that
is not located in the floodplain

o The triangular Quail Valley Golf Course parcel located directly east of the existing T 3
(adjacent to the railroad right of way)

o Thetwo ‘cels south of the triangular Quail Valley Golf Course parcel (noted in bullet
above) and adjacent to the railroad right of way

e A one-acre part of the large parcel located north of Banks Road and east of Sellers Road.
The one-acre portion of this parcel, located along the east side of Sellers Road, fills a
“gap” be een the northern edge of the existing UGB and the exception parcels slated
forinclu: n as residential further north along the east side of Sellers Road.

Subsequent ! he inclusion of the above lands as residential, there sti remained a need to
allocate appr  imately 53 acres of residential land. Based on the UGB Location Factors
assessment described earlier, the appropriate location for these remaining residential acres
entailed a consideration by the Banks Planning Commission and City Council as to which of
the following two areas would be in the best interests of the City to br g into the expanded
UGB -the tv  parcels in the area southwest of the OR 6/OR 47 Interchange or the parcels
abutting the  rthwest side of the Quail Valley Golf Course. The reason this Planning
Commission ity Council deliberation was needed was that both of these areas were
roughly equ  n terms of their assessment under the UGB Location Factors, as was noted
earlier in this report (under the “Findings of UGB Factors Assessment”). There were not
enough substantive differences between the two areas for consultant or City staff to
definitively:  ammend one of these two areas over the other based on the UGB Location
Factors. After a series of motions, the City Council, in a 4-2 vote, approved a UGB expansion
strategy whi.  allocated the remaining needed residential acres to the two taxlots abutting
the northwest side of the Quail Valley Golf Course. The majority vote based their decision
on the logica »mpact extension of the city eastward (in relation to lands already being
definitely brought into the UGB) as well as the favorable and desirable location of this land
in proximity to the golf course.

The allotted  iidential UGB expansion lands are shown on Figure 11 (Preferred
Alternative).

Preferred Alternative UGB Expansion Parcels
Parcels that v uld be included in the expanded Banks UGB under the Preferred Alternative
selected by the Banks City Council on January 13, 2010 are presented in Appendix G.

The new UG line under the proposed Preferred Alternative for UGB expansion is shown
on Figure 12, provided at the end of this report.



Zoning Allocation to UGB Expansion ands

Analysis was performed to allocate the predetermined zoning district classifications (see
Table 4 of this report). Proposed zoning a cations were submitted to DLCD, ODOT,
Washington County, and the City of Banks and were presented to the public on April 29,
2010. The Banks City Council approved a Zoning Allocation Strategy Map on May 10, 2010.
The Zoning Allocation Strategy Map is shown on Figure 13, provided at the end of this
report. It is important to note that this map may not replace the existing Washington County
zoning map until public facilities are available for urbanization of the parcels. When these
parcels are brought into the UGB, they will receive comprehensive plan designations, but
not zoning.
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lll. Conformance with Statewide Planning
Goals

The following narrative provides responses and findings with regard to the Oregon
Statewide Planning Goals in support of the proposed Banks UGB amendment of 248 acres,
illustrated in Figure 11, provided at the end of this report. Conformance with state
administrative rules and statutes pertaining to the proposed amendment are detailed in
Section II of this report (OAR 660 Divisions 008, 009, and 024 and ORS 197.298, respectively).

Goal 1: Citiz ' Involvement
To develop a citizen involvement program that insures the opportunity for citizens to
be involved in all phases of the planning process.

Response: A series of public outreach efforts have been involved in the proposed UGB
expansion map amendment. The UGB expansion project included over 5 public hearings, 4
community meetings and ongoing coordination and project technical deliverables review by
the project T: ' over a 2-year period. All public hearings and community meetings were
advertised in e newspaper and on the City’s website. The UGB expansion process is
described in detail in Appendix A of this report. A summary of project public hearings and
community meetings is provided below:

» January 27, 2009: Banks Planning Commission/City Council Meeting

This meeting entailed the following elements:

— Description of UGB expansion analysis process

— Description of forecasted supply versus demand evaluation results (to determine
whether new UGB lands would be needed)

— Description of existing transportation conditions analysis results

» April 8,20 3: Banks Planning Commission/ City Council Meeting

This meeting entailed the following elements:

- Description of UGB capacity assessment results; Planning Commission and City
Council informed of the amount of residential and employment lands needed over
20-year planning horizon to meet forecasts
Descr :ion of UGB location analysis alternatives analysis process; Planning
Comrmussion and City Council informed about state prescribed process for
determining what lands should be brought into an expanded UGB

- Presentation of “first-cut” assessment of consultant-recommended UGB expansion
lands

-~ 1 nning Commission and City Council members provided feedback on potential
UGB expansion areas

e April30, 09: Community Meeting
~ The meeting was a traditional community meeting format, with a 30 minute
presentation by consultant staff. The presentation covered the Banks UGB expansion
process and preliminary findings, focusing on project background, context, existing
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transportation conditions, UGB expansion amount and next steps. A PowerPoint
presentation accompanied the talk.
- Approximately forty-three people attended the meeting. Attendees were given a

one-page handout on the history of the project and were asked to fill out a comment

form. Additionally, there was a comment period after the presentation, and notes

were taken on flip charts.

s May 12, 2009: Banks Planning Commission/City Council Meeting
This meeting entailed the following elements:
— Description of results of UGB expansion alternatives analysis
— Description of feedback received from TAC regarding potential UGB expansion
alternatives

— Presentation of four consultant/ city staff draft UGB expansion location alternatives

— Planning Commission and City Council members provided feedback on each
. alternative

Subsequent to the above meeting, refinements were made to the four alternatives per

further TAC comments and the comments received from Planning Commission and City

Council members.

e June 11, 2009: Banks Planning Commission/City Cc¢  :il Meeting
This meeting entailed the following elements:

- City Council approved a preliminary preferred alternative; this alternative was then

referred to as the “City Council Recommended Alternative”
— Description of preliminary strategy for UGB expansion area zoning allocation

s June 18, 2009: Community Meeting

The community review meeting was the Banks community’s first opportunity to review

potential UGB expansion location alternatives. The meeting entailed the following
elements:

— Presentation regarding the UGB expansion location recommendations and state law

context

— Presentation of City Council Recommended Alternative

— Compiling/recording of public feedback regarding City Council Recommended
Alternative

Subsequent to the above meeting, DLCD staff objected to certain elements of the City

Council Recommended Alternative. It was subsequently decided, at a City Council meeting

in July, 2009, that based on the DLCD comments, as well as comments received from the

public and the opinions of Council members, that the UGB expansion project had proceeded

too quickly to allow for sufficient vetting by both the general public and Banks Planning
Commission and City Council members. City Council voted to approve a subsequent
contract retaining CH2MHILL staff to reassess UGB expansion alternatives to address
outstanding DLCD and Planning Commission/ City Council issues. CHZMHILL began
conducting reanalysis to address outstanding issues and develop new /revised UGB

e: ansion alternatives in October of 2009.

s December 17, 2009: Community Meeting
This community meeting entailed the following elements:
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~ Description of history of the project to date and to educate the community about the
process to date.

~ Presentation of the range of UGB expansion alternatives (both studied and
recommended) and solicit community feedback.

— Compiling/recording of public feedback regarding UGB expansion alternatives.

Subsequent to this meeting, UGB expansion alternatives were vetted with TAC members
and minor revisions made to reflect comments received from the TAC and City staff.

e January 13, 2010: Banks Planning Commission/City Council Meeting
This meeting entailed the following elements:
— Presentation of UGB expansion alternatives
~  City Council approved a UGB expansion Preferred Alternative (see Figure 11 of this
repor

Subsequent to this meeting, the UGB expansion Preferred Alternative was submitted and
reviewed by all TAC member agencies.

e April 29, 2010: Community Meeting

This community meeting entailed the following elements:

- Presentation of the consultant/City staff recommendation(s) regarding zoning
allocation (zoning maps) and discussion of feedback received from TAC member
agencies

- Community group exercise regarding the allocation of zoning districts

— Compiling/recording of public feedback regarding UGB expansion zoning
strategies.

e May 10, 2010: Banks Planning Commission/City Council Meeting
— Presentation of draft consultant/City staff recommended Zoning Map
- Planning Commission provided feedback and recommendations to the City Council
regarding draft consultant/ City staff recommended Zoning Map
— City Council approved draft consultant/ City staff recommended Zoning Map with
modifications

Subsequent to this meeting, consultant staff finalized the recommended Zoning Map (see

Figure 13 of t 5 report)

Findings:

1. The City of Banks engaged citizens in a process that allowed citizen participation for
establishing the area to be included in the expanded UGB.

2. The City of Banks held hearings and engaged citizens in discussions about UGB
expansion alternatives address identified residentjal and employment land needs and
to amend the comprehensive plan to manage land brought into the boundary.

3. The City of Banks held community meetings and hearings and provided opportunities
for citizens to comment on proposals to expand the UGB, allocate zoning in the UGB
expansion area, and amend the comprehensive plan.

5. The City of Banks has taken steps to inform the public in general and affected property
owners in particular about the UGB expansion process. The City's efforts to involve
citizens, property owners, developers and any other interested persons were
performed in accordance with the requirements of state law and the local ordinances.
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6.  The City of Banks considered oral and written citizen testimony prior to approving a
preferred alternative for UGB expansion and adopting amendments to the
Comprehensive Plan.

7. The City posted information about upcoming meetings, and detailed information
about meetings that had been held, on the City’s web site.

Conclusion: The City has complied with state requirements for citizen involvement per
Statewide Land Use Planning Goal 1.

Goal 2: Land Use Planning

To establish a land use planning process and policy framework as a basis for all
decisions and actions related to use of land and to assure an adequate factual base
for such decisions and actions.

Response: The proposed UGB expansion amendment is supported by proposed text
amendments that update existing policies and procedures for managing land in Redmond
and managing the process for adding land to the City's UGB.

The Comprehensive Plan update to expand the UGB and the proposed UGB expansion map

amendment are based on the following technical studies that have been prepared by the

City or by firms contracted by the City.

e City of Banks Population Forecast, City of Banks, 2005

¢ Residential Land Needs Analysis, City of Banks, 2005

¢ Banks Economic Opportunities Analysis and Economic Development Strategy,
ECONorthwest, 2005

¢ Draft Banks Water Master Plan, Kennedy/Jenks Consultants, 2009

¢ Draft Sanitary System Master Plan, Clean Water Services, 2009

e Draft Sanitary System Master Plan, Clean Water Services, 2009

e Technical Memorandum 1.2: Banks Urban Growth Boundary Expansion Area Analysis
and Justification, 2010

In particular, the results of housing projections prepared by the City of Banks and
employment projections prepared by ECONorthwest provide the foundation for the size of
the proposed UGB expansion area. The aforementioned technical studies, public facility
studies, community meetings, and TAC member feedback inform the location and character
of the UGB expansion area.

Findings:

1. The City of Banks established a fact-based analysis of future urban land needs.

3. The City of Banks and CH2M HILL, in collaboration with the City of Banks and DLCD,
prepared technical analyses for expanding the urban growth boundary area in accordance
with applicable state laws, as documented in Section II of this report.

4. The City of Banks adopted an updated coordinated population forecast as an amendment
to its Comp st Plan.

5. The City of Banks adopted a Residential Land Needs Analysis, as an amendment to its
Comprehensive Plan.

6. The City of Banks adopted an Economic Opportunities Analysis as an amendment to its
Comprehensive Plan.
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Conclusion:” 3 City has complied with state requirements for land use planning per
Statewide Lai  Use Planning Goal 2.

Goal 5 Open Spaces, Scenic and Historic Areas, and Natural Resources
To protect natural resources and conserve scenic and historic areas and open

spaces.

Response: There are no significant Goal 5 resources located in the proposed UGB expansion
area.

Findings:
1.  There are no significant Goal 5 resources located in the proposed UGB expansion area.

Conclusion: The City has complied with state requirements for open space, scenic and
historic areas, and natural resources per Statewide Land Use Planning Goal 5.

Goal 6 Air, Water and Land Resources Quality
To maintain and improve the quality of the air, water and land resources of the state.

Response: The City of Banks is not located in a federally designated air quality
management area.2?

There are no federal or state designated hazardous waste sites in the proposed UGB
expansion.?3

Of Environmental Cleanup Sites reported on Oregon Department of Environmental
Quality’s website, there were no sites identified in the proposed UGB expansion area or on
land adjacent to it.24

There is one « ek that extends north-south on the east and southeast side of Banks in the

proposed UGB expansion area. The City of Banks Code of Ordinances includes

development review procedures that protect streams and groundwater from potential

adverse effects related to development.

Findings:

1.  There are no identified air or land resources of concern in the proposed Banks UGB
expansion area.

2. The City of Banks Code of Ordinances contains regulations to protect streams and
ground water resources from potential sources of contamination.

Conclusion: The City has complied with state requirements for air, water and land
resources per Statewide Land Use Planning Goal 6.

22 Nonattainment and Maintenance Areas in Oregon as reported on the Oregon DEQ website:
htt-'*--vw.deq.state.or.us/ag/agplanning/index.htm#cc ~*-'

23 CERCLIS database: http:/M- -~ -— - ~ovfsuperfund/sites/siteinfo.htm

24 Oregon DEQ ECSI database
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Goal 7 Areas Subject to Natural Disasters and Hazards
To protect people and property from natural hazards.

Response: The only part of the UGB expansion lands that are in an area subject to natural
disasters and hazards per Goal 7 are the approximately two acres at the western fringe of
the UGB expansion area located in the 100-year floodplain of West Fork Dairy Creek
(approximately 0.5 acres on the parcel west of Main Street and north of Sunset Park and
approximately 1.5 acres in the area just west of Sunset Park). The intent is that both of these
areas inside the 100-year floodplain would be utilized only for a north-south roadway to
serve the new UGB area west of the existing city.

The City of Banks will be adopting a floodplain management ordinance that meets FEMA
National Flood Insurance Program (NFIP) standards. This ordinance will:

s Require permits for all floodplain velopment (any man-made change to improved or
unimproved real estate, including but not limited to buildings or other structures, mining,
dredging, filling, grading, paving, excavation or drilling operations located within the area of
special flood hazard)

= Require review of building permit applications for new construction and substantial
improvements within the floo »>lain and ensuring that specific measures are taken to
avoid or reduce flood damage.

= Require that developers obtain Elevation and Flood-proofing Certifications for new
development and substantial improvements to existing developments

» Ensure that encroachments into the floodway portion of the 100-year floodplain are
prohibited if there would be any increase in flood Ievels.

e Require that the City notify permit applicants that other state and federal permits
may be required and ensuring that the applicant obtains required state and federal
permits.

» Require that the City maintain permit records and related materials and ensuring
that these documents are available for public, state, and FEMA inspection

Findings:

1. ©  Approximately two acres of the UGB expansion area would be located in a 100-year
floodplain.

2. The City of Banks will be adopting a floodplain management ordinance in

accordance with FEMA NFIP standards in the spring of 2011.

Conclusion: The City has complied with state requirements for natural hazards per
Statewide Land Use lanning Goal 7.

Goal 8 Recreational Need

To satisfy the recreational needs of the citizens of the state and visitors and, where
appropriate, to provide for the siting of necessary recreational facilities including
destination resorts.

Response: As discussed in Section II of this report, the state’s safe harbor for estimating
park, school, and transportation facility land needs associated with new residential lands
(OAR 660-024-0040(9)) was utilized to determine the amount of park land needed (30.93
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acres to accommodate park, school, and transportation facility needs associated with
residential growth).

Findings:

1. In accordance with the safe harbor found in OAR 660-024-0040(9), the City of Banks
added 30.93 acres to the expanded UGB land needs associated with residential growth (for
park, school, and transportation facility needs associated with residential growth).

2. The City v |likely be adopting an updated Park and Recreation Master Plan consistent
with the Goal 8 planning guidelines (to be included as part of the legislative plan
amendment oposal for UGB expansion and TSP adoption) that identifies future land
needs by park category to year 2029.

Conclusion: The City has complied with state requirements for park and recreational needs
per Statewide Land Use Planning Goal 8.

Goal 9 Economic Development
To provide adequate opportunities throughout the state for a variety of economic
activities vital to the health, welfare, and prosperity of Oregon'’s citizens.

The proposed UGB expansion amendment addresses economic land needs per the City’s
adopted EOA. The EOA identified a need for 93.55 acres of economic land. This need, for
11.24 acres of commercial land, 76.39 acres of industrial land, and 5.92 acres of land for
transportation facilities to support the economic land development, is satisfied in the UGB
expansion area, as described in detail in Section II of this report.

Findings:

1. . Oregon Statewide Planning Goal 9 and the administrative rule that implements Goal 9
(OAR  -009) require cities to complete and economic opportunities analysis and a
builda. lands inventory (BLI) for commercial and industrial development. The
Banks EOA presents the results of the economic opportunities analysis and a BLL

2. The Banks UGB expansion satisfies the economic land needs identified in the EOA, as
described in detail in Section II of this report.

Conclusion: The City has complied with state requirements for economic development per
Statewide Lan Use Planning Goal 9.

Goal 10 Housing
To provide { the housing needs of citizens of the state.

Response: A imary purpose of the proposed UGB expansion and map amendment is to
provide suff. :nt land for housing. To identify housing needs consistent with the Goal 10
requirements, the City of Banks performed a housing needs analysis as part of the
Residential Land Needs Analysis, based on local data and policies. As detailed in Section II
of this report, the proposed UGB expansion satisfies the housing needs identified in the
City’s Reside ial Land Needs Analysis.

Findings:
1.  The Banks UGB expansion satisfies the housing needs identified in the City’s
Residential Land Needs Analysis, as described in detail in Section II of this report.

Conclusion: e City has complied with state requirements for housing per Statewide Land
Use Planning Goal 10.
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Goal 11 Public Facilities and Services
To plan and develop a timely, orderly and efficient arrangement of public facilities and
services to serve as a framework for urban and rural development.

Response: As discussed in Section II of this report, the Draft Banks Water Master Plan
(Kennedy/Jenks Consultants, 2009) was utilized to establish that water service cor 1 be
provided to all areas that were being considered for UGB expansion. The Draft Water
Master Plan did not identify any parcels within the UGB study area as beir~ comparatively
more expensive or less efficient to service based on available data.

As discussed in Section II of this report, the Draft Sanitary System and Stormwater Master

Plans (Clean Water Services, 2009) were utilized to establish that sewer and stormwater

service could be provided to all areas that were being considered for UGB expansion.

Neither of these draft plans, nor consultation with Clean Water Services staff, identified any

parcels within the UGB study area as being comparatively more expensive or less efficient

to service based on available data.

Findings:

1.  The proposed UGB expansion areas can be efficiently served with water, sewer,
stormwater and all other utilities.

Conclusion: The City and has complied with state requirements for public facilities and
services per Statewide Land Use Planning Goal 11.

Goal 12 Transportation
To provide and encourage a safe, convenient and economic transportation system.

Response: The City of Banks is conducting a coordinated planning process to develop an
updated, comprehensive, coordinated multimodal transportation and investment
framework that will result in an updated Transportation System Plan (TSP) that is consistent
with the policies of Statewide Planning Goal 12 - Transportation. The City retained CH2M
HILL to conduct a transportation planning assessment and alternatives evaluation. This TSP
w identify needed transportation projects to address forecasted transportation system
needs associated with the urbanization of the proposed UGB expansion area.

Findings:
1.  The City is developing a TSP to address transportation system needs associated with
UGB expansion.

2. In concurrence with the planned TSP adoption, the City will be amending its Code of
Ordinances to be in accordance with the state’s Transportation Planning Rule (TPR). A
technical memorandum, attached to this report as Appendix H [Banks UGB Expansion /
Transportation System Planning: Transportation Needs, Opportunities and Constraints
Report, CH2M HILL, 2009], details the Code language to be amended; this technical
memorandum has been reviewed and concurred upon by ODOT.

Conclusion: The City has complied with state requirements for transportation per Statewide
Planning Goal 12.



Goal 13 Energy Conservation
To conserve energy.

Response: The proposed UGB expansion is founded on the need for residential housing and
employment lands. Expanding the UGB in the compact manner described in Section II of
this report w provide the opportunity for residents to choose means other than driving
alone, such as walking or biking, in order to get to services that otherwise could only be

accessed by car.

Allowing for these transportation choices will conserve fuel and energy, minimize pollution

associated with vehicle emissjons, and reduce congestion.

Findings:

1.  Transportation system facilities in the expanded UGB area will accommodate and
encourage walking and bicycling in addition to driving. Residents will have a choice
of transportation modes in getting to city services and neighborhood amenities.

2. Providing transportation choices and making efficient use of infrastructure conserves
fuel and energy, reduces transportation related pollution, and reduces congestion.

Conclusion: e City has complied with state requirements for energy conservation per
Statewide Planning Goal 13.

Goal 14 Urbanization
To provide for an orderly and efficient transition from rural to urban land use, to

accommodate urban population and urban employment inside urban growth
boundaries, to ensure efficient use of iand, and to provide for livable communities.

Response/Findings:

1.  Section II of this report, along with associated appendixes referenced in Section II,
detail the process used, and analyses conducted, which demonstrate that the Banks
UGB expansion project was performed in accordance with Goal 14 and all associated
State administrative rules and implementing statutes.

Conclusion: The City has complied with state requirements for urbanization per Statewide
Land Use Planning Goal 14.



V. Conformance wit'| Local Plans

Conformance with Washington County Comprehensive Plan
Urbanization - Policy 13, Reasons for Growth

It is the policy of Washington County to establish a growth management system for the
unincorporated areas within the UGB which promotes:

(1) Efficient, economic provision of public facilities and services;

(2) Infill development in established areas while preserving existing neighborhood character;

(3) Development near or contiguous to existing urban development where services are available;
(4) Parcelization of land such that future development at urban densities can take place;

(5) Development which is compatible with existing land uses;

(6) Agriculture use of agricultural land until services are available to allow development;

(7) Development in concert with adopted community plans;

Response/Findings:
1. Section II of this report, along with associated appendixes referenced in Section II,
detail the process used, and analyses conducted, which demonstrate that the Banks
GB expansion project was performed in accordance with Washington County
Comprehensive Plan Policy 13, which mirrors Statewide Planning Goal 14 in propose,
and which this report has already addressed.

Conclusion: The City has complied with Washington County Comprehensive Plan Policy
13.

Conformance with Banks Comprehensive Plan

Urbanization
Goal: To Provide for the orderly and timely conversion of rural land to urban use.

Objectives:
a. An urban growth boundary should be established and updated to coincide with various steges of

growth.

b. An urban environment should be promoted which contributes to functional efficiency and visual
attractiveness in both public and private properties, and which conveys a sense of communily.

c. The City should give priority to residential and light industrial land development.

d. A balance between commercial and light industrial land use is desirable.

Response/Findings:

1. Section II of this report, along with associated appendixes referenced in Section II,
detail the process used, and analyses conducted, which demonstrate that the Banks
UGB expansion project was performed in accordance with the Urbanization goal and
objectives in the Banks Comprehensive Plan, which mirror Statewide Planning Goal 14
in propose, and which this report has already addressed.
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Conformance with Banks Code of Ordinances

The existing

ks Code of Ordinances does not contain and language related to criteria for
amending the city’s Comprehensive Plan.

Conformance with the Banks Zoning Ordinance to account for “additional capacity

measures” tc
this report.

2 carried out in accordance with ORS 197.296(9) is described in Section 11 of

Conclusion: The proposed UGB expansion amendment is in accordance with the Banks
Code of Ordinances.
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APPENDIX A CH2MHILL

Banks 1 :ban Growth Boundary Alternatives Analysis

This appendix presents the UGB alternatives process and analyses that were conducted, and
which culminated in, the Banks City Council decision on January 13, 2010 to recommend a
Preferred Alternative strategy for expanding the Banks Urban Growth Boundary (UGB)
consistent wi  state law.

EEXHK

Based on the results of an assessment of industrial, commercial, and residential parcels in
the Banks UGB Study Area, a ‘first-cut’ UGB expansion strategy (figure and accompanying
rationale) was created and presented by consultant staff at a joint meeting of the Banks
Planning Commission and City Council on May 14, 2009, for the purpose of receiving
comments and concerns from local officials (this ‘first-cut’ strategy, with slight
modifications, would become Alternative 1). The “First-Cut” map is shown in Attachment
1.

A description of the aforementioned UGB expansion strategy, per the UGB location factors
(OAR 660-024-0060(1)), is described in the table below.

FIRST-CUT UGB EXPANSION STRATEGY

The UGB expansion area strategy is well-suited to provide for efficient
accommodation of a variety of residential, industrial, and commercial needs.

Due to the compact nature of the UGB expansion, future commercial and
industrial uses in the expanded UGB will also serve existing neighborhoods
located nearby within the current UGB. Similarly, residents of new neighborhoods
would have convenient access to existing commercial stores.

1. Efficient Residential neighborhoods in the expansion area east of the railroad will have
accommodation | convenient access to the Banks School complex (elementary/middle/high school),
of identified assuming a bicycle/ pedestrian connection traversing the railroad.

land needs

An employment area is proposed immediately south of Highway 6 with easy
access to existing entrance and exit ramps. This designation promotes the efficient
use of this vital transportation facility.

Efficient accommodation of identified land needs will also be achieved by
facilitating future construction of recommended projects to be listed in the
pending City of Banks Water Master Plan and the Clean Water Service Sewer and
Stormwater Plans.

2. Orderly an Public services will be provided to all expansion areas in accordance with the
economic pending transportation, water, sewer, and stormwater master plans being
provision of prepared for the City of Banks. Parks facilities will be provided in the expansion

areas consistent with the pending City of Banks Parks Master Plan (Draft-
pending), and public school facilities will be provided as outlined in the Banks
School District Facilities Planning Commission Final Report (2008).

public services

The residential expansion area to the east of the current UGB incldac a nranncad




“South Banks secondary access” that would connect from the Banks Estates/ Arbor
Village area on the west side of the railroad line to the east side of the railroad line

at NW Rose Avenue.‘I

The residential expansion area to the north of the current UGB includes the
proposed realignment of Sellers Road and reconfiguration of the Sellers

Road/Banks Road/Main Street intersection. 2

The residential area to the southwest of the current UGB will spread future traffic
more evenly in the Banks area, especially in regard to main Street (Highway 47),
thereby mitigating vehicular overreliance on Main Street north of Highway 6.

The industrial expansion area southeast of the current UGB will include the
proposed upgrading of Wilkesboro Road.

2. Comparative environmental, energy, economic, and social consequences

Environmental

The UGB expansion lands contain no designated Goal 5 resources other than a
small area of wetlands located to the southeast of the city and floodplain areas
located on one parcel to be brought in west of the current UGB. Two exception
land parcels have a part of this wetland area, however, both of these parcels have
enough non-wetland area available that either are viable candidates for
development without the need to disturb the existing wetlands. Concurrent with
the UGB expansion adoption, the City of Banks will be adopting floodplain
protection language into its Code, which will prohibit the development of any
structures in the floodplain, while allowing floodplain-friendly community asset
development such as ball fields, trails, etc.

By bringing in all available exception lands in the study area, this UGB expansion
strategy minimizes the need to bring in agriculturat land.

The UGB expansion strategy removed from consideration all parcels that were
entirely located within the 100-year floodplain.

Energy

The majority of the UGB expansion lands abut or are in tne immeaiare viciruty of
the existing urban area, allowing for easy access to existing commercial and
employment centers.

The proposed mix of residential, employment, and commercial land uses within
the expansion area will provide opportunities for combining vehicle trips and
reducing vehicle miles traveled.

The UGB expansion areas are relatively flat, providing good opportunities for both
passive and active solar energy use.

Economic

Future industrial-type activity on the UGB expansion lands located immediately
east of the Banks Lumber property will contribute to the viability of this area for
small-to-medium sized industrial uses.

The UGB expansion area southeast of the existing L _._ a1as exce nt access to
Highway 6 as an appealing size range of existing legal taxlots that would be

1 Banks Transportation Network Plan (1999)
2 Banks Transportation Network Plan {1999)




attractive ror small-to-medium sized industrial uses.

1ne UGsDp expar-l—swn lands northwest of the Highway 6 entrance/exit roaa wui
allow for Main Street commercial store frontage.

Future commercial and empioyment uses in the UGB expansion areas will also
serve residents in new neighborhoods within the UGB expansion area.

The UGB expansion lands northwest of the Highway 6 entrance/exit road will
allow for Main Street commercial store frontage.

Resiaenuai nexghborhoods in the UGB expansion area east of the railroad wili
have convenient access (within bicycling/ walking distance) to the Banks school

The UGB expansion lands west, east, and north of tne current UGB will provide
new residents within easy bicycle/ pedestrian distance to the Banks-Vernonia

The size and configuration of the UGB expansion area allows for a mix of
residential, commercial, and employment uses. Availability of existing and
planned school and recreational facilities will encourage the creation of “complete
neighborhoods,” where daily needs of residents can be met with less need for

The UGB expansion strategy allows for ample opportunities to plan residential,
commercial, and industrial developments that will not be in conflict with one

forest activities
occurring on
farm and forest
outside the
UGB

Where the expanded UGB abuts agriculturai uses, this land will be zoned for
larger-lot residential development. This may be the case along the western
boundary of the UGB expansion area located to the southwest of the current UGB
and along the northern boundary of the UGB expansion area northeast of the

Social
complex (elementary, middle, high).
Trail.
travel and a high degree of convenience.
another.

4.

Compatibility

of proposed

urban uses with

nearby current UGB (north of Banks Road).

agricultural and

UGB Expansion Alternatives

Comments on the first-cut UGB strategy were compiled from Planning Commission and
City Council members at the May 11 meeting and in the days following the meeting.

In response to comments received, four UGB expansion alternatives were developed and
assessed in accordance with the UGB location factors. The four alternative figures, along
with an accompanying description of each alternative, were delivered to City of Banks staff




(as noted, Alternative 1 was a slightly modified version of the first-cut strategy presented at
the May 11 meeting). The four alternatives are depicted in Attachment 2 of this Appendix.

A alternatives presented include OR 6 and OR 47 right of way and the OR6/OR 47
interchange area. Because these are existing transportation facilities serving existing UGB
land, the area they occupy are not counted against the Banks total land need amount.

Banks staff presented the four alternatives to the Banks Planning Commission on May 28,

2C . It was noted to Banks staff by the consultant analyst that Alternatives 1, 2, and 3 were
comparatively similar in respect to the UGB location factors (Alternative 4, which was
explicitly created in response to a request from the City, did not appear to adequately
address the City’s stated residential need). The Planning Commission voted for “Alternative
2” with some modifications as the Preliminary Preferred Alternative (PPA).

Banks staff presented the four UGB expansion alternatives and Planning Commission PPA
to the Banks City Council May 29, 2009. The City Council approved the Planning
Commission Preliminary PPA recommendation (Alternative 2 with modifications).

Preferred Alternative for UGB Expansion

The Banks City Council-proposed PPA is shown in Attachment 3 of this Appendix.
Consultant staff conducted an assessment of the PPA (Alternative 2 with modifications) and
it was found that the preferred alternative UGB expansion strategy was comparatively
equal-or-superior to the other alternatives that were developed in respect to the UGB
location factors and the City’s adopted aspirational statement (adopted January, 2009).

Overall, the proposed PPA UGB expansion strategy emphasizes compact urban growth
through the inclusion of abutting and closely adjacent lands and preservation of
surrounding agricultural lands through the inclusion of all exception land in the study area
an the deliberate inclusion of non-high value farmland and land already developed for
uses other than farming.

The rationale for the allocation of new UGB land onto partial taxlots is discussed below.

o Taxlot 2N4360001101: this taxlot is located immediately northwest of the OR 6/OR 47
interchange. The rationale for the partial inclusion of this taxlot was discussed earlier in
this memorandum in the “ Assessment of Commercial Lands” section.

o Taxlot 2N4360000600: this taxlot abuts the western edge of the current Banks UGB. The
proposal is to bring in 40 acres from this taxlot ~ 28 acres of which are outside the
floodplain and would be brought in to the expanded UGB as buildable residential land,
12 acres of which are in the floodplain fringe and would be brought in as residential
land, but with the intent to be utilized for floodplain-friendly community purposes (ball
fields, recreation trails).

This partial taxlot inclusion was done to bring in land for residential use directly
adjacent to the city, while excluding the majority of the floodplain land existing on the
taxlot, including the entirety of the floodway. Bringing this land into the UGB allows for
compact growth outward from the city’s existing UGB. Future residents would be
within easy walking and bicycling distance to Main Street, Sunset Park (located directly



to the south of this taxlot) and the Banks elementary-middle-high school complex
(which is located off Trellis Way, in the central part of the city).

Taxlot 2N331CA06900: this taxlot is located east of the city and part of the taxlot is in
current use by the Quail Valley Golf Course. The intent of this partial taxlot inclusion is
for a future north-south connector road on the east side of the existing city that would
serve several of the new residential taxlots proposed for inclusion into the expanded
UGB. The remainder of the taxlot (aside from that proposed for inclusion to
accommodate the new roadway) was not brought in because it is in active use by the
golf course.

Taxlots 23310000201 ~~- "1331D000100: both of these taxlots, located east of the
current city boundary, are owned by Quail Valley Golf Course. The land on these two
lots, although technically categorized as high-value farmland due to their underlying
soils (see Figure 4), were removed from farm use when the golf course was developed,
subsequent to Washington County development approval, in 1993. Therefore, because
this land is no longer in agricultural use, bringing this land in further relieves the need
to bring in high-value farmland that is currently being farmed. The configuration of the
partial taxlots reflects the desire to bring in this non-farmed land while leaving out the
areas of the taxlots being actively used as golf course (as part of the golf course that is
played). ¢ ail Valley has approached the City as a willing developer of its land in the
event of UGB expansion, and the configuration of the land proposed for inclusion into
the exp. ded UGB reflects their development preferences. The City is amenable to these
preferences.

Te~1~+ 21237000404 this taxlot is located just north of the Quail Valley Golf Course. This
pe wclusion brings in eight acres of low-value farmland. The intent of this
inclusion is to avoid bringing in high-value farmland elsewhere while simultaneously
providing further residential land surrounding the golf course.

The rationale for the preferred alternative, per the UGB location factors, is discussed in the

table below.

PRELIMINARY PR RRED ALTFPMATIVE RATIONALE

1. Efficient
accommodation of
identified land
needs

The UGB expansion area strategy is well suited to provide for efficient accommodation of a
variety of residential, industrial, and commercial needs.

Due to the compact nature of the UGB expansion, future commercial and industrial uses in

the expanded UGB will also serve existing neighborhoods located nearby within the current
UGB. Similarly, residents of new neighborhoods would have convenient access to existing

commercial stores.




Residential neighborhoods in the expansion area east of the railroad will have convenient
access to the Banks School complex (elementary/middle/high school), assuming a
bicycle/pedestrian connection traversing the railroad.

An employment area is proposed immediately south of Highway 6 with easy access to
existing entrance and exit ramps. This designation promotes the efficient use of this vital
transporiation facility.

Efficient accommodation of identified land needs will also be achieved by facilitating future
construction of recommended projects to be listed in the pending City of Banks Water
Master Plan and the Clean Water Service Sewer and Stormwater Plans.

2. Orderly and
economic
provision of public
services

Public services will be provided to all expansion areas in accordance with the pending
transportation, water, sewer, and stormwater master plans being prepared for the City of
Banks. Parks facilities will be provided in the expansion areas consistent with the pending
City of Banks Parks Master Plan (Draft- pending), and public school facilities will be
provided as outlined in the Banks School District Facilities Planning Commission Final
Report (2008).

The residential expansion area to the east of the current UGB includes a proposed “South
Banks secondary access” that would connect from the Banks Estates/Arbor Village area on

the west side of the railroad line to the east side of the railroad line at NW Rose Avenue.3

The residential expansion area to the north of the current UGB includes the proposed

realignment of Sellers Road and reconfiguration of the Sellers Road/Banks Road/Main
Street intersection. 4

The industrial expansion area southeast of the current UGB will include the proposed
upgrading of Wilkesboro Road.

3. Comparative environmental, energy, economic, and social consequences

Environmental

The UGB expansion lands contain no designated Goal 5 resources other than a small area
of wetlands located to the southeast of the city and floodplain areas located on one parcel to
be brought in west of the current UGB (this land is intended for ‘floodplain-friendly’
community facility development (e.g. ball fields, recreation trails). Two exception land
parcels have a part of this wetland area, however, both of these parcels have enough non-
wetland area available that either are viable candidates for development without the need to
disturb the existing wetlands. Concurrent with the UGB expansion adoption, the City of
Banks will be adopting floodplain protection language into its Code, which will prohibit the
development of any structures in the floodplain, while allowing floodplain-friendly community
asset development such as ball fields, trails, etc.

3 Banks Transportation Network Plan (1999)
4 Banks Transportation Network Plan (1999)




By bringing in all available exception fands in the study area, this UGB expansion strategy
minimizes the need to bring in agricultural land.

Regarding the resource land being proposed for inclusion into the expanded UGB, the
preferred alternative intentionally targeted non-high value farmiand and previously
developed land designated as high-value farmland (as in the case of the inclusion of land
inside the golf club area).

The preferred altemative strategy avoided bringing in the potentially sensitive hillside lands
northeast of the city.

The UGB expansion strategy removed from consideration all parceis that were entirely
located within the 100-year floodplain.

Energy

The majority of the UGB expansion lands abut or are in the immediate vicinity of the existing
urban area, allowing for easy access to existing commercial and employment centers.

The proposed mix of residential, employment, and commercial land uses within the
expansion area will provide opportunities for combining vehicle trips and reducing vehicle
miles traveled.

The UGB expansion areas are relatively flat, providing good opportunities for both passive
and active solar energy use.

Economic

Future industrial-type activity on the UGB expansion land located immediately east of the
Banks Lumber property will confribute to the viability of this area for small-to-medium sized
industrial uses.

The UGB expansion area southeast of the existing UGB has excellent access to Highway 6
and an appealing size range of existing tax lots that would be attractive for small-to-medium
sized industrial uses.

The UGB expansion lands northwest of the Highway 6 entrance/exit road intersection will
allow for Main Street commercial store frontage.

Future commercial and employment uses in the UGB expansion areas will also serve
residents in new neighborhoods within the UGB expansion area.

Social

Residential neighborhoods in the UGB expansion area east of the railroad will have
convenient access (within bicycling/walking distance) to the Banks school complex
(elementary, middle, high).

The UGB expansion lands west, east, and north of the current UGB will provide new
residents easy bicycle/pedestrian distance to the Banks-Vernonia Trail.

The size and configuration of the UGB expansion area allows for a mix of residential,
commercial, and employment uses. Availability of existing and planned school and
recreational facilities will encourage the creation of “complete neighborhoods,” where daily
needs of residents can be met with less need for travel and a high degree of convenience.

The UGB expansion strategy allows for ample opportunities to plan residential, commercial,
and industrial developments that will not be in conflict with one another.

4. Compatibility of
proposed urban
uses with nearby
agricultural and
forest activities
occurring outsi
the UGB

As noted earlier, the preferred alternative prioritized non-high value farmland for inclusion in
the expanded UGB. Additionally, the majority of the expansion lands do not directly abut
working farmland. Where the expanded UGB does abut agricultural uses, this land will be
either be zoned for larger-lot residential development or include a green buffer between
development and the nearby farm practice. This can be easily accomplished in all of the
instances where abutment does occur.




The Banks Planning Commission/ City Council PPA was forwarded for review by DLCD,

C OT, and Washington County. Based on comments received by ODOT, it was determined
that it would not be feasible to solely bring in the parcel located in the southwest quadrant
of the OR 6/OR 47 interchange due to vehicular access issues. ODOT noted that it would
not allow a vehicular access to this parcel because it is located directly across from an
interchange ramp terminal.

In response to the above concerns, a further modification to the proposed PPA was
identified by consultant staff in coordination with ODOT to reallocate the industrial land
previously slated for Taxlot 2N4360001300 (approximately 19 acres). This modification,
shown on Attachment 4 of this Appendix, was delivered to Banks staff on June 16.

The Banks Planning Commission/City Council PPA was presented to the general public for
the first time at a community meeting held June 18, 2009. Public comments were collected
for consideration by both the Planning Commission and City Council as it moved forward
with the UGB expansion process.

Skdkkd

Subsequent to the submittal of a memo [Technical Memorandum 3.1; June 22, 2009]
detailing the Banks Planning Commission/City Council preferred alternative, the City of
Banks and consultant received comments from the Department of Land Conservation and
Development (DLCD) and the Oregon Department of Transportation (ODOT) regarding the
City Council Preferred Alternative per applicable state laws and regulations. Comments
were also received from the Banks City Council and Planning Commission regarding
desired revisions to the alternative.

The City of Banks entered into a contract with the consultant separate from the ODOT
Transportation and Growth! nagement (TGM) -ogram grant contract to assesscl  ges
needed to address City desires and state compatibility issues. The first task of the consultant
contract with the City of Banks explicitly listed the elements that would need to be
addressed tc revise the PPA. The following elements are excerpted verbatim from the .
contract:

» Incorporation of taxlots south of Wilkesboro Road (associated with realignment of
Wilkesboro Road). Council preference is that new UGB land south of Highway 6 should
be added as industrial.

¢ Reduction of UGB incorporation of “West Banks” property from 40 acres (as shown in
Tech Memo 3.1 of previous contract) to 28 acres

e Incorporation of more residential land north of golf course in vicinity of cemetery

e Explanation that multi-use zoning on "West Banks” land would allow for commercial
development

¢  Explanation of configuration of commercial land on taxlot in the northwest quadrant of
the Highway 6/Highway 47 interchange (west of Main Street/south of Sunset Park).



»  Assessment of Gloria Gardiner/DLCD recent comments on Banks Preferred Alternative
for 'GB expansion (from previous TBG contract). Notably:

» Incorporation of golf course land in current “thumb” manner (DLCD requested a
revision to this configuration). Reassessment of rationale regarding the incorporation
of golf course land based on DLCD position that, although used currently as golf
course, land is still “high-value farmland” due to underlying soils

»  Rationale for excluding exception tax lot located north of established UGB study area
boundary (lot is located along east side of Sellers Road)

» Incorporation of minor “gaps” in expanded UGB (small areas between taxlots to be
included into expanded UGB)

As aresult of an assessment of the above elements, consultant staff developed a revised
alternative in accordance with direction provided by both DLCD and ODOT and addresses
comments provided by the City. This alternative, “Map 1: Current Alternative”, is shown in
Attachment 5 of this Appendix.

The City of Banks also requested the production of two other maps that could serve as
potential alternatives pending further discussion and potential concurrence from DLCD
(regarding the proposed expansion strategies, and whether they are permissible under state
law).

Following is a discussion of each of the aforementioned three maps. The discussion uses the
PPA as abast ne, and discusses changes compared to that alternative.

“Map 1: Current Alternative”

+ Theindustrial acres that were previously shown on the taxlot located southwest of
the OR 6/OR 47 interchange have been reallocated to the area east of OR 47/south of
Wilkesboro Road.

e Thear unt of residential acres to be included on the taxlot located west of Main
Street/north of Sunset Park has been reduced from 40 acres to 28 acres.

e The amount of residential acres to be included on the taxlot north of the Quail Valley
Golf Course (QVGC)/ east of cemetery has been increased to 15 acres.

e One acre of residential land along the east side of Sellers Road has been included to
fill the “UGB gap” between the existing northern UGB line and the residential taxlots
slated for inclusion along the east side of Sellers Road just north.

» The entirety of the triangular QVGC taxlot located immediat: 7 east of the railroad
hasbeeni luded (previously only 3.7 acres of this taxlot were included).

e The “thumb” configuration on the QVGC has been removed. DLCD review of the
previc s Preferred Alternative resulted in a finding that this configuration was not
in accordance with the statutes regulating UGB expansion, specifically related to
“need and location” ~ UGB expansion cannot be performed on exclusive farm use
(EFU) nd in a manner that leaves distances or gaps between areas slated for



inclusion; an exception would perhaps be allowed if the City ha -earlier identified
and adopted a specific need for residential golf course housing.

o Asaresult of the above, residential acreage on the QVGC was reallocated to
extend directly eastward of the aforementioned QVGC triangular lot.

o Four (4) acres of commercial land at the corner of Aerts Road and OR 6
would still be slated for inclusion.

The amount of commercial land to be included on the taxlot located west of Main
Street/south of Sunset Park would be increased from 7 to 8 acres.

“Map 2"
Map 2, shown in Attachment 6, would be the same as Map 1, with two exceptions:

1)

The amount of residential acres to be included on the taxlot located west of Main
Street/north of Sunset Park would be increased from 28 acres to 32.56 acres. Another
7.3 acres would also be brought into the UGB, but would not count towards the
residential land needs total acreage amount, pending DLCD concurrence. This
amount of land could be used to develop a natural stormwater treatment system on
the property.

The amount of residential acres to be included on the taxlot north of the Quail Valley
Golf Course (QVGC)/east of cemetery would be reduced from 15 acres to 10.44
acres.

“Map 3”

1 ip 3, shown in Attachment 7, would be the same as Map 1, with three exceptions:

1)
2)

3)

The entire QVGC is brought in as “Open Space”, pending DLCD concurrence.

The thumb configuration from the previous Preferred Alternative is included as part
of the overall golf course (entirely as residential).

The residential acres added on the QVGC along the east side of the QVGC triangular
ot are removed.

*kkk

The aforementioned three maps were presented at a Community Mee g in Banks on
December 17, 2009. Based on comments received from the public as well as City Council and
I' inning Commission representatives, a modified version of Map 1, “Map 1 Modified” (see
Attachment 8), was created which reallocated the industri: land from the area south of
Wilkesboro Road to the area south and west of Sunset Park. Further, resolution was reached
with DLCD regarding guidance on the issues discussed above with respect to Map 2. Per
state law, DLCD did not concur with the reasoning made above. Therefore, Map 2 was
discarded and the amount of residential acres to be included on the taxlot located west of
Main Street/north of Sunset Park was not increased to 32.56 acres. The 28 acres does,

1



however, include the land along the eastern edge of the northerly wetland located on the
parcel for the purposes of allowing a north-south road.

The modified version of Map 1 (“Current Alternative”) noted above was presented to a joint
meeting of the Banks Planning Commission and City Council on January 13, 2010 for
motions to accept, modify or reject for further study (further study to include zoning
allocation and transportation analysis).

Also presented at the meeting was “Map 4”, shown on Attachment 9, which was shown for

i 1strative purposes by the consultant to clarify that the parcels located southwest of the OR
6/OR 47 interchange were not rejected by ODOT, DLCD, or any analysis that was
performed prior, but rather were rejected for inclusion into an expanded UGB by the Banks
City Council and Planning Commission in June of 2009, and that, in terms of the UGB
Location Factors, this area was equal to the area being considered for further residential
acreage allocation north of the Quail Valley Golf Course in terms of consistency with state
law. Subsequently, a deliberation took place by both the Planning Commission and City
Council regarding whether the area southwest of the OR 6/ OR 47 or the area north of the
Quail Valley Golf Course was in the best interests of the City for the allocation of residential
land. After a series of motions, the City Council voted to approve a UGB expansion strategy
which allocated the residential land to the area north of the Quail Valley Golf Course.

The City Council motion on Map 1 Modified (“Current Alternative”) was as follows:

1. Reall tethe 12 acres slated for inclusion as industrial from the area southwest of
Sunset Park to the area directly north of Sunset Park. This was done to locate a more
compatible use (than residential) directly adjacent to Sunset Park, given the presence
of the dirt race track and gun club at the park (recognized by the Council as a
community asset).

2. Reallocate the dislocated 12 residential acres from the area north of Sunset Park to
the area northwest of the Quail Valley Golf Course.

3. Retain the “thumb” configuration (as shown in Map 3) if there is DLCD concurrence
on bringing the entire golf course in as open space; if not, reallocate the
“placeholder” acreage (placed along the western side of the large Quail Valley Golf
Course parcel) to the area northwest of the golf course.

Subsequent to the described joint Planning Commission/City Council meeting, resolution
wasrea ed with DLCD regarding guidance on the issues discussed above with respect to
Quail Valley Golf Course (Map 3). Per state law, DLCD did not concur with the conjecture
made on this matter. Therefore, Map 1 Modified was refined in accordance with the three
revisions calle for by the Banks City Council. The refined map - with reallocation of the
“thumb” land - is presented as the Preferred Alternative in Technical Memo 2.1.

"
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Attachment 1: “First-Cut” UGB Expansion Strategy (April, 2009)
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Attachment 2: UGB Expansion Alternatives (May, 2009)
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Attachment 3: Preliminary Preferred Alternative (PPA) (June, 2009)
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Attachment 4: PPA: Reallocation of Industrial Land (June, 2009)
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Attachment 5: “Map 1: Current Alternative” (December, 2009)
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Attachment 7: “Map 3”







Attachment 8: “Map 1 Modified”
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Updated 20-Year Population Forecast
City of Banks

In 2004, the ity of Banks adopted a 20-year population forecast of 3,739, which was
approved by : Washington County Board of Commissioners. Commensurate with a UGB
amendment process in 2009, the City is updating its long-term population forecast in
accordance v h the safe harbor method allowed by ORS 195.034 (1) and OAR 660-024-
0030 (3).

The safe hart  method will extend the current City forecast to a 20-year period by using the
same growth trend for the City assumed in the County's current adopted forecast. The same
growth trend used to calculate the prior population forecast to year 2024 was 4.5 percent
annually. This growth rate is then applied to the Banks 2024 estimate to extend the forecast
to year 2029.

Starting with = 2024 Banks forecast (3,739), multiply the population number by 4.5 percent
and add the v 1e to the previous year total for each year to 2029.

Population
Year Forecast
2024 , 3,739
2025 3,907
2026 1 4,083
2027 4,267
2028 | 4,459
2029 4,660

Based on the safe harbor method above, the 2029 population forecast for the City of Banks is
4,660.



Hoffmann, Michael/PDX

From: ( rria Gardiner [Gloria.Gardiner@state.or.us}

Sent: Wednesday, March 04, 2009 8:23 AM

To: KJ Won; Ross P Kevlin

Cc: Pennington, Kirsten/PDX; Hoffmann, Michael/PDX; Gary Fish
Subject: Re: TGM gra for Banks UGB amendment & TSP update

Thanks for doing this so quicl ', KJ. This 2029 forecast is acceptable to DLCD.

Gloria Gardiner | Urban Planning Specialist

Planning Services Division

Oregon Dept. of Land Conservation and Development
635 Capitol Street NE, Suite 150 | Salem, OR 57301-2540
Office: {503) 373-0050 ext. 282 | Fax: {503) 378-5518

« oria.gardiner@state.or.us | www,oregon.gov/LCD

>>> KJ Won <kjwon@mac.com> 3/3/2009 10:20 PM >>>

Everyone,

Please see attached updated population forecast based on safe harbor.
Let me know soon if any revisions will be necessary. Then I will
contact Steve Kelley for County approval as explained in Gloria's email
and the conditions from Ross below. Thanks for all your help in
resolving this issue.

KJ



Hoffmann, Michael/PDX

From: KJ Won [kjwon@mac.com]

Sent: Wednesday, March 04, 2009 8:01 PM

To: 'Steve Kelley'

Cc: KEVLIN Ross P; Jolynn Becker; Gioria Gardiner; Hoffmann, Michael/PDX; FISH Gary; Jim
Hough; Pennington, Kirsten/PDX

Subject: Request to Adopt 20-Year Population Forecast for Banks

Attachments: 3-4-09 DLUT Ltr.doc; ATT00001.txt; Safe Harbor Pop Update; ATT00002.xt

woor BB
= E 4 El

3-4-09 DLUT ATTOOOOI tx 46 Safe Harbor Pop A‘IT00002 bt (246
Ltr.doc {103 KB) Update (22 KB)...
Hello Steve,

As we discussed, I am transmitting the attached correspondence and updated forecast for
the City of Banks. I understand that you are not intending to schedule the proposed
forecast for approval by the Board of County Commissioners. Should you change your mind,
please notify me right away. Otherwise, the City will proceed in accord with ORS

195.034 (1) and (3) (a).

Also, a signed copy of the letter will be sent in the mail to you. Let me know if you
have questions. Thanks.
KJ



Email Transmittal
March 4, 2009

Steve Ke 1y

Department of Land Use and Transportation
Washington County

155 North first Avenue, Suite 350
Hillsboro, OR 97124

RE: County Adoption of Updated 20-Year Population Forecast for City of Banks

Dear Steve:

I am submitting the attached population forecast to year 2029 for adoption by the Board of
County Commissioners. This forecast was prepared in accordance with ORS 195.034 (1).
Assuming the Board does not adopt the forecast within the next six months, the City of
Banks will adopt it as provided by ORS 195.034 (3)(a).

Let me know if and when you may decide to schedule the forecast for Board adoption, or
have questions otherwise after receiving this correspondence.

Sincerely,

K.J. Won, AICP
Banks City Planner

cc:  Jim Hough, City Manager
Jolynn Becker, City Recorder
Gloria Gardiner, DLCD
Gary Fish, DLCD
Ross Kevlin, ODOT
Kirsten Pennington, CH2M HILL
Michael Hoffimann, CH2M HILL

Bar City Hall 100 South Main Street Phone (503) 324-5112  Fax (503) 324-6674



Hoffmann, Michael/PDX

R
From: KJ Won [kiwon@mac.com]
Sont: wursday, March 05, 2009 5.02 PM
To: FISH Gary; Hoffmann, Michaei/PDX; Gloria Gardiner; Pennington, Kirsten/PDX
Cc: Jim Hough; Jolynn Becker; KEVLIN Ross P; 'Steve Kelley'
Subject: Documentation for ORS 195.034 (3)(a) and Proceed with TGM Project
Attac nents: 3-5-09 Docm Memo.doc; ATT00001.txt

3-5-09 Doam  ATTO0001.txt (250
Memo.doc (103 KB) B)
Everyone,

The attached memoran =n documents the City's intent (without County
confirmation) to adopt the updated population forecast per the subject ORS. The 2029
forecast of 4,660 has now been decided, and CH2M HILL staff can proceed with the TGM

project.

Let me know if you have questions. Thanks.
KJ




EMAIL MEMORANDUM

TO: Gloria Gardner, DLCD
Gary Fish, DLCD
Kirsten Pennington, CH2M HILL
Michael Hoffmann, CH2M HILL

CC: Jim Hough, Banks City Manager
Jolynn Becker, Banks City Recorder
Ross Kevlin, ODOT/TGM
Steve Kelley, Washington County
FROM: K.J. Won, Banks City Planner
DATE: March 5, 2009

RE: Documentation of City of Bank’s Intent to adopt a 20-Year Population
Forecast per ORS 195.034(3)(a)

The County DLUT staff has informed me that they will not be providing written
confirmation of the City’s updated forecast. This forecast was sent via email to Steve
Kelley in correspondence dated March 4, 2009. Therefore, the City of Banks will adopt
the updated 2029 forecast of 4,660 unilaterally per ORS 195.034(3)(a).

This memorandum documents the City’s intention to adopt the updated population
forecast according to the aforementioned statute provision. Thus, in accord with

instructions from Ross Kevlin, the TG) project may w proceed.

Please let me know if you have questions.






B NKS COMPREHENSIVE PLAN TEXT
A AENDMENT TO UPDATE HOUSING
AND RESIDENTIAL LAND NEEDS

1. INTR JICTION

The City's last update of long term housing and residential land
needs occurred in 1988. A more recent upadate of the City’s
long -m population forecast was adopted by City Council in
2004, This population forecast was 3.739 persons by year
2024. As provided in the former Periodic Review Work
Program, the City has undertaken the task of updating its
housing and residential land needs to year 2024.

The existing housing goal, objectives. and policies contained in
the ¢ aprehensive plan remain applicable and are restated as
follows:

“Goal:

To increase and improve the supply of housing
commensurate with the community’s needs.”

Ohijectives:

a. The City should evaluate proposals for new housing
in terms of the impact of additional numbers of
beople on the natural enviromment, community
services, ulility support systems and projected
housing needs.

b. Housing should be developed in areas that reinforce
and [lacilitate orderly and compatible community
development..

c. Fulure residential development should continue 1o
provide prospective buyers and renters with a variety




of residential Iot sizes and a diversity of housing
tvpes.

d. Housing to accommodate senior citizens should be
located within easy walking distance of business and
commercial areas.

e. Single family residential areas require settings
conducive to the activities and needs of the family
and need to be buftered from non-residentizl areas
through landscaping or open space.

f. Mobile home parks shouid blend into the residential
Iandscape, with special attention given to proper site
location and access. Proper access will enable mobile
homes to be moved to and from sites without passing
through residential neighborhoods.

g . Multi-family arcas should be complimentary to
shopping, service and activity centers by providing
greater pedestrian use and benefiting from their
accessible location. landscaping and open space
must be provided to reduce potential conflicts of land
use.

1. Building permits will not be issued uatil final plat
approval has been given..

2.The City will cooperate with Federal, State and
regional agencies to help provide for housing
rehabilitation and other assistance to residents.

3. The City will encourage the use of planned unit
development consistent with stated goals, objectives
and policies to permil flexibility in housing site,
design, and density.



4. Amendments to the comprehensive plan map and
zoning map will be consistent with the City’s housing
needs projections (PROJECTED RESIDENTIAL USE,
Table 3, page 40).

5. Discretionary approval criteria in the City’s
development code may not be used to discourage
reeded housing types.

6. The City will ensure that adequate, huildable and
serviceahle vacant Iand is zoncd for all needed
housing types.”

(Source: City of Banks Comprchensive Plan, amended
April 1989.)

Policy no. < above is herehy amended to read:

“4, Amendrents to the comprehensive plan map and zoning
map will be consistent with the Citv’s housing needs and
residential land projections as identified in the City's
Housing Needs Analysis, which is contained in the
APPENDIX - SECTION B.”

I I f Residential Land

According to the 1988 Buildable Lands Inventory (BLI)
contained in the comprehensive plan, there were 42.6
developed acres of residential land and 45.0 acres of vacant
residential land. 'I'he BII with respect to residential lands
(2003) is updated as follows:

- 2003 Buildable Residential lands
Developed Ac,  Vacant Ac, Total Ac.
S.F. Residential 78 06 8.74 86.80
M.L. Residential _3.50 0.00 3.0
Towal 31.56 8.74 90.30



The developed acrcage added to the 1988 I [ occurred
predominately in South Banks with the Arbor Village and Banks
Estates developments. With few exceptions. the 8.74 acres
shown as vacant single family (S.F.) residential land represent
underutilized properties in North and Central Banks. These
properties offer further development potential, i.e., infill
development, due to large 1ot sizes (lot arcas exceeding 10,000
sq. ft.).

As shown in the ahove table, the single family housing category
clearly dominates the total amount of existing residential land
(96.1 percent). It Is noteworthy that the amount of vacant
single family land (8.64 acres) remaining in Banks reprcsents a
very limited potential for meeting future housing needs. This
circumstance is even more critical regarding multi-family (M.F.)
residential land, for which there is no remaining vacant land
available in Banks.

Housing and Residential Iand Needs Analysis

The Oregon Housing and Community Services (OHCS)
Department has developed a sophisticated computer model for
forecasting a community’s housing and residential land needs.
The model was developed in accordance with Oregon’s Land Use
Planning Goal 10 pertaining to housing and utilizes Excel
spreadsheets. The spreadsheefs contain components such as
templates for inputting specific data that are relevant Lo 4 city’s
housing and residential land needs. Graphs are also provided
for displaying model results.

The model and its associated templates utilize Census 2000 data
and are Jdesigned to use inputted data o calculate, analyze, and
display the bhousing and residential land needs for a
community. There are up 10 21 worksheels containing 19
templates and 11 graphs that perform different tunctions in the
needs analysis. A detailed description of the OHCS model and
“Housing Needs Glossary” are attached in the APPENDIX -
SECTION A.



The ( ICS computer model was used to determine the long term
housing and residential land needs for Banks, and the computer
mode] templates and graphs are shown in Scenario 1.1, which
are attached in the APPENDIX -~ SECTION B. The templates and
graphs prepared under Scenario 1.1 are described as follows:

Template 1:

Template 2:

Template 3:

Template 4:

Calculates current housing status - current
population and housing data, Template 1
shows a City population of 1,286 persons
{as of April 2000) residing in 440
households that amount to 2.923 persons
per household.

Calculates projected future housing status ~
estimated future population and housing
needs. Template 2 shows a future year
2024 population of 3,729 persons with an
estimated 2.75 persons per household, and
projecting 1,300 future occupied dwellings
including 880 new dwellings needed.

Indicates dwelling unit needs by tenure
choicc and affordable cost - current
population cohorts and their housing unit
needs indicated by tenure and affordability.
Template 3 shows a wide range of dwelling
unit needs with the largest number of
households {66) shown for the 25<335 age
bracket with an annual income of $75k+
and having a vcry high homcownecership
tenure (86.0%).

Indicates housing units by tenure and cost
summary of current units indicated by
tenure and cost. Template 4 shows the
highest number of ownership units {124) in
the $212.5k+ price range and the highest
number of rental units (30) in the $1,150 -
1,764 rental range.



Templaie 5:

Graphs 1 & 2:

Template 6:

Template 7:

Template 8:

Indicates housing units needed by tenure
and cost - summary of current units nceded
by tenure and cost. Template 35
incorporates an adjustment factor for
Template 4 to reflect that some houscholds
will choose to occupy a dwelling in a lower
cost category than the one they can afford.

Display current total housing needs -~
graphs of current housing needs for rental
and ownership units. Graphs 1 and 2 show
the hcusing unit needs identified in
Template 3.

Indicates current inventory of dwelling
units - data on current housing inventory
by tenure, housing type, and price point.
Template 6 shows single family units to
comprise the primary housing type listed
tor rental housing (46 8%) and ownership
housing ( 100.0%).

Calculates current unmet housing needs -
current housing needs by tenure and price
point. Template 7 shows the highest unmet
rental need to be 36 housing units in the
$910 - $1,149 rent range and highest
unmet ownership need to be 81 housing
units in the $212.5k+ price range.

Calculates current rental senior housing
units needed by cost - summary of rental
units needed by senior households aged €5
to 74 and oldcr. Tcmplate 8 shows a
current need for two rental housing units
for householder age 65 ~40 an for five
rental housing units for householder agce
75+.



Graph 3:

Template 9:

Template 10:

Template 11:

Template 12:

Displays senlor rental units needed as
identified in Template 8 - graph of rental
units needed for the senior age cohorts.

Calculates future dwelling unit needs
indicated by tenure choice and affordable
cost -- future population cohorts and thefr
housing unit needs indicated by tenure and
affordability. Template 9 shows 354 rental
housing wunits and 1,006 ownership
housing units are needed to meet future
dwelling unit needs.

Calculites future housing units indicated by
tenure choice and at an affordable cost -
summary of future units indicated by
tenure and cost, including adjustment of a
vacancy factor. Template 10 shows
adjusted figures from Template 9, f.e., 381
rental housing units and 1,026 ownership
housing units needed to meet future
dwelling unit needs.

Calculates future housing units needed by
tenure and cost - summary of future units
needed by tenure and cost. Template 11
incorporates an adjustment factor for
Template 4 to reflect that some households
will choose 10 occupy a dwelling in a lower
cost category than the one they can afford.

Calculates future housing units planned by
housing type - summary of planned
number of dwelling units needed by
housing type. Template 12 shows a
breakdown of needed rental and ownership
units according to rent and price categories.
The largest rental units needed {113) are
listed for the rent range of $910 - $1,149,
and largest ownership units needed (359)



Graphs 4 & 5:

Graphs 6 & 7:

Template 13:

Craph 8:

Template 14

listed in the single family dwelling price
range of $141.7k <212.5k.

Displays future total housing needs -
graphs of future total housing needs at
price points for rental and ownership units
as identified in template 11.

Displays new housing needs - graphs of new
dwelling vnits needed in future at price
points for renral and ownership units.
Graphs 6 and 7 identify the quantity of new
rental and ownership dwellings by price
point needed by year 2024. (llousing
figurcs are based on Template 12 total units
mminus current units to show new rental and
ownership units.)

Calculates future rental senior housing
units needed by cost - summary of rental
units needed by senior households aged 65
10 74 and 75 and older. Template 13 shows
a future need for six rental housing units
for householder age 65 -40 and for 15
rental housing units for householder age
75+ by year 2024.

Displays senior rental units needed - graph
of rental units needed for the senior age
cohorts as identified in Template 13

Calculates new housing units necded by
housing type - new dwelling units needed
in furure by tenure, price point. and
housing type. Template 14 shows the
highest rental need to be 112 housing units
in the $910 ~ $1,149 rent range and highest
owncrship need to be 272 housing units in
the $212.5k+ price range. The total new



Graphs 9 & 10.

Template 15;

Template 16:

rental and ownership bousing units are
calculated at 917 dwellings by year 2024.

Displays new units needed by housing type
~ graphs of new dwelling units needed in
furture by tenure, price point, and housing
type as identified in Template 14.

Indicates planned housing density by local
zoning district -~ land use types by local
7zoning district and planned density.
Template 15 shows the planted housing
density by the existing two residential
zoning classifications - Single Family
Residential R5 and Mulli-Family Residential
R2.5, plus four new land use types that
would be added to the local zoning
ordinance in the future.

The new Jand use types would require
adopton of new zoning districts for Low
Density Single Family (LDSF), High Density
Single Family (HDSF), High Density Multi-
Family (HDMF), and Mixed Use (MU) as
shown in the template.

Indicates existing housing units by land use
type - data on current housing inventory by
land use type. Template 16 shows the
number and percentage of cxisting housing
units by land use type.

In year 2000, this template shows 432 SF
units listed under the MDSF land use type
{R5 Zone) and 58 total MF units (broken
down by duplex, tri-quadplex, and 5+ multi-
family units) under the MDMF land use
type (R2.5 Zone). The analysis shows a very
high proportion of SF units compared to M¥



Template 17:

Template 18:

units, i.e., 88.2% vs. 11.8%, which reflects
the present housing pattern in Banks.

Calculates projected distribution of new
housing by land usc type - antdcipated
percentage of new housing units by housing
type and price point that will be built in
each land use type. The model assigns the
number of units for each housing type
according to lower, mid and higher priced
units. Ior example, the model assigned 23
units 1 the lower priced SF units, 247 units
to the mid priced SF units, and 432 units to
the higher priced 5F units.

User inputs are designated in the white
boxes labeled as a percentage for a specified
land use type. For example, this analysis
distributes higher priced SF units as follows:
30% in LDSF, 50% in R5, and 20% in HDSF.
It is again noted that this analysis
contemplates new housing to be distributed
in existing as well as new land use types
thar would require adoption by the City,
i.e., LDSF, HDSF, HDMF, and MU.

Calculates projected new housing units by
land usc type - summary of new housing
units by housing type and land use type.
Template 18 shows the projected new
housing units by land use type. This
template assigns 772 new SF units and 146
new MF units distributed in five land use
types by year 2024. It is noted again that
this template would require the Cily (o
adopt the I SF, HDSF, HDMF, and MU land
use types to accommodate the projected
housing units.
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Template 19:

Calculates additional land needed by land
use type - inventory of buildablc lands by
land use type and resulling calculation of
land use needs. This template utilizes the
City’'s Ruildable Lands Inventory (developed
and vacant land acreages were adjusted Lo
coincide with 2000 Census figures) as a
reterence point to determine currcent usage
and availability of land by existing lund use
type.

This residential land needs analysis
includes the four additional land use types
referenced in Templates 17 and 18 above.
The following density standards were used
in the model to calculate the “Acres
Needed” hoxes:

Low Density Single Fanidly {LDSF): 6.22 D.U.’s/Net Acre
Single Family Residential (R5): 8.71 D.U.’s/'Net Acre
High Density Single Family (HDSF): 10.8% D.UL.'s/Net Acre
Mulzi-family Resklential (R2.5): 17.42 D.U.’s/Net Acre
High Density Multi-Family (EDMF): 24.00 D.Is/Net Acre
Mived Use (MU): 1000 D.Us/Net Acre

Graph 11:

The “Buildable Laods Imventory for
Housing” table in Template 19 shows 13.0
ac. of available land undecr the RS land use
tvpe. The model considers this Lo be
surplus acreage that is deducted from the
“Acres Needed” R5 box in the “Land Needcd
by Land Use Tvpe” 1able in Template 19,
This table shows the total residental land
neecded by year 2024 to be 104.0 acres, and
the amount of new land needed is 91,1,
acres (based on the deduction for 13.0 ac.
of MDSF surplus land).

Displays additdonal acres needed in UGB by

land use type - graph of land needed to be
added to UGB by land usc type to

1



accommodate projected incredase in
population as identified in Template 19.
The additional acres needed in the UGB by
land use type are shown as follows:

LDSF:  34.5 acres
RS: 31.4 acres
HDSFE: 15.7 acres
R2.S: 4.0 acres
HDME: 1.5 acres
MU: 4.0 acres

In conclusion, this plan text amendment includes adoptdon of
the OHCS model regarding the housing and residentiz land
needs analysis as described and presented in the APPLNDIX -
SECTIONS A and B, plus adoption of the following additional
housing objectives and policies:

ORJECTIVES:

1. The City should allow development of single family and
multi-family housing at densities commensurate with
future housing needs as projected to year 2024.

2. Mixed use development that incorporate new housing
units should be permitted in suitable locations such as
the downtown area of Banks.

POLICIES:

1. Provide additional land use districts in the zoning
ordinance to accommodate the needed residential
land use types as identified in the long term (2024}
Housing and Residential Land Needs Analysis for
Bi__«s.

2. Support new housing units provided in mixed use
developments on properties located in the downtown
area of banks.

12
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The Housina Needs Model - Version S €
A Methodology and Mode! for Calc  ating and Analyzing Housing Needs

Modsl Parametsrs input Sheet
Name identifying the area of interest for this needs analysis City of Banks

Scenario Parameters

Date of time frame of data used to define Current Housing Status April 2000
Date or year that represents the end of the plarfnmg‘ period 2024
Vacancy factor for ownership units used for this scenaro 2.0%
Vacancy factor for rental units used for this scenario 7.0%
Name assigne 0 this scenario that will be displayed on output 1.1

Click on the appropnate button belaw to selacl the mortgage assumplions to be used in this model run to set
the Ownership rice points for this scenario’s time period

Morigage rates are high 3 Hgh
Mortgage rates are low O tow
Average histonical mortgage rate @ rstonc

Reminder - Pleasa uss tha Tab key to enter data and move to the next cell which will accept data.













































The Housing Needs Model - Version S ©
A Methodology and Model for Calculating and Analyzing Housing Needs

Model Parameters Input Sheet
Name identifying the area of interest for this needs anaiysis City of Banks

Scenario Parameters

Date of ime frame of data used to derine Current Housing Status Apiil 2000
Date or year that represents the end of the planning period 2029
Vacancy factor for ownership umts used for this scenaro 5.0%
Vacancy factor for rental unis used for this scenario 7.0%
Name assigned to this scenario thal will be displayed on output 12

Click on the appropriate bution below to select the mortgage assumptions to be used in this modei run
to set the Ownership price points ‘or this scerario's time pertod

Mortgage rates are high O Hgh
Mortgage rates are low O Low
Average histoncal mortgage rate @ ristonc

Reminder - Picase use the Tab key to enter data and move to the next cell which will accept data.
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Chapter 4 Buildabie Land in Banks

I'is chapier builds on the anal»sis presented o Chapters 2 aned 3 to forezast
potential emzioyment growth n: Banks. Expected eraployment grewth will drive
demand for buildable non-residential land in Banks. the level of land demand will
be compared to the supply of buildable land in Banks to determine whether Banks
has a sufficient supply ol buildable land to accommadate expected employment
growth, If not, this chapter will identify the amount and type of additional land
needed 10 accommodate expected employment growth.

FORECAST EMPLOYMENT GROWTH IN BANKS

TOTAL

The purpose of an employment forecast in this study is to forecast the demand
for non-residental land needed to accommodate potential employment growth in
Banks. Thus, what is needed is a forccast of émployment by land use type. Banks®
current zonmg cade has three categories of land 10 accommeodate non-residential
development: General Commercial, General Industrial, and Community Facilitics..
"Table 4-1 shows 2005 crmployment in Banks in these categories.

Table 4-1. Employment in Banks by land use

type, 2003

' Fuil- Part- Seasonal/
Land Use Type Time Time Temporary Total
Commercial 65 69 3 137
Industnal 116 24 44 184
Communtiy Faciliies 77 49 1127
Total 258 142 48 443

Sourse. ¥ J Won, Banks Ciy Planaer Personal comresoondenc: iy Steve
Keliey, Wasiurzston Counly CLUT Mareh 11, 2003
Mote ousresezes assigred aland use tynpa by ECGlHorthwast

The employment level shown in Table d-1 i3 the base from which tuture
einployment t Banks will be forecast. Employment py land use type will Le
forecast through 2025 to represent a twenty-vear nlanning period. The first step to
forecast employent growth in Banks is to select an average apnual growth rate
tor total employment in Banks. Once the Ievel of {uture total emplovment has
been forecast. assamptioas wili be apnlied to estimate the distribution of this
employment by lund use iype These assumptions will reflect expected eccnomic
uends m the region as well as the comparative advantages of Banks,

EMPLOYMENT GROWTH RATE

Reeent farecasts of employment growth summarized in Chapter 2 shov a
1ange ot expected croployment growidh raics in Washington County and anks:
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»  Mcio’s forecast for the Portland regivn shows totud eraployment in
Washington County growing at an averiage annual rate of 2 (%4 tetween
2005 and 2C23.

»  The Oregon Empioyment Department forccasts cmployment in
Mulmomah, Washingion, and Tiilamook coun:ies to grow at an average
annaal cate of 1.4%% between 2002 and 2012,

* Mcuo's forecast of employment growth in the Banks arca (TAZ 1257 and
1298) shows an expected average annual growth rate of 1.4% between
2005 and 2025.

These forecasts suggest that eroployment in Banks will grow at an average
annual rate in the range of 1.4% to 2.0%. Applying this range of growth rates to
Banks’ level of total employment in 2003 results in a 2025 level of total
employmeant in the range ot 608 to 693. This range of employment levels could be
reached with employment growth in the range of 160 to 245 over the planning
perio

The City of Banks has expressed a dusire for an improved balance heraeen
the number of jobs and population in Banks. An improved jobs/population
balance 1s desired so that Banks can be less of a bedroom cornmumty for residents
that work elsewhere and 1o provide a more robust tux base tor funding services
needed in the comraunity.

To improve the jobs/populanion balance, jobs in Banks need to grow at a taster
rate than population. Usiag Banks® 2003 pupulation of 1,430 as a base, the
population projection recently adapted by the City of Banks—3.739 people in
2024—implies an average annual popuiation growth rate of 4.. /% over the next
twenty yoeas.

According to the 2000 Census, the ratio of Bank’s population t6 the rumber of
working residents (regardlzss of where they work) was 1 87, Applying thus rato
to the 2003 poputation indicates that Banks would need a total 0ol 763 jobs to have
the number of jobs in Banks equal the number oi'working residents in Banks.

This is 317 more jubs than the nurmaber cwrently in Banks.

The <hare of the populazion that 15 in the labor force is expected to decline
the furure dus to ageng ol the populat:ion. This will have the effect ot increasing
the rauo of puputation to working residents in a commurity. Iff we assume thai
Banks would like to have a ratio of population to jobs of 2.0 by 2024, und apply
this ratio to the level of populanan projected for Bankss in 2024 (3.739). this
imiplies that Banks would n2ed total employment of 1.870 50 2024 Applying thus
level of employment to the 2003 level of employment in Banks implies an
average annual empluyiment growth rate o’ 7 0% betwesn 2005 and 2024

An average anmual cmployment growth rate of 7.0% over twenty veors is
excepuionally high compared to growth rates observad tor luzer arcas. The

The ravie of pepulation 10 r2adens that ore mdhie Lbos fores for Washineton Couniy a~ a4 ypole was 182 o 2000,
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Jevele ament of Arbor Village, nowever, sogws thut a single res:dential
developmant can lead 1o exceptionally high popuiation growth rates la a town as
sraall as Buaks. Tu a similar washion, the location of a single large emplover in
Banks could lead to exceptionally high employment growth rates. Crven Banks'
Jesire tor an improved balasce beiween population and jobs. anticipated
popuiation growth in Banks has increased the levei ¢t empl(\‘ ment growth nesded
1 achieve ihis balancs,

To xmprnwu the balance between population and jobs in Banks, and for
economic development of the area in general, the Banks Community Foundation
is pursuing development of a sound stage facility in the Banks area for the film
industry. The land necded for such a fhcxhty will be incorporated into the land
demand analysis later in this chapter. This mitiative shows that the Banks
cotnmunity is sceking large employers to bring jobs to the area to diversify the
cconomy. As with the impact of Arbor Village on population growth, a single or
few large employers locating in Banks could bave a sigmticant impact on
ernployment growth in the community.

In summary:

» Existing forccasts of employmient growth in Banks anticipate wtal
employment to grow at an average annual rate of 1.4% to 2.0%; over
twenty years.

» Banks has expressed a desire for an improved balance between the
population and number of jobs in Banks. To achieve this, employment
must grow faster than population, which is expected [0 grow at an aveiage
anpual rate of 4.7% ovar the next hwenty vears.

» To achieve a numoer of Jobs roughly equal to the number of working
residents in 2024, Banks wouid need tetal employmeni to piow at an
average annual rate of 7 0%

While empioyment will need to grow fasier than population to iaprove
Ranks' balance betwezn its population and jobs, 1t seemns unlikely that a4 smaoil
communty such as Banks will achieve a perfeet balance between pepulation and
jubs. Glven this eapectaion, 1t appears that an average anpual growth ratc in the
ranze ¢ 5.0% to 6.0% s most appropnate for total melm meut 1 Banks through
20’ This growth rate represents the City's desire for ar improved balance
between populmon and jobs in Banks, and Banks” recently adopted population
projection.

Apolied 10 Banks™ 2003 emiiorment of 448, ths range of mowth rates result
in toral emplovment of 13U 19 1614 in 2023 This represcnts employment
arowth m Banks oi 863 to 1,166 over the next twenty yeas. While this 1 a
substantia) merease over existing erployiment Jevels in Banks. it represents only
¢ 625 to 1.3% oi total employment growth anticipated in Washiagton County vver
the pext twenny vears
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LISTRIDUTION OF TOTAL EMPLCYMENT

Data in Table 4-1 showe thar the disttibubion of 2003 eniployinent in Banks ov
land use tvpe 15 31% Commeraial, 41% Industrial, and 28% Community
Lacilities. Economic trends, the location of Banks, and local ezonomic factors
have several unnlicarions for the fut=: distrsbut on of employment by lard use
tvpe. These umnpcarions mclude the following:

* Retail employment is likely to increase as a larger population base
supports more specialized wetal shops and services m Bunks, However,
future population 18 Banks 13 unlikely to support another supermarket, or 2
ncw discount store. Big-box retail uses are unlikely to locate in Banks
because of its small population and location away frum other urban
centers o substantial levels of passing traffic. Thus, any increase in the
share of Commercial uses from retail growth will likely be modest.

» Banks does have potential to attract soine office uses, particularly sraall
back-oftice operations, software development/suppait, or call centers. In
addition, populution growth in Banks should support 2 medical office and
other services. These uses would contribute to an increasc share of
employmeat im Commercial uses. A few of these businesses could reusc or
redevelop buildings and sites in downtown Banks. Some of thesc uses
could also lecate on land zoned for General Industrial use in Banks.

* Given the setting of Banks and the skills of the worktorce m the
surrounding region, small specialized manufacturing, rescarch. and
enginesring uses have the most potential to generate employment growth
in Banks. These uses would primanily locate on land 7oned tor Industnal
use

» The level of employment in activities that usc land zoned for Commumty
Facibties will grow with population growth, particularly employment in
public schools and city government. Econoniies of scale, however, will
allow cmaployment in these activitics to grow morc slowly than total
cmplovment. lowering the share of employmen: by this land use type

These umphicitions ate eflected 1o the assumptions used [or the 2023
distribution of employment in Banks shown in ‘Table 4-2. These assumptions
show that the share of Banks' total employment in Commercial and Industrial
uscs is expected to inercase while the share using land zoned tor Community
Facilities is expected to decrease over the forecast period. While the share of towl
eplovment in uses on land zoned for Community Facilities 13 expected 1o
Jecrease, the amount of employment o this categoiy 1s still expected 1o increase
by 135 to 196 jobs over the forecast period Employment giowth i Banks will be
led by busimevses with Industral and Corumercial land uses
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Tacle 4-2. Forecacst employmer:t grewth in 8anks by land use tyce,

20023-2025

2023 2025 2063-25
Land Use Type Amount %___Amcunt % __ Growth AAGR.
Low Growth Rate
Commercic 127 319, 459 35% 322 £6%
Indusinal 134 41% 580 4%t%h 4068 54%,
Community Facilities 127 28% 262 2C% 135 3.3%
Total 448 100% 1,311 100% 863 5.0%
Middie Growth Rate '
Commercizl 137 31% 506 35% 372 61%
industnal 184 41% 885 45% 471 59%
Community Faciities 127 28% 291 20% 164 38%
Total 448 100% 1455 100% 1,007 5.5%
High Growth Rate
Commercial 137 31% 565 35% 428 B87%
Industnal 184 41% 726 45% 542 6 4%
Communty Facilites 127 28% 323 20% 196 4.3%
Totai 443 100% 1,614 100% 1,166 8.0%

2auice. ECONonhwest

Chapter 2 identifies industries with potential tor growih mn the forecast period
based on cwrrent trends. Chapter 3 desciibes the comparafive advantage of Banks
rzlative to other communines in the Portland rezion, which is primanty a small
town chaacter and setting combined wiih access to urban amenities. ‘The
combination of market conditions and local characteristics suggest several
examples of businesses that might locate in Banks over the forecast period:

Engineering o1 sofhwate design. The presence of high-tech fiims n
Washington County attrscts many highly-skuled emplovees (o the area.
Some of these firms will spur developroent of spin-off or suppher
businesses, and skilled emplovees treguently develop small start-up
busmesses wwsing their skills. These businesses are numerous bat tend to
not have recogmzable names because they do not procduce products with o
wide distribution.

‘T he Portland area has become a center for businesses engaged i the
manuiacture of kmtes and sinular equipment [Zzamples of Targe tirms
include Leatheiman Tool and Gerber Blades, but each of these started as
small speciaity 1irms and many cther smaller businesses are located in the
Portland area.

The manutacture of RV s, truek traders. and other tansportavion
equipment in the Portland arca creates the potential for small businesses
that make specialty parts and supplies tor these Jarger manufacturers.

Orepon’s tmber industry creates the opportumitics for related small
businesses, stuch as those that manutacture or mamtan mdustrial
equipment, supply specialry glues and 1esins tor wood manufacturing, or
provide logginy supphes.

Agvculie and foud manufacturing 11 Oregon also create an eppenunicy
lor speciatty tood processing. Oregon has a hively and diverse mix of feod
processers, ncluding firms that make and package salsa, jam, mustard,
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pickles, porato chips, cheese and oifier daws products, tortillas, granola,
sy and e mulk, teas and berbs, beer. and ronsted cotfee.

The firms that lo-catc in Banks a:# likely to be esmali because firms with a large
levet of employment ate mo2 likely 1o locate 1n more central and larger areas. All
of these businesses tend 10 locate n flexible buildings that can accoramodate
o ilee, gt assevinly/research, angd Jiss-bution uscs n sites ¢f 0 550 5 acres
These sites must be relatively level, hav.: public services, and a reasonable level
of accessibility to major roadways. These uses should aiso be buffered from
neighboring iesidential and commercial uses to reduce potential contlicts.

I ESMAND FOR COMMERCIAL AND 1} DUSTRIAL LAND
IN BANKS

Table 4-2 shows forecast employment growth in Banks over the 2003-20235
petind. To cstimate the amount of land needed to accommodate this employment
growth. we applied employment density factors for the nuraber of cmployees per
acre for each land use type. The employment density tactors used in Table 4-2 are
based on the actual employment density of typical lamd uses, including industrial
parks, retail stores, offices, schools. and public offices. Table 4-3 shows that
expected employment growth will generate demand for 38 5 to 52 4 acres of
buildable land in Banks (nct of unbuildable areas such as those for streets and
infrastructwe, wetlands, or in a floodway).

Table 4-3 indicates the level of total Jand demand giver expected employment
growth in Banks vver the forecast period. Froployment -~ owth is translated into
demand for land nsing assumptions about the number or employees per acre by
land use type. Thes: assumptions are derived from the 1999 Fmployment Denaity
Study by Metro,® in which they measured the actual amount of butldmy square
feet pe1 employee by industry and flecr-atea-rato of developments types in
varivus arcas of metropolitan Portland. 1he smployee per acre assumptions used
in Table 4-3 wetlect the employment densities in the subarea that includes Banks,
and tloor-area-razioz tor development types and settings comparabie Lo the type of
development expected 1n Banks.

Table 4-2 shows that the range of employment grow  in 1able 4-2 results in
demand tor 44.7 to 63 1 acres of non-tesidential land m Banks over the
2003-2023 period Most demand will be for Industnal uses, with demand for 27.1
to 36.1 acres.

oo 1999 Lmploamens Devsit Loy Bavss: May 5 alnoer 3 mpo.
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Table 4-3. Dema:d for buildable 'and in Banks jenerzied
by expected emzloyment growth, 20032025

Employment Employees {remand (net
Land Use Type _growth per net scre  buildat.ie acres)
Low Growth Rate '
Cemmarcial 322 25 12.9
industria 406 15 27
Community Facilihes 135 20 63
Total : 863 ‘ 46.7
Middle Growth Rate
Commercial 372 25 149
Industrial 471 15 314
Communmity Facilities 164 20 82
Tota} 1,007 o 54.5
High Growth Rate '
Commercial 428 25 171
Industnai 542 15 3e1
Community Fasciliies 196 20 98
Total 1,166 63,1

Saurce. ECONotthwest

There arc scveral other considerations. however, that inay need to be factored
int the estimate of and demand:

* The Banks Community Foundation has been pursning developmerit of a
motion pictuze sound stage in the Banks arca. Acentding to a receut report
on this proposal, such a facility would require a site 6f 23--35 relatively
flat buildable acres. While employment at a sound stage may be included
irt the forecast of potential employment growth in Banks, a 35 acre site
excesds or is almosr all of the Indastinal land demand shown in Table 4-3.

[n a larger city with demand for a hundred ot more acres of industiial land,
the need for a 235--35 acre site could be atcommodated within that total
Jemand by protecting large sites while allowing development of smalles
sites. In Banks. however, holding a 25-33 acre stte for a large
devclopment could tie up all ot the City's supply of Industrial land.
preveatmy development of smaller Industral uses. Meost of the Industrial
dernand we expect tn Banks wiil be tor smaller and specialized uses that
require 0 3--5 acres of fand. To allow this development and respond 1o
opportinties in the market, Banks must have Industrial sites in 4 suitable
range of sizes or large parcels that can be divided.

1f the City decides to support the pursuit of 2 sound stage or other Jarge
Tadustiial use, 1t sheuld meluede a switabie site in irs supply of Industrial
tand and protect that size from bomyg subdivided into smaller parcels.
Given the context of land supply and evpected empioyment growth 1n
Bonks. a 25--35 acrz site would need to be 1n addition to the Industrial land
demand shosrn in Tabls 4-3.

Naral Drsetopracnt Inidduy 25 Ine 20083 Laad {se Comuaeraiion for siing u Mouot Pu:twrz Sound Suge in o= ar:ovy Banl's,
(n zpen. Propared for s Basks Cominunity Feundanion Jubuan
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*  None of the largest employers ‘n Danks contacied for this study 1ndicated
that they had plans to cxpand or contract their level of employment,

»  Sgvere! businessss on Man Sireet in downtown Bunks have uses that are
industrial m character but are on land zoned for comnme:cial uses, Some of
these basinesses have expressed interest in moving to larzer sites zoned
for inlustrial uses. Such a move vould create mete room in downtoran
Banis {or amall retail and commercial uses that are more commpatibie anid
supportive of a downtown setting: Ia addition, some uses i downtown
Banks have potentiai for reuse or redevelopment. These developments
would decrease demand for Commercial land in Banks by 1-3 acres.

*  Estimated demand for land te accommodate Community Facilities ranges
from 6.8 10 9.8 actes in Table 4-3. The Banks School District, however,
reports that projected population growth in Banks may generate demand
for another school, and that the optirnum school site is 10-15 acres.' Since
a schoc site of this size is larger than the Community Facilities land
shown 1n Table 4-3, a 15 acre site should be added to the cstimated land
demand. The employment at the new school, however, should be taken out
of the employment growth that drives demand tor Communrity Facilites,
leaving only growth in other public agencics. Thia reduces demand for
Communty EFactlines land by two acres.

»  Demand for Community Facilities land is to accommodate employment
growth. This demand, therefore, does not include any arca for parks or
open space. [f the City of Banks desires land for parks and open space in
addition to the area shown in Table 4-3. this amouni of 1and should be
added to any UGB expansion pursued by the City.

‘Table 4-4 shows the tesult of adjusting the amount of land demand derived
from expected employment growth to 1eflect the pursust of a sound stage
devclopment, the need for another school site, the potential move of several
businesses out of downtown Banks, and potential 1ouse or 1edevelopinent in
Jdevwntovn Banks. These adjustments add 33 Industrial acres for a sound stage
development site, reduce derrand for Commercaal fand by 3 acres to represent
poteauil redevelopment m downtown Banks, and mcrease demand [or
Community Facibties land by 13 acres. The result is to increass the level of land
demand in Banks over the planmmg period toa 1l 0£91.7 to 108 1 acres.

vattyn SERGL son reports that Dy LISIret S cornt 12eames (v wnaaty il sotghh snodia 200 studints Progected sopulaton
giowfh G 2 3080 pv . e o therty Yeats, s recently adopte 3 by the City, svorld use manr dhan thr capavity and requurs de slopmeat of
anetaer school. the District would nezd 5 years of tead sme fo aquire a site and hald @ schoo!
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Table 4-4. Adjusted demand for builcable land in

Banks, 2003-2025

Demand from Adjust-  Acjusted
Land Use Type emp g;owth _mests d=mand
Low Growth Rate
Commercial 129 -39 83
Jndustyal T1 +389¢ €21
Comimunity Facilities 68 +130 168
Total 46.7 +45.0 91.7
Middle Growth Rate '
Commercial 149 -30 119
Industrial 314 +3Z0Q 66 4
Community Facilities 82 0 212
Total »_ 548 +450 99,5
High Growth Rate
Commercial 171 -30 14 1
industrial 1 +350 711
Community Faciities 98 b 228
Total _ 631 +45.0 108.1

Saurce’ ECONortiwest

BUILDABLE LANDS I} VENTORY

The City of Banks conducted an mventory of vacant nos-residential land in
20073, The amount of vacant land identified in this inventory is shown in Table 4-
5. This vacant land. hcwever, is not all available for development. Accoiding to
K J. Won of the City of Banks. approximately 50% of the 8.5-acre Industrial
parcel at the southeast corner of anks 1$ in wetlands and stormnwater drainage.
and so 15 not buildable. This area s subtracted from the mventory of vacant acres
m Table 4-5 under Constramned Acies.

In addition, severul vther adjustments are necessary to wentity the supply of
butldatle land in Banks:

*  The remeining 4.25 acres of Industnal land at the southeast corner of
Bauks 1s snrrounded by suburban resdential development. Approval of the
Arvor Village PUD racluded a provision that the developer provide a
secondary access road to this parcel so that truc  watlic would not peed to
access the property via the resiaential area Options for this secondary
acecss road are to ereate a new roud crossimg the rathoad or 2 n2w road
under Highway 6 to conncet v Wilkeshoro Road Boih of these options
are problemaic, and the locatinn of residential units adjacent o this pmcel
make it a poor location for mdustnal development o addivon, the
property ownear hag expressed a desiie to change the Indnstrial zoning on
this parcel. In the context of the substantial amount of Industnal Land that
vAll be needed to accommodate potent:al employment growrh in Banks, 1t
appears that the Crty should seek to rezone this property and add Tndustnal
land clsewhers io make up for the loss of this Indusinal lané.

* A 3 2.act: Industrial parcel east of the 1ailroad tracks does not have public
sirect access. In addition, the nartow shape of this lot makes 1t ditficult to
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Jevelop or use for wndustie! activity . There oee, we subtract this parcel
from the inveniciy of buildable Tand m Banks.

The result of adjusting the inventory of vacart land 1 Banks for wetland
constraints and land unswitable for industrial development is shown in Table 4-5.
This table shows that Banks has only 1.07 acres oI cornmersial land and .96
acrss of Industrial lond, for a total 12 33 pei butldsble acres.

Table 4-5. Supply of buildable land in Banks by zoning, 2005
Vacant Constrained Adjust- Net Buildable

Zonlng _AcreL Acres ments Acres
Cocmmercial 107 0.00 000 1.07
Industr:al 1276 -426 =755 0.6
Community Facilities .00 0.00 0.00 0.00
Total 13.83 -4258 755 _2.03

Source ECONorthwest

COMPARISON OF SUPPLY AND DEMAND FOR

BUILDABLE COMMERCIAL AND INDUSTRIAL LAND

Table 4-6 shows the result of comparing land deman  Tom Table 44 with the
net supply of buildable land shown in Table 4-5. Table 4-6 shows that Banks has
a defictt of 913 Commearcial acres, 61-70 Industrial acres, and 20--23 acres ior
Community Facilities. This amount of land will need to be added to Banks Urbun
Growth Boundary it the City of Banks wishes to accot  nodate the potential
employment growth inthe comn wyesti  :din = swdy.

Table 4-8. Estimated surplus (deficit) of buildable
land in Banks, 2005

Total Net Buildable Surplus

Zoning Demand Supply (Deficit)
Low Growth Rate

Comrnercial 9358 107 (881

Industnai 6207 086 (B111)

Community Faciittes 1875 000 (1975

Total , 91.70 2.03  (89.67)
Middle Growth Rate ' '

Commaearcial 11 88 1.07 (102

Industrial 66 40 096 (BR544

Commurity Facihkties 2120 000 (21.20)

Total 99.48 2.03  (97.45)

High Growth Rate

Commercial 1412 107 (13C5)

Industrial 7113 096 (70 147)

Community Facilities 22 80 000 12220

Total 198.05 2.03 G5 CLy

Source ECONorthwest
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City of Banks Aspirations
Adopted January 13, 2009

The City of Banks is a small, rural community located in Western Washington County, situated just
outside of the Portland Metropolitan Urban Growth Boundary. It sits twenty-four miles northwest of
Portland, at the foot of the Coastal Mountain Range. Traditionally, natural resource industries have been
the City's econor : base, but the downturn in those businesses in the 1980s and 90s left the City
struggling with a downtown in decline, and a diminutive municipal budget.

In order to understand the Banks situation one must understand that its past is the strategic foundation
that made it the town it is today. Long before pioneers inhabited the Tualatin River Valley, the Atfalatis
Indians roamed the area. As the non-native population began settling in the area, the Atfalatis population
quickly declined, most likely due to the new diseases the settlers introduced. Their population almost
completely diminished when in 1855 the Federal Government forced them onto Grande Ronde
Reservation, near McMinnville. Although a few remained in the area, by end of the 19" century the only
trace of the Indian existence was the arrowheads, etc., that farmers found, and still find, in their fields.

The Wilkes family is credited as being the earliest settlers of the area. Peyton & Anna claimed nearly a
section of land, or 634.49 acres, in 1847 that included the place where Banks would grow. Peyton Wilkes
chose the west fork of Dairy Creek because the nearby oak trees supplied the tanbark he needed for his
tanner's trade. White Oak trees are native to the valleys of western Washington County. White Oaks are
considered the king of ail western oaks. Peyton Wilkes was a native of Virginia, and is buried in Wilkes
cemetery, today known as the Union Point Cemetery. At the time the Wilkes’ established their farm they
had practically no neighbors. This all changed in the years to follow, when many people began to settle
the Valley due to the generous government land acts that were created to spur western migration. By the
1860s, a small community had formed around the Wilkes property and, appropriately, it was called
"Wilkes". Inthe 18 's the Wilkes’' children divided the remaining 160 acres and sold it to the Schulmerich
family and the Banks family, who were dairy farmers.

In 1901, development of the settlement made a radical change after news of a railroad running
through the J n L. Banks dairy farm property was announced. The railroad bypassed the market town of
Greenville, which had the post office, school and other businesses just south of Wilkes. Greenville,
understanding the portance of the railroad, decided to move the town, including the buildings and the
people, up the road and relocated near the Banks property. The post office renamed itself "Banks”, after
John L. and Nancy Banks. Following the traditions of the day, the town adopted the same name as the
post office and became Banks.

The town grew slowly, adding various businesses and residents. By 1920, Banks looked like many other
small Oregon pioneer towns, with a less than impressive building stock and dirt roads, but its strong
community made it a good place to live. The main industries of the town were general farming, dairy
farming, and logging. In 1921, the town voted to incorporate, allowing it to use funds from taxes and
licensing to renov:  the town. The rest of the decade was spent modernizing the town by adding a water
system, streetlights and paved roads.

Like other Oregon rural towns in the 1930s, Banks focused on surviving, not expanding,
during the Great Depression. Even though there was no major expansion during this time, significant
events took place that would shape the town's future. As the automobile proceeded to become the more
dominant mode of transportation in Oregon, the town's hopes of becoming a major railroad shipping and
receiving center were diminished. The town focus turned to getting major highways through or near Banks,
and in 1931 the Main Street became part of the Nehalem Secondary Highway. The Southern Pacific
Railroad limited the number of rail cars running through town and then completely shut down the Banks
Depot in 1933. A gh the town lobbied to get the Sunset Highway, a major artery that connects
Portland to the Ore Coast, the final plan for that highway bypassed the City of Banks and placed it just
three miles away. Sunset Highway was not completely finished until 1948.
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During World War i1, many people left Banks to fight in the war. Many others began commuting by auto to
jobs in Portland or other larger nearby communities, thereby leaving Banks operating as a bedroom
community. Another mass exodus occurred, but this one was forced. Ninety Japanese families who lived
in the area were forced to sell their land and businesses to move into camps in Ontario, Oregon. This left
a large hole in the community and their presence was missed greatly.

e fact that the Sunset Highway bypassed the town has had both positive and negative effects. On one
hand, =2 town retained the same small town and rural feel that had drawn people to the area in the first
place, and still has that aspect of the sense of "place” for those who live here today. The downtown
remained mostly unchanged after the 1930s since new roadside businesses were not developed. The
downside is that the business community was left stagnant as new businesses situated themselves in
towns that were located on the highway.

The highway bypassing the town was just the beginning of the downturn in Banks economy. Starting in
the 1970s, the timber industry was hard hit when state and federal government regulation increased and
mode machinery replaced the need for as many laborers. The smallest logging operations were affected
the most, as they struggled to turn any profit at all.

When compared to the rest of Washington County, Banks does not represent the typical economic and
social trends that have been taking place over the last fifty years. Part of the Portland Metropolitan area,
Washi ton County has seen tremendous growth in the past few decades. High-tech industries began
locating in the eastern part of the county as early as the 1950s, and today more than half of Oregon'’s
53,000 high-tech jobs are located there. Following the increase in jobs, there was an increase in both
housing and service industries, resulting in a great deal of new development. Western Washington
County, however, has not followed those trends. Most of the area remains rural with the major economic
base stemming from agriculture and some logging.

The City is now stable and expects to continue as a smalt town where families grow and thrive.
With this as a backdrop, the City aspirations can be understood by addressing the following questions:

1. What are your plans for growth in your city in general and in your centers, corridors and
employment areas?

Banks’ aspirations for growth are that the City will continue to be a single entity, not abutting another
municipality, surrounded by agricultural land, relatively small in size, but providing full services.
Smart growth is the watchword for Banks as we continue to grow appropriately. With our UGB
expani g somewhat in the near future, it looks as if Banks will continue to have its commercial
center arrayed along Main Street (Oregon Highway 47), with residences moving somewhat westerly
and up the hills north of our current city center. We will probably also see residential growth easterly,
across e Portland and Western Railroad right of way; as well as a burgeoning campus industrial
area to the southeast (south of Oregon Highway 6.) With the continued location of virtually the entire
Banks School District facilities inside the Banks City Limits we can see that the City will continue to
be the focus of the surrounding community of rural residences and agricultural endeavors. With the
final ex sion of the Banks Vernonia State Trail into Banks we are expecting that it will prove to be a
strong stimulus for economic development in downtown Banks; plus it will reinforce our community
identity. These as| ations are expanded below.

| particular:

What is your planned capacity for these areas?

e aspire to have a population limited to 6,000 in the year 2059, and to have our centers, corridors
and employment areas be sized to support the surrounding additional 3,000 citizens of rural
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Washington County. This plan will definitely be influenced by the ability of City and other service
agency to provide the necessary services for the anticipated additional smart growth development.

What locations are not achieving their planned capacity?

At this moment in ne, we are essentially built-out in our current Urban Growth Boundary (City Limits
and UGB are essentially identical.) Hence, all of our current locations are, for all intents and
purposes, achiev ) their planned capacity. Our aspirations are to expand the UGB appropriately,
and to designate Urban Reserves to allow for our planned expansion through the 50-year urban

reserves planning window.

Is our understanding of your current planned capacity correct?

We believe that we have, documented our aspirations, as well as planned capacity, correctly and
that, therefore, the Washington County Planning Commission and Department understand what we
are all about.

What are your aspirations for capacities beyond current adopted plans, if any?

As mentioned above, we aspire to limited (smart) growth in all directions from our city center and a
mixture of appropriate zoning to be able to provide a full-service city to citizens in the city and in the
environs.

It should be noted that we assume that METRO will not reach out in our direction within the next 50
years, and we aspire to remain relatively self-sufficient while also working closely with our neighbors
in an efficient and effective manner to realize the benefits of economies of scale in all of our
endeavors.

What are your plans for growth in the 50-year timeframe, if any?

As addressed above, anks aspires to moderate growth in the 50-year timeframe that will enable us
to remain rural in nature and relatively small in size. The growth will, therefore, need to be controlled
and smart in order to provide for expansion without rampant development.

2. What kind of community are you planning for?

The City of Banks is planning to be a rural community with a bucolic lifestyle. We are and will
continue to be an environmentally sensitive community dedicated to reducing our impact on the
worldwide carbon footprint. We want to be the model for modern semi-rural community living
with one eye on our historic past and the other on the guality of life for ourselves and our future
citizens. We aspire to be an outdoor recreational hub for the myriad of activities that are
available in the area.

Are you planning for an 18-hour community or other community shown on the Activity
Spectrum or somewhere in between?

The City of Banks is planning for an 18-hour community during the next 50 years. We have the
relative “luxury” of being somewhat rural, with excellent transportation connectivity to the rest of
Washington County that allows us to have the best of both worlds. An 18-hour community gives us
the ability to provide necessary city services while not requiring expensive ancillary services due to
the proximity to those services relatively close.
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Are you planning for a specific type of urban form, such as low-rise or high-rise or moderate
rise development?

While 2 City of Banks is not yet planning any specific urban form, we aspire to be a community with
a mixture of densities, predominated by medium density residential housing, and campus industrial
zoning. We aspire to retain, as nearly as possible, the traditional rectangular layout of our
community and to have traffic circulation that is connected throughout the City. Having this urban

rm in a relatively small community will ensure the least impact of transportation on ourselves and
others.

3. What policy and investment choices will it take for you to achieve these aspirations?

We will continue to require the autonomy necessary to develop appropriately, using “smart
growth” techniques in conjunction with sustainable methodologies. To do that, it will require us to
continue to use Systems Development Charges, Transportation Development Taxes, Construction
Excise Taxes, and other appropriate funding tools to ¢ propriately charge the newest
developments without adversely effecting the original developments. We will continue to need to
standardize our subdivision regulations and to apply them consistently. We will avoid Planned
Unit Development as a methodology, without rejecting the concept outright. We will expand and
enhan  our environmental sensitivity and continuously document such in appropriate policy
documents. We will need to invest in the strong planning necessary to execute these aspirations,
and w aiso need to invest in infrastructure at every opportunity available. We will fund
infrastructure deve pment and maintenance through appropriately allocated costs, to the current
user(s) and future user(s). And we aspire to accomplish all of this with close coordination among
the other overlapping jurisdictions in Banks, i.e., CWS, Banks Fire District #13, Banks School
District #13, and Washington County.

What pe of transportation or other infrastructure is needed, such as completing sidewalk
gaps or street connections in your downtown, or upgrading sewer or water services? What
new financing strategies, if any, are being considered in your community to pay for needed
investments?

We need curbs and gutters, and sidewalks, on both sides of all streets and through municipal parks
designed in an integrated stormwater management plan. Older streets need to be upgraded and
refurbi =2d sooner rather than later. Newer streets and streets yet to be built will require the most
modern of design standards in order to be of useful service throughout the next 50 years. Streets
must be wide enough for parking on both sides and for emergency vehicies to safely pass both. The
Water Facilities Master Plan is currently being updated and will address water service infrastructure
upgrades necessary. While the current system is sufficient for the immediate (10 year) needs of the
City, regular and consistent upgrade of installed infrastructure must be accomplished in order to
continue to be the “heart” of the system, and to support the expansion that will accompany the
increased population through 2059. The Washington County Clean Water Services Special Service
District plans and operates the Wastewater and Stormwater systems in the City of Banks. It is
anticipated that these systems will re iire continual upgrade and modernization for the intermediate
timeframe.

No new financing strategies are being considere for the community to pay for the needed
investments, though a shift from one type to another might be appropriate in the near to mid-term.
Shorter lifespan loans might replace longer loans, and Certificates of Participation may replace loans
and bonds. It is hoped that, in the near-term, the federal government will step up and fund sorely
needed infrastructure upgrades and the Banks will be able to participate in this important national
function during the current economic crisis.

What type of financial or technical assistance is needed?
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Grant funding is needed to replace aging water (as well as wastewater and storm water)
infrastructure and many of the sidewalks, streets, curbs and gutters in the older section of Banks.
The water system is relatively satisfactory but is quickly reaching the end of its economic life and
requires significant upgrade to accommodate the aspirations of smart growth in a rural environment.
Low cost loans are also needed in order to provide for payment of the costs by future residents when
they move into the area.

What type of regulatory or other tools are needed or are being considered?

As it stands now, the regulations in place (externally and internally) are satisfactory. What needs to
be done is to keep them steady as we progress through the next decade. Instability is expensive and
can thwart all aspirations if allowed to continue. Newer technologies (in water provision and in street
construction) are needed as soon as possible so that the small but efficient City of Banks can
continue to provide sustainable services to current and future residents. The internal (to the City)
regulations will be updated through the current UGB expansion and Transportation Growth
Management Transportation System Plan process currently underway.

In addition, we are using this opportunity to ask you to verify Metro's vacant land inventory
and capacity estimates for use in completing the employment analysis for the 2009 Urban
Growth Report. These questions are also included in the attached form.

While Banks is not in Metro and cannot participate in the vacant land inventory process, Banks is
participating in a sub-regional Economic Opportunities Analysis in cooperation with Hillsboro, Forest
Grove, Cornelius and North Plains. That information will be made available to Metro when it is

completed.
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Preferred Alternative UGB Expansion Tax Lot Inventory

(as proposed Jan, 2010)

Partial
UGB Full or Inclusion
Inclusion |Partial Amt.
TLID AREA (sq.ft) ARFA (snfty  IQWNERT1 SITEADDR Use ., pe [Inclusion {{acres)
2N331D001901 47038.99142 1.08|HARTFORD DALE & PHYLLIS Ind Full n/a
2N331D000104 28572.61324 0.66|USA BUREAU OF RECLAMATION Com Partial 0.02
ANADA MANNAND 998.?00'7:: naaliic s onipE ATy AR PIEA nl“\TlOM el Full n/a

Notes

**includes 0.5 acres for industrial to be located in floodplain intended to enable the installation of a north-south road in the future










TECHNICAL MEMORANDUM 5.1 CH2MMHILL

Banks Urban Growth Boundary/Transportation
System Plan Update: TPR Code Review Report

PREPARED FOR: KJ Won, City of Banks
Ross Kevlin, ODOT
PREPARED BY: Terra Lingley, CH2M HILL
Michael Hoffmann, CH2M HILL
COPIES: Kirsten Pennington, CH2M HILL
Michael Hoffmann, CH2M HILL
DATE: June 26, 2009

This memorandum summarizes the requirements of the Oregon Administrative Rule (OAR})
660-012-045 (: o referred to the Transportation Planning Rule or TPR) Sections (2) and (3),
and identifies and summarizes recommended code changes to ensure Banks” Land
Development and Zoning Ordinances comply with the requirements.

Some sections of the City of Banks Zoning Ordinance and the City of Banks Land Division
Ordinance comply with the TPR, however some sections only partially comply, and other
sections aren sing altogether. Table 1 summarizes City code compliance with the TPR.
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lots with suitable depth, screen planning contained
in a no-access reservation along the rear of side
property line, minimum driveway and intersection
spacing of 150-200 feet, or other treatment
necessary for adequate protection of residential
properties and to afford separation of through and
local traffic.

There is no discussion of the functional
classification of roads. There is also no mention of
access management authority and standards of
other road jurisdictions (e.g. Washington County
and ODOT).

(b) Standards to protect future operation of roads, transit
ways and major transit corridors

Street standards are provided in Land Division
Regulations Section 151.0.52. These standards are
revised and amended as part of this memo to be in
greater accordance with the TPR requirement at
issue.

Zoning Code Section 151.064 contains performance
standards for vehicular access and trafficin a
commercial or industrial zone. (151.064(B)(11)).
However, the aforementioned Code section is not
adequate to satisfactorily address the TPR
requirement at issue here. The City’s Code also
does not provide a performance standard with
regard to land use and development actions in a
residential zone. To remedy this, 151.064 is revised
and amended in this memo to provide
performance standards that are in accordance with
the TPR requirement at issue.

Section 151.066includes leve! of service
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descriptions and v/c ratio thresholds.

(c) Measures to protect public use airports by controlling Not applicable | Not applicable; Banks does not have an airport
land uses within airport oise corridors and imaginary

surfaces, and by limiting physical hazards to air navigation

(d) A process for coordinated review of future land use O There is no existing text to address this

decisions affecting transportation facilities, corridors, or sites

(e) A process to apply conditions to development proposals q The Banks Code of Ordinances partially aaaresses

in order to minimize impacts and protect transportation
facilities, corridors, or sites

the TPR requirement at issue here, as described in
the below bullet items:

Banks Zoning Ordinance Code 151.117,
Procedure for taking action on a conditional
use application. When permitting a new
conditional use, the planning commission may
impose conditions including c. Controlling the
location and number of vehicle access points,
and d. Increasing the street width or requiring
street dedication

Banks Land Division Regulations Section
152.051 Required Improvements 1. The
developer has the responsibility of providing
the following improvements and with the
plans an specifications: a. All street grading,
b. Installation of roadway curbs and permanent
roadway paving, c. Installation of facilities for
proper storm drainage and erosion control
facilities, d. installation of sidewalks.

However, as can be discerned from the bullets
above Zamine Ceda section 151117 ondy satisfes
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this TPR requirement in regard to conditional use
applications. This memorandum amends the
Zoning Code so that the TPR requirement at issue
here is satisfied with respect to City review of all
types of land use and development applications.

(f) Regulations to provide notice to public agencies
providing transportation facilities and services, MPOs, and
ODOT of: land use applications that require public hearings;
subdivision and partition applications; other applications
which affect private access to roads.

O There is no existing text to addxress this

(g) regulations assuring that amendments to 1and use
designations, densities, and design standards are consistent
with the functions, capacities and performance standards of
facilities identified in the TSP.

| Section 151.157 Comprehensive Plan and Zoning
Amendment Criteria: (C) The proposed change is
compatible with the surrounding existing and
planned land use pattern; (D) Public facilities (i.e.
transportation system) are capable of supporting
the uses permitted in the proposed zone; and the
proposed change is consistent with the statewide
planning goals.

The existing code is vague and does not define
adequate standards.

(3) Local governments shall adopt land use or subdivision regulations
for urban areas and rural communities as set forth below. The purposes
of this section are to provide for safe and convenient pedestrian, bicycle,
and vehicular circulation consistent with access management
standards and the function of affected streets, to ensure that new
development provides on-site streets and accessways that provide
reasonably direct routes for pedestrian and bicycle travel in areas where
pedestrian and bicycle travel is likely if connections are provided, and
which avoids wherever possible levels of automobile traffic which might
interfere with or discourage pedestrian or bicycle travel.
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(a) Bicycle parking facilities as part of new multi-family
residential developments of four units or more, new retail,
office and institutional developments, and al! transit transfer
stations and park-and-ride lots;

There is no existing text to address this

(b) On-site facilities shall be provided which accommodate
safe and convenient pedestrian and bicycle access from
within new subdivisions, multi-family developments,
planned developments, shopping centers, and commercial
districts to adjacent residential areas and transit stops, and to
neighborhood activity centers within one-half mile of the
development. Single-family residential developments shall
generally include streets and accessways. Pedestrian
circulation through parl g lots should generally be
provided in the form of accessways.

Section 15Z.uos procks 3) c. Pedestrian and bicycle
ways. When desirable for public convenience and
access, a pedestrian and bicycle way easement may
be required to connect to a cul-de-sac or to pass
through an unusually long or oddly shaped block,
or to otherwise provide appropriate circulation.

Land Division Regulations should be amended to
include development standards for
pedestrian/bicycle accessways per linear block
lengths and for the provision of such accessways to
all activity centers

(A) “Neighborhood activity centers” includes, but is not
limited to, existing or planned schools, parks, shopping
areas, transit stops or employment centers;

Banks Land Division Regulations includes some
language requiring blocks to have cut-throughs to
allow access to neighborhood activity centers, but
does not define the term. Arterials are also defined
as links between activity centers.

(B) Bikeways shall be required along arterials and major
collectors. Sidewalks shall be required along arterials,
collectors and most local streets in urban areas, except
that sidewalks are not required along controlled access
roadways, such as freeways;

The Banks Land Division Regulations requires
sidewalks on all streets, however there is no
mention of bikeways along arterials and major
collectors.

(C) Cul-de-sacs and other dead-end streets may be used
as part of a development plan, consistent with the
purposes set forth in this section

Banks Land Division Regulations Section 152.052 )
describes Cul-de-sac standards which include a
maximum length of 500 feet and can serve a
building site for not more than 20 dwelling units.
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(D) Local governments shall establish their own
standards or criteria for providing streets and accessways
consistent with the purposes of this section. Such
measures may include but are not limited to: standards
for spacing of streets or accessways; and standards for
excessive out-of-direction travel

Banks Land Division Kegulations Section 152.052
Streets contains standards and criteria for
providing streets and accessways. Street width,
parking, sidewalks, parking strips, street angles
and access controls are all included in the
ordinance.

Land Development Regulations need to include
reasonably direct bicycle and pedestrian
circulation; which will require the adoption of
block length limits and maximum street spacing
standards.

(E) Streets and accessways need not be required where
one or more of the following conditions exist: Physical or
topographic conditions that make a street or accessway
connection impracticable, Buildings or other existing
development on adjacent lands physically preclude a
connection now or in the future, and where streets or
accessways would violate provisions of leases,
easements, covenants, restrictions or other agreements
existing as of May 1, 1995.

General provisions in the Banks Land Division
Regulations include text that exempts streets from
being required where topography, land use, and in
relation to existing and planned streets.

(c) Where off-site road improvements are otherwise required
as a condition of development approval, they shall include
facilities accommodating convenient pedestrian and bicycle
travel, including bicycle ways along arterials and major
collectors

There is no existing text to address this

(d) For purposes of subsection (b) “Safe and convenient”
means bicycle and pedestrian routes, facilities and
improvements, which: are reasonably free from hazards,
particularly types or levels of automobile traffic which
would interfere with or discourage pedestrian or cycle travel

There is no existing text to address this
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for short trips, proviae a reasonably direct route of travel
between destinations such as between a transit stop and a
store, and meet travel needs of cyclists and pedestrians
considering destination and length of trip; considering that
the optimum trip length of pedestrians is generally % to %2

mile.

(e) Internal pedestrian circulation within new office parks | Banks Zoning Code Section 151.138 Development
and commercial developments shall be provided through Standards (9) Circulation. A pedestrian and bicycle
clustering of buildings, construction of accessways, circulation system must be provided to facilitate
walkways and similar techniques. movement within the Planned Unit Development
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Introduction

The following text recommendations are recommended to bring the Banks Zoning
Ordinance and Land Development Code in compliance with the TPR. Recommended code
language is from the Model Development Code for Small Cities, 2% Edition. The following
section outlines the TPR requirements and the recommended revisions (text insertions/ text
strikethroughs) to the City’s Zoning Code (Chapter 151 of City Code of Ordinances) and
Land Division Regulations (Chapter 152 of City Code of Ordinances).

Existing TPR language is italicized. Existing Banks code language appears in plain text.
Recommended additions to Banks code are shown in underline format. Recommended
deletions to Banks code are shown in strikeoutformat.

OAR 660-012-0045(2)(a)

(2) Local governments shall adopt land use or subdivision ordinance regulations, consistent with
applicable fede  and state requirements, to protect transportation facilities, corridors and sites for
their identified functions.

(a) Access control measures, for example, driveway and public road spacing, median control and
signal spacing standards, which are consistent with the functional classification of roads and
consistent with limiting development on rural lands to rural uses and densities

Recommende additions to the Banks Land Division Regulations
Section 152.052 Streets

(M) Access control. Where a land division abuts or contains an existing or proposed arterial
or collector street, the Planning Commission may require marginal access streets, reverse
frontage lots with suitable depth, screen planting contained in a no-access reservation along
the rear or side property line, minimum driveway and intersection spacing of 150-200 feet,
or other treatment necessary for adequate protection of residential properties and to afford
separation of through and local traffic. Such access control measures shall not have the effect
of precluding at least one point of access onto a public road per existing lot of record.

(1). Intent and Purpose. The intent of this Section is to manage access to land uses and
on-site circulation, and to preserve the transportation system in terms of safety,
capacity, and function. This Section applies to all public streets within the City of
Banks, and to all properties that abut these roadways. This Section implements the
access management policies of the City Transportation System Plan. Access
management standards must be coordinated with the appropriate authority or
owners as listed in the City of Banks Transportation System Plan, or TSP.

(2). Applicability. This Chapter applies to all public streets within the City and to all
properties that abut these streets. The standards apply when lots are created,
consg'i4-~+~4, or modified through a le~- ivision, partition, lot line adjustment, lot
€onse 1, o~ ~+-cet vacation; and when properties are subject to Land Use
Review or Site Design Review.
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(3). Access Permit Required. Access to a public street (e.g., a new curb cut or driveway
approach) requires an Access Permit. An access permit may be in the form of a letter
to the applicant, or it may be attached to a land use decision notice as a condition of
approval. In either case, approval of an access permit shall follow the procedures
and requirements of the applicable road authority, as determined through the City’s
review procedures.

(4). Access to State Highways. No new access shall be allowed to C 6. Any new access
to OR 47 requires an ODOT-approved approach road perrit.

(P) Functional Classification. Development should reflect functional classification of
roadways as identified in the Banks Transportation Network Plan, inchuding any bicycle,
pedestrian or frontage requirements. There are no rural lands in Banks.

OAR 660-012-0045(2)(b)

(b) Standards to protect future operation of roads, transitways and major transit corridors

Recommended additions to the Banks Zoning Code

Section 151.064. Performance Standards

(A) In a Commercial or Industrial zone, no land or structure shall be used or occupied
unless there is continuing compliance with the following standards. A [and use and
development applications in a Commercial or Industrial zone sha comply with the below
standards, in addition to compliance with all design standards contained in City of Banks
Code of Ordinances Chapter 152 (Land Division Regulations).

(11) Vehicular access and-traffie:

(a) Access points to an industrial or commercial site from a street shall be
located to minimize traffic congestion and, to the extent possible, to avoid
directing traffic into residential areas.

(b) Where possible within Industrial or commercial districts, access to the
street shall be made to serve more than one site or business.

(c) Fraffie generated-by-the propesed-use-may-not have the effect-of adversely
\ o t] istine level of iceLOS) .y ons.
(B) All land use and development applications shall comply with the f¢ pwing standards

and procedures for the purpose of protecting the future operation of the Banks
transportation system:
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{1) Development Standar”+ The following standards shall be met for all new
uses and developments:

(a) All new lots created, consolidated, or modified through a land

division, partition, lot line adjustment, lot consolidation, or street
va~~+~= ~=st have frontage or approved access to a public s*~t.

(b)_Streets within or adjacent to a development shall be improved in
accordance with the Banks street design standards (Code 152.052).

{c) Development of new streets, and additional street width or

improvements planned as a portion of an existing street, shall be
improved in accordance with this Section, and public streets shall be

dedicated to the applicable road authority;

(d) New streets and drives shall be paved.

(2) Guarantee. The City may accept a future improvement guarantee (e.g.,
owner agrees not to object to the formation of a local improvement district in
the future) in lieu of street improvements if one or more of the following
conditions exist:

(a) A partial improvement may create a potential safety hazard to
motorists or pedestrians;

(b) Due to the developed condition of adjacent properties it is
unlikely that street improvements would be extended in the
foreseeable future and the improvement associated with the project
under review does not, by itself, provide increased street safety or
capacity, or improved pedestrian circulation;

(¢} The improvement would be in conflict with an adopted capital
improvement plan; or

(d) The improvement is associated with an approved land partition in
a residential district and the proposed land partition does not create
any new streets.
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(3)_Creation of Rights-of-Way for Streets and Related Purposes. Streets shall
be created through the approval and recording of a final subdivision or
partition plat; except the City may approve the creation of a street by
acceptance of a deed, provided that the street is deemed in the pul ¢ interest
by the City Council for the purpose of implementing the Comprehensive
Plan, and the deeded right-of-way conforms to the standards of this Code.

(4) Creation of Access Easements. The City may approve an access easement
when the easement is necessary to provide for access and circulation in
conformance with Code sections 152.052 (Streets); 152.053 (Blocks) and;
152.054 (Building Sites). Access easements shall be created and maintained in
accordance with the Uniform Fire Code Section 10.207.

Recommended additions to the Banks Land Division Regulations

Section 152.052 Streets.

(B)  Minimum right-of-way and roadway width. Unless otherwise approved
in accordance with the provisions below or those of division (O) below, the
street right-of-way and roadway widths shall not be less than the width in
feet shown in the following table:

|
Type of Street Right-of-way Width Pavement width

Arterial 80-100 feet 40-52 feet
Collector 60-80 feet 4048 feet
Residential Street 50 feet 32 feet
Residential Collector 50 feet 32 feet
Residential Boulevard 70 feet 44 feet
Radius for turn around 55 feet 42 feet

at end of cul-de-sac

Alleys 20 feet 20 feet

Where a range of width is indicated, the width shall be the narrower in the range unless
unique and specific conditions exists as determined by the decision-making authority based
upon the fo »wing factors:

1. Street classification in the Transportation System Plan;

2. Anticipated traffic generation;

3. On-street parking needs;
4. Sidewalk and bikeway requirements based on anticipated level of use;

5. Requirements for placement of utilities;

6. Street lighting;
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7. Minimize drainage, slope, and sensitive lands impacts;

8. Street tree location;

9. Protection of significant vegetation;

10. Safety and comfort for motorists, bicyclists, and pedestrians;

11. Street furnishings (e.g., benches, lighting, bus shelters, etc.), when provided;

12. Access needs for emergency vehicles; and

13. Transition between different street widths (i.e., existing streets and new streets).

OAR 660-012-0045(2)(c)

(c) Measures to protect public use airports by controlling land uses within airport noise corridors and
imaginary surfaces, and by limiting physical hazards to air navigation

No recommended additions to the Banks Zoning Code or Land Division Regulations
(Not applicable; Banks does not have an airport)

OAR 660-012-0045(2)(d)

(d) A process for coordinated review of future land use decisions affecting transportation facilities,
corridors, or sites

Recommended additions to the Banks Zoning Code

§151.079 TRAFFIC IMPACTS

The City may require a traffic impact analysis (TIA) prepared by a qualified professional to

determine access, circulation, and other transportation requirements in conformance with
TIA results.© \’s shall be required for all land use action and development applications
that will generate more than 50 AM or PM peak hour trips per day or 300 Average Daily
Trips. Trip calculation shall be based upon the most recent edition of Trip Generation
published by the Institute of Transportation Engineers

(A) Amendments That Affect Transportation Facilities. Amendments to the comprehensive plan
and land use regulations which significantly affect a transportation facility as determined by
City staff upon review of applicant’s TIA shall assure that allowed land uses are consistent
with the function, capacity, and level of service of the facility. This shall be accomplished by
one of the following:

(1) Adopting measures that demonstrate that allowed land uses are consistent with
the planned function of the transportation facility; or

(2) A1 nding the Comprehensive Plan to provide transportation facilities,
imprc ments, or services adequate to support the proposed land uses; such
amendments shall include a funding plan to ensure the facility, improvement, or
servicew be provided by the end of the planning period; or,
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(3) Altering land use designations, densities, or design requirements to reduce
demand for automobile travel and meet travel needs through other modes of
transportation; or

(4) Amending the planned function, capacity or performance standards of the
transportation facility; or

(5} Providing other measures as a condition of development or through a

development agreement or similar funding method, specifying when such measures

will be provided.

(B) Review of Applications for Effect on Transportation Facilities. Whena *——"'-—— mt

application includes a proposed comprehensive plan amendment or land use district
change, the proposal shall be reviewed to determine whether it significantly affects a
transportation facility, in accordance with Oregon Administrative Rule (OAR) 660-012-
0060 (the Transportation Planning Rule - TPR) and the Traffic Impact Study provisions

of Section 4.1.900. “Significant” means the proposal would:

(1) Change the functional classification of an existing or planned transportation

facility (ex¢ isive of correction of map errors). This would occur, for example, when
a proposal causes future traffic to exceed the levels associated with a “collector”
street classification, requiring a change in the classification to an “arterial” street, as
identified by Banks’ Transportation System Plan (“TSP"); or

(2) Change the standards implementing a functional classification system; or
(3) As measured at the end of the planning period identified in the City of Banks

adopted TSP allow types or levels of land use that would result in levels of travel or

access that are inconsistent with the functional classification of an existing or

planned transportation facility; or

{4) Reduce the performance of an existing or } nned transportation facility below
the minimum acceptable performance standard identified in the City of Banks TSP
or

(5) Worsen the performance of an existing or planned transportation facility that is
otherwise projected to perform below the minimum acceptable performance
standard identified in the City of Banks

TSP,

OAR 660-012-0045(2)(e)

(e) A process to apply conditions to development proposals in order to minimize impacts and protect
transportation facilities, corridors, or sites
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Recommended additions to the Banks Zoning Code

151.079 TP AFFIC IMPACTS

The purpose of this sectior ~* the code is to assist in determining which road authorities
participate in ind use decisions, and to implement Section 660-012-0045 (2) (e} of the State

Transportation Planning Rule that requires the City to adopt a process to apply conditions
to development proposals in order to minimize impacts and protect transportation facilities.
This Chapter establishes the standards for when a proposal must be ~~-iewed for potential
traffic impacts; when a Traffic Impact Analysis must be submi**~1 with a development
application in order to determine whether conditions are needed to minimize impacts to
and protect transportation facilities; what must be =~ ~ T-affic Impact Analysis; and who is
qualified to prepare the Study.

LA) When a Traffic Impact Study is Required. The City or other road authority with

jurisc tHon may require a Traffic Impact Analysis (TIA} as part of an application for
development, a change in use, or a change in access. A TIA shall be required when a

land use: plication involves one or more of the following actions:

(1) A change in zoning or a plan amendment designation;

{2) Anv proposed development or land use action that a road authority states may have
operational or safety concerns along its facilitv(ies);

(3) An increase in site traffic volume generation by 300 Average Daily Trips (ADT) or
more; or

{4) An increase in peak hour volume of a particular movement to and from the State

highway v 20 percent or more; or

(5) An increase in use of adjacent streets by vehicles exceeding the 20,000 pound gross
vehicle weights by 10 vehicles or more per day; or

(6) The location of the access driveway does not meet minimum sight distance
requiren ats, or is located where vehicles entering or leaving the property are
restricted, or such vehicles queue or hesitate on the State highway, creating a safety
hazard; or

(7) A change in internal traffic patterns that may cause safety problems, such as back up
onto a street or greater potential for traffic accidents.

(B) Traffic Impact Study Preparation. A Traffic Impact Analysis shall be prepared by a
professio [ engineer in accordance with the requirements of the roa” ~**thority. If the
road authority is the Oregon De~~~*~ent of Transportation (ODOT), consult ODOT's
regional development review planner and QAR 734-051-180.
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Section 151.069 Design Standards.
(A) Generally.

(1) When reviewing design as part of permit review for anv land use action or
development, the planning commission may impose con: Hons inclu ng: a)
controlling the location and number of vehicle access points, and; b) increasing the
street width or requiring street dedication.

(2) All off-street parking lots shall be designed in accordance with city standards for
st: s and aisles as set forth in the following below.

Section 151.137 Procedure; Preliminary Site Development Docur  nts [Planned Unit
Development]

(C) Planning Commission review of the preliminary site development plan
shall be made within 60 days of submission and recommendations for
changes or modifications of the submitted preliminary plan given in writing
to the applicant. The procedures and review criteria used shall e asfora
conditional use application (§§ 151.116 and 151.170 et seq.). In addition, the
development standards of § 151.138 apply.

W enreviewing a PUD, the planning commission may impose conditions including;: a)
controlling the location and number of vehicle access points, and; b) increasing the street
width or requiring street dedication.

Section 151.156 Procedure. [Comprehensive Plan and Zoning Amendment:

Unless part of a legislative action, the procedure for quasi-judicial comprehensive planan '
or zoning code text or map amendments shall be as specified in §§ 151.170 et seq.
(Ord. 2-2-80, passed 2-19-1980; Am. Ord. passed 4- -1989)

When reviewing a comprehensive plan and/or zoning code text or map amendment, the
planning commission may impose conditions including: a) controlling the location and
number of vehicle access points, and; b) increasing the street width or requiring street
dedication.

Section 151.171. Procedures for Variance, Conditional Use, Zone Change, and other Land
Use Applications.

When reviewing a applicant’s request for a variance, condition: use, zone change, or other
lan use action, the planning commission may impose conditions including: a) controlling
the Jocation and number of vehicle access points, and; b) increa: 1g the street width or
requiring street dedication.
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OAR 660-012-0045(2)(f)

(f) Regulations to provide notice to public agencies providing transportation facilities and services,
MPOs, and ODOT of: land use applications that require public hearings; subdivision and partition
applications; other applications which affect private access to roads.

Recommende additions to the Banks Zoning Code

§ 151.174 PUBLIC NOTICE.
(A)  Mailed notice. The City shall mail the notice of the Type I1I action. The

records of the Washington County Assessor’s Office are the official records for

determining ownership. Notice of a Type IIl application hearing or Type II appeal
hearing shall be given by the City Planning Official or designee in the following

manner:

a. At least 20 days before the hearing date, notice shall be mailed to:

1) The applicant and all owners or contract purchasers of record of the
property that is the subject of the application;

(2) All property owners of record within 100 feet of the site;

(3) Any governmental agency that is entitled to notice under an
intergovernumental agreement entered into with the City. The City may
notify other affected agencies. The City shall notify the road authority, and
rail authority and owner, when there is a proposed development abutting or

affecting their transportation facility and allow the agency to review,
comment on, and suggest conditions of approval for the application.

4 Any neighborhood or community organization recognized by the
City Council and whose boundaries include the property proposed for
development;

(5) Any person who submits a written request to receive notice;

(6) For appeals, the appellant and all persons who provided testimony in
the original decision; and

(7) For a land use district change affecting a manufactured home or

mobile home park, all mailing addresses within the park, in accordance with
ORS 227.175.

b. The City Recorder or designee shall have an affidavit of notice be prepared
an made a part of the file. The affidavit shall state the date that the notice was
mailed to the persons who must receive notice.

c. At least 14 business days before the hearing, notice of the
hearing shall be printed in a newspaper of general circulation in
the City. The newspaper’s affidavit of publication of the notice

shi be made part of the administrative record.
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are alse-autherized:
(BB) The notice shall include a description of what is being
proposed and:

1) The property address and legal description;

) The criteria applicable to the request;

(3) The date, time, and location of the public hearing; and

4) A statement that failure to raise an issue in person or

by letter precludes appeal, and that failure to specify to which

criteria the comment is directed precludes appeal based on

that criterion.
(EC) Failure of a person to receive the notice prescribed in this section shall not
impair the validity of the hearing.

OAR 660-012-0045(2)(g)

(g) Regulations assuring that amendments to land use designations, densities, and design standards
are consistent with the functions, capacities and performance standards of facilities identified in the
TSP.

Recommended additions to the Banks Zoning Code

Section 151.156

E. Amendments That Affect Transportation Facilities. Except as provided in subsection C,
amendments to the comprehensive plan and land use regulations which significantly
affect a transportation facility shall assure that allowed land uses are consistent with the
function, capacity, and level of service of the facility identified in the Banks
Transportation System Plan. This shall be accomplished by one of the following:

1. Adopting measures that demonstrate that allowed land uses are consistent with the
planned function of the transportation facility; or

2. Amending the TSP or Comprehensive Plan to provide transportation facilities,
improvements, or services adequate to support the proposed lan uses; such
amendments shall include a funding plan to ensure the facility, improvement, or
service will be provided by the end of the planning period; or,

3. Altering land use designations, densities, or design requirements to reduce demand
for automobile travel and meet travel needs through other modes of transportation;
or

4. Amending the planned function, capacity or performance standards of the
transportation facility; or
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5. Providing other measi*~< as a condition of development or through a development
agreer ntor similar #-~~+~ method, specifying when such measures will be

provided.

G. Exce—*~=- Amendments to the Comprehensive Plan or land use regulations with a
signiticant effect on a transportation facility, where the facility is already performing
below the minimum acceptable performance standard identified in the Transportation
System Plan may be approved when all of the following criteria are met:

1. Thear ndment does notinclude property located in an interchange area, as defined
under applicable law;

2. The currently planned facilities, improvements or services are not adequate to
achieve the standard;

3. Develc ment resulting from the amendment will, at a minimum, mitigates the
impacts of the amendment in a manner that avoids further degradation to the

performance of the facility by the time of the development; and

4. The road authority provides a written statement that the proposed funding and
timing for the proposed development mitigation are sufficient to avoid further

degradation to the facility.

OAR 660-012-0045(3)(a)

(3) Local governments shall adopt land use or subdivision regulations for urban areas and rural
communities as set forth below. The purposes of this section are to provide for safe and convenient
pedestrian, bicycle, and vehicular circulation consistent with access management standards and the
function of affected streets, to ensure that new development provides on-site streets and accessways
that provide reasonably direct routes for pedestrian and bicycle travel in areas where pedestrian and
bicycle travel ic  kely if connections are provided, and which avoids wherever possible levels of
automobile traffic which might interfere with or discourage pedestrian or bicycle travel.

(a) Bicycle parking facilities as part of new multi-family residential developments of four units or
more, new retail, office and institutional developments, and all transit transfer stations and park-and-

ride lots;

Recommended additions to the Banks Land Division Regulations

§152.062 BICYCLE PARKING.

All uses that are subject to Site Desien Review shall provide bicycle parking, in conformance
with the standards in the table below, and following subsections.

(A) Minimum  quired Bicycle Parking Spaces. Uses shall provide long- and short-term bicycle
parking s :es, a- 4signated in Table 3. Where two options are provided (e.¢., 2 spaces,
orlper8 drooms}, the opt~ resulting in more bicycle parking is used.
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Use Categories

Specific Uses

Long-term Spaces (Covered

Short-term spaces (near

or enclosed) building entry)

Residential Categories
Household Living Multifamily 1 per 4 units 2. or 1 per 20 units
Group Living 2, or 1 per 20 bedrooms None

Dormitory 1 per 8 bedrooms None
Commercial Categories
Retail Sales And 2, or 1 per 12,000 sq. ft. of 2. or 1 per 5,000 sq. ft.
Service floor area of floor area

Lodging 2, or 1 per 20 rentable 2. or 1 per 20 rentable

rooms rooms
Office 2, or 1 per 10,000 sq. ft. of 2. or 1 per 40,000 sq.
floor area ft. of floor area

Commercial Qutdoor 8. or 1 per 20 auto spaces None
Recreation
Major Event 8, or 1 per 40 seats or per None
Entertainment CU review
Industrial Catégories
Manufacturing And 2, or 1 per 15,000 sq. ft. of None
Production floor area
Warehouse And 2, or 1 per 40,000 sq. ft. of None
Freight Movement floor area
Institutional Categories
Ba Utilities Bus transit 8 None

center

Park and ride 8, or 5 per acre None

Community Service

2. or 1 per 10.000 sq. ft. of

2 or 1 per 10,000 sq.

floor area

ft. of floor area

Parks {active

recreation areas only)

None

8, or per CU review

Schools Grades 2-5 1 per classroom, or per CU 1 per classroom, or per
review CU review
Grades 6-12 2 per classroom, or per CU 4 per school, or per CU
review review
Colleges Excluding 2,or 1 per 20,000 sq. ft. of 2, or 1 per 10,000 sq.
dormitories (see net building area, or per CU | fi. of net building area,
Group Living, review or per CU review
above)

Medical Centers

2. or 1 per 70,000 sq. ft. of
net building area, or per CU

2. or 1 per 40,000 sq.
ft. of net building area,

BANK  MO5 1_072209_TRACKCHANGE
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Use Cateqgories Specific Uses Long-term Spaces (Covered | Short-term spaces (near
or enclosed) building entry)
review or per CU review
Religious Institutions 2, or 1 per 4,000 sq. ft. of 2, or 1 per 2.000 sq. ft.
and Places of Worship net building area of net building area
Daycare 2, or 1 per 10,000 sq. ft. of None
net building area

Other Cateqgories

Determined through Land Use Review, Site Design Review, or CU

Review, as applicable

Other Categories

(B) Exemptions. This Section does not apply to single-family and two-familv housing
(attached, detached, or manufactured housing), home occupations, agriculture and
livestock uses.

(C) Location and Design. Bicycle parking should be no farther from the main building
entrance than the distance to the closest vehicle space, or 50 feet, w ichever is less.
Long-term (i.e., covered) bicycle parking should be incorporated whenever possible into
building desien. Short-term bicycle parking, when allowed within a public right-of-way,
should be coordinated with the design of street furniture, as applicable.

(D) Visibility and Security. Bicycle parking for customers and visitors of a use shall be visible
from street sidewalks or building entrances, so that it provides sufficient security from
theft and mage;

(E) Options for Storage. Long-term bicycle parking requirements for multiple family uses
and employee parking can be met by providing a bicycle storage room, bicycle lockers,
racks, or « 1er secure storage space inside or outside of the building;

(F) Ligohting. For security, bicycle parking shall be at least as well lit as vehicle parking..

(G) Reserved Areas. Areas set aside for bicycle parking shall be clearly marked and reserved
for bicycle parking only.

(H) Hazards. Bicycle parking shall not impede or create a hazard to pedestrians. Parking
areas shall be located so as to not conflict with vision clearance standards

OAR 660-012-0045(3)(b)

(b) On-site faci  ies shall be provided which accommodate safe and convenient pedestrian and bicycle
access from within new subdivisions, multi-family developments, planned devei  ments, shopping

centers, and co  nercial districts to adjacent residential areas and transit stops, and to neighborhood
activity centers within one-half mile of the development. Single-family residential developments shall
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generally include streets and accessways. Pedestrian circulation through parking lots should
generally be provided in the form of accessways.

Recommended additions to the Banks Land Division Regulations

(C) Easements.

Pedestrian and bicycle ways. Then desirable for public convenience and access, a
pedestrian or bicycle way easement may be required to connect to a cv  de-sac or
to pass through an unusually long or odc r shaped block, or to otherwise
provide appropriate circulation. To ensure safe, direct, and convenient

pedestrian circulation, all developments shall provide a continuous pedestrian
system. The pedestrian system shall be based on the standards below:

1. Continuous Walkway System. The pedestrian walkway system shall
extend throughout the development site and connect to all future phases of
development, and to existing or planned off-site adjacent trails, public parks,
and open space areas to the greatest extent practicable. The developer may
also be required to connect or stub walkway(s) to adjacent streets and to
private property with a previously reserved public access easement for this

purpose.

2. Safe, Direct, and Convenient. Walkways within developments st~
provide safe, reasonably direct, and convenient connections between primary
building entrances and all adjacent streets, based on the following
definitions:

a. Reasonably direct. A route that does not deviate unnecessarily from a
straight line or a route that does not involve a significant amount of out-
of-direction travel for likely users.

b. Safe and convenient. Routes that are reasonably free from hazards
and provide a reasonably direct route of travel between destinations.

¢. "Primary entrance” for commercial, industrial, mixed use, public, and
institutional buildings is the main public entrance to the building. In the

case where no public entrance exists, street connections shall be provided
to the main employee entrance.

d. "Primary entrance" for residential buildings is the front door (i.e.,
facing the street). For mn ifamily buildings in which each unit does not
have its own exterior entrance, the “primary entrance” may be a lobby,
courtyard, or breezeway which serves as a common entrance for more
than one dwelling,

3. Connections Within Development. Connections within developments : all
be provided as required in subsections a-c, below:
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a. Walkways shall connect all building entrances to one another to the
extent practicable

b. Walkways shall connect all on-site parking areas, storage areas,
recreational facilities and common areas, and shall connect off-site
adjacent uses to the site to the extent practicable. Topographic ~~ ~xisting
development constraints may be cause for not making certain walkway
connections.

c. Large parking areas shall be broken up so that no contiguous parking
area exceeds three (3) acres. Pa~'-*~~ ~~2as may be broken up with

plazas, large landscape areas with pedestrian access ways (i.e., at least 20
feet total width), streets, or driveways with street-like features, Street-
like fer+*~es, for the purpose of this section, means a raised sidewalk of
at least 4-feet in width, 6-inch curb, accessible curb ramps, street trees in
planter strips or tree wells, and pedestrian-oriented lighting.

OAR 660-012-0045(3)(b)(A)

(A) “Neighborhood activity centers” includes, but is not limited to, existing or planned schools,
parks, shopping areas, transit stops or employment centers;

Recommended additions to the Banks Land Division Regulations
Section 152.052 (A)

(1) Provide for the continuation or appropriate projection

of existing principal streets in surrounding areas; or

(2) Confirm to a plan for the neighborhood approved or

adopted by the Planning Commission to meet a particular

situation where topographical or other conditions make

continuance or conformance to existing streets impractical.

3) Provide adequate pedestrian and bicycle access and circulation for all
neighborhood activity centers, including existing and planned schools, parks,
shopping areas, transit stops and employment centers.

OAR 660-012-0045(3)(b)(B)

(B) Bikeways shall be required along arterials and major collectors. Sidewalks shall be required along
arterials, collectors and most local streets in urban areas, except that sidewalks are not required along
controlled access roadways, such as freeways;

Recommended additions to the Banks Land Division Regulations
Section 152.052 (A)

(1) Provide for the continuation or appropriate pr« :ction
of existing principal streets in surrounding areas; or

(2) Confirm to a plan for the neighborhood approved or
adopted by the Planning Commission to meet a particular
situation where topographical or other conditions make
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continuance or conformance to existing streets impractical.

(3) Provide adequate pedestrian and bicycle access and circulation for all
neighborhood activity centers, including but not limited to existing an
planned schools, parks, shopping areas, transit stops and employment
centers.

(4) Sidewalks, 1 mter strips, and bicycle lanes shall be installed in
conformance with the street standards of this section and the Comprehensive
Plan. Maintenance of sidewalks and planter strips in the right-of-way is the
continuing obligation of the adjacent property owner. Bikeways shall be
required along arterials and major collectors. Sidewalks shall be required

along arterials and collectors.
OAR 660-012-0045(3)(b)(C)

(C Cul-de-sacs and other dead-end streets may be used as part of a development plan, consistent with
the purposes set forth in this section

No recommended additions to the Banks Zoning Code or Land Division Regulations

OAR 660-012-0045(3)(b)(D)

(D) Local governments shall establish their own standards or criteria for providing streets and
accessways consistent with the purposes of this section. Such measures may include but are not
limited to: standards for spacing of streets or accessways; and standards for excessive out-of-direction
travel

Recommended additions to the Banks Land Division Regulations

See Recommendations for Section 152.053 (2)

OAR 660-012-0045(3)(b)(E)

(E) Streets and accessways need not be required where one or more of the following conditions exist:
Physical or topographic conditions that make a street or accessway connection impracticable,
Buildings or other existing development on adjacent lands physically preclude a connection now or in
the future, and where streets or accessways would violate provisions of leases, easements, covenants,
restrictions or other agreements existing as of May 1, 1995.

Recommended additions to the Banks Land Division Regulations

Section 152.053 Blocks

1. All local and collector streets that stub into a development site shall be
extended within the site to provide through circulation unless prevented by
environmental or topographical constraints, existing development patterns,
or compliance with other standards in this code. This exception applies
when it is not possible to redesign or reconfigure the street pattern to provide
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required extensions. Land is considered topographically constrained if the
slope is greater than 15% for a dis*~—~e of 250 feet or more. In the case of
environmental or topographical cc=~*ints, the mere presence of a constraint
is not sufficient to show that a street connection is not possible. The applicant
must show why the environmental ~ topographic constraint precludes some
rer~~—able street connection.

Street Connectivity and Formation of Blocks. In order to promote efficient

vehicular and pedestrian circulation throughout the city, subdivisions and

site developments of more than two (2) acres shall be served by a connecting
network of public streets and/or accessways, in accordance with the
following standards (minimum and maximum distances between two streets
or a street and its nearest accessway):

a. Residential Districts: Minimum of 100 foot block length and maximum of
[600] length; maximum 1,400 feet block perimeter;

b. Main Street Area: Minimum of 100 foot length and maximum of 400 foot

length; maximum 1,200 foot perimeter;

¢. General Commercial Districts: Minimum of 100 foot length and
maximum of 600 foot length; maximum 1,400 foot perimeter;

d. Not applicable to the Industrial Districts;

. Pedestrian/bicycle accessway Standards. Where a street co~=~ction in

conformance with the maximum block length standards in subsection 4 is
impracticable, a pedestrian/bicycle accessway shall be provided at or near
the middle of a block in lieu of the street connection. The City may also
require developers to provide a pedestrian/bicycle accessway where a cul-
de-sac or other street is planned and the accessway would connect the streets
or provide a_connection to other developments. Such access ways shall
conform to all of the following standards:

a. Pedestrian/bicycle accessways shall be no less than ten {10) feet wide and
located within a right-of-way or easement allowing public access and, as
applicable, emergency vehicle access;

b. If the streets within the subdivision or neigchborhood are lichted, all
accessways in the subdivision shall be lighted. Accessway illumination
shall provide at least 2-foot candles;

c. A right-of-way or public access easement provided in accordance with
subsection b that is less than 20 feet wide may be allowed on steep slopes
where the decision body finds that stairs, ramps, or switch-back paths are
required;

d. All pedestrian/bicycle accessways shall conform to applicable ADA
requirements;
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e. The City may require landscaping as part of the required accessway
improvement to buffer pedestrians from adjacent vehicles, provide that
landscaping or fencing adjacent to the accessway does not exceed four (4)
feet in height; and

f. which may be modified by the decision body without a variance v en the
modification affords greater convenience or comfort for, and does not
compromise the safety of, pedestrians or bicyclists.

4. Connections within Development. Connections within developments shall be
provided as required in subsections a-c, below:

a. Walkways shall connect all building entrances to one another to the extent
practicable;

b. Walkways shall connect all on-site parking areas, storage areas, recreational
facilities and common areas, and shall connect off-site adjacent uses to the site
to the extent practicable. Topographic or existing development constraints

may be cause for not making certain walkway connections; and

c. Large parking areas shall be broken up so that no contiguous parking area
exceeds three (3) acres. Parking areas may be broken up with plazas, large

landscape areas with pedestrian access ways (i.e., at least 20 feet total width),
streets, or driveways with street-like features, Street-like features, #~= *»2
purpose of this section, means a raised sidewalk of at least 4-feet in width, 6-
inch curb, accessible curb ramps, street trees in planter strips or tree wells, an
pedestrian-oriented lighting.

OAR 660-012-0045(3)(c)

(c) Where off-site road improvements are otherwise required as a condition of development approval,
they shall include facilities accommodating convenient pedestrian and bicycle travel, including
bicycle ways along arterials and major collectors

Recommended additions to the Banks Land Division Regulations
Section 152.052

(P) Off-Site Road Improvements. Where off-site road improvements are otherwise
required as a condition of development approval, they shall include facilities
accommodating convenient pedestrian and bicycle travel, including bicycle ways along
arterials and major collectors.

OAR 660-012-0045(3)(d)

(d) For purposes of subsection (b) “Safe and convenient” means bicycle and pedestrian routes,
facilities and improvements, which: are reasonably free from hazards, particularly types or levels of
automobile traffic which would interfere with or discourage pedestrian or cycle travel for short trips,
provide a reasonably direct route of travel between destinations such as between a transit stop and a
store, and meet travel needs of cyclists and pedestrians considering destination and length of trip;
considering that the optimum trip length of pedestrians is generally Y4 to V2 mile.
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No recomr nded additions to the Banks Zoning Code or Land Division Regulations

OAR 660-012-0045(3)(e)

(e) Internal pedestrian circulation within new office parks and commercial developments shall be
rovided through clustering of buildings, construction of accessways, walkways and similar

techniques.

Internal pedestrian circulation is addressed through the section to be added into the Banks
Land Division Regulations under Section 152.053 Blocks (4).
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CITY OF BANKS COMPREHENSIVE PLAN
AMENDMENTS TO UPDATE URBAN GROWTH
BOUNDARY, TRANSPORTATION PLAN AND

RECREATIONAL LAND NEEDS
OCTOBER 2010

INTRODUCTION

In 2008 the City of Banks was awarded a Transportation and
Growth Management (TGM) grant administered jointly by the
Oregon Department of Transportation (ODOT) and the Oregon
Department of Land Conservation and Development (DLCD).
The city had previously updated its 20-year population forecast
and adopted plan amendments updating the long term
residential land needs in compliance with Goal 10, as well as
dete; 1ining its future commercial/industrial land needs

consistent with Goal 9.

The TGM grant funded planning studies that enabled the City to
evalu e expansion of the UGB in compliance with state rules
and statutes regarding Goal 14. The TGM grant also provided
for a transportation study to develop a Transportation Systems
Plan ( SP) that would satisfy the requirements of the Oregon
Transportation Planning Rule (TPR) pertaining to Goal 12.

As provide: in the grant program guidelines, a professionz
consulting firm (CHZM HILL) was retained to perform the study
project work tasks. A Technical Advisory Committee (TAC) was
forme to review and comment on draft materials prepared by
the project consultant prior to public presentation. The TAC
members included agency representatives from DLCD, ODOT,
Clean Water Services, Banks School District, Banks Fire District
#13, and the Washington County Sheriff’s Office.

Oppor inities for citizen participation regarding project
consultant work products were provided though a series of five
community review meetings that were conducted on April 30,
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2009; june 18, 2009; December 17, 2009; April 29, 2010; and
October 19, 2010. The project consultant and City officials
received oral and written citizen comments which were
considered and retained in the City’s project stu / file.

PLAN AMENDMENT PROPOSAL

The subject plan amendment proposal is organized into three
parts as follows:

Part I. Urban Growth Boundary Expansion - Goal 14
Part [I: Transportation System Plan - Go: 12
Part III: Recreational Needs - Goal 8

The = oposed plan amendment documents for Parts I and II
were prepared under a TGM and City contract work program.
The Part III plan amendment was prepared separate from the
TGM study and is included as a related goal component with
Parts I and II. Each proposed plan amendment is further

discussed in the ensuing paragraphs as follows:

Part I: Urban Growth Boundary Expansion - Goal 14

The Banks Comprehensive Plan presently includes Goal 14
policy statement no. 2, which reads:

“2. he urban growth boundary will be updated and
expanded when the vacant and developable Iand within
e boundary is utilized or committed.”

The City finds that a very limited supply of vacant and
buildable land is currently available to meet future land needs.
Consit 2nt with the above policy statement, the City has
undertaken a TGM planning study process to consider
expan ng the UGB. Over the course of the study process, the
TGM project consultant, i.e., CH2ZM HILL, prepared technical
memoranda that addressed state statute and administrative rule
requirements pertaining to a UGB expansion. CH2M HILL
maintained a coordinated work effort with City officials and
TAC n mbers, plus reviewed citizen reactions regarding the

2



consultant work products that were received during five
community meetings and other meetings by the Planning

Commission and/or City Council.

As a result of the events described above, CH2M HILL compiled
a final UGB document entitled:

“City of Banks
Urban Growth Boundary Expansion Justification
Technical Report

October 2010”7

The | 3B technical report is attached as Exhibit A and explains
the : .alytical process used to determine the amount and
location of land to be located in the UGB expansion, including

the following planning components:

o opulation Forecast
o Residential and Related Land Needs

o Employment and Related Land Needs
o GB Alternatives Analysis

The UGB technical report provides written justification for the
City’s expanded UGB, especially with respect to compliance with
" ORS 197.298 (Priority Areas for UGB Expansion); OAR 660-024-
0060 3oundary Location Alternatives Analysis); and the Goal
14 Boundary Location Factors. The preferred UGB expansion
area is shown on Figure 12 “Preferred Alternative UGB Line” in
the Appendix section of the UGB technical report. Figure 13 in
the same Appendix shows proposed zoning of land in the
preferred UGB expansion area.

The existing urbanization goal, objectives, and policies
contained in the comprehensive plan remain applicable for the
most part, except for revisions to the following policies which

are hereby amended as follows:



Existing Policy 3

“3. Upon request, the City will annex lands within the
urban growth boundary when it is demonstrated that
such annexations are consistent with the
Comprehensive Plan policies, are within the capabilities
of the city’s services and facilities, and abut the city

limits.”
ded P

“3. The City will annex lands located within the expanded
Irban Growth Boundary and abutting the city limits,
subject to an affirmative electoral vote supporting the
annexation by the local citizenry and availability of

public facilities.”

Existing Policy ©

“6. The City will recognize two types of urban growth areas
within the urban growth boundary: Immediate Growth
Areas within the Urban Growth Boundary served by

ater and sanitary sewers; or specifically identified by
the City of Banks as intended for urban development
purposes within the immediate future. Immediate
Growth Areas are intended to include areas defined by

the State LCDC as Urban Land.”

Amended Policy 6

“6. The City will recognize two types of urban growth
areas: Urban Growth Boundary (UGB) served by water
¢ d sanitary sewers as specifically analyzed in the ‘City
of Banks Urban Growth Boundary Expansion
Justification Technical Report dated October 20107”;
and Urban Reserve lan ; located outside a UGB that
will provide for future expansion over a long-term

period.”



istin icy 7

“7. Future urban Areas are lands between the Immediate
Growth Boundary and the Urban Growth Boundary.
Future Urban Areas are intended to include areas
defined by the State LCDC as Urban Land. Areas in this
land use category are to maintain their rural or
agricultural character until such land is required for
urban use and has been redesignated “Immediate

Urban”.

The 3 acres located behind Oak Village Shopping
Center have been designated Future Urban because no
immediate need for development has been established
and no specific development proposals have been

submitted.”

(The growth concepts of “Immediate Growth Boundary” and

“Future Growth Boundary” are outdated and will be replaced
with the UGB and Urban Reserve concepts as described in the
amended Policy 6 above. It is also noted that the three acres
of Future Urban land located behind the Oak Village
Sh »ping Center has since been approved and constructed
for commercial development which occurred in 2003.
Therefore, Policy 7 has been rewritten as shown below.)

Amended Policy 7
“Land brought into the expanded UGB will be assigned new

comprehensive plan designations and retain existing
Co ity zoning until such time that City zoning is assigned

to eland.”

Exi: ng Policy 8

“8. Conversion of this area from Future Urban to
imediate Urban will be considered on a
( termination that a need exists for additional



immediate urban land and that adequate public
facilities and services are available to the area.”

(The “Future Urban” and “Immediate Urban” growth concepts
no longer apply as explained under Policy 7. Therefore,
Policy 8 should be deleted.

Policy 8 Deleted
Existing Policy 9

“9. Zone changes, subdivisions, and other similar
administrative action which would allow urban-
intensity development in the Future Urban Area will be
preceded by a Comprehensive Plan change to designate
the site in question as “Immediate Urban”.”

(Similar to Policy 8. the “Future Urban” ani “Immediate
Urban” growth concepts are no longer applicable, and Policy
9 should be deleted.)

Policy 9 Deleted
part II: Transportation System Plan - Goal 12

In conjunction with the UGB expansion study, CH2M HILL
prepared a Transportation System Plan (attached Exhibit B) to
serve long term planning purposes described as follows: ‘

e Develop TSP elements including a plan for streets, bike
and pedestrian facilities, street design standards, and
« velopment codes to implement OAR 660-012-045 (2)

and (3) of the Transportation Planning Rule.

- Identify solutions to provide access and circt 1ition for
Banks to improve connectivity for bikes, pedestrians
and vehicles and reduce reliance on state highways for
city-wide circulation.



« Ensure that deliverables pertaining to the city’s TSP are
consistent with adopted state, regional and local rules,

plans, and policies.

» Develop a transportation system that meets the needs
of Banks area residents and businesses, and

accommodates growth as it occurs.

The SP examined existing and future transportation conditions
and identified numerous needs, constraints and opportunities
to be addressed in achieving a safe and balanced transportation
system for Banks. Potential TSP alternatives for addressing the
needs were evaluated according to the following criteria:

» Traffic Operations

+ Safety

» obility

» Land Use

» Environmental & Social Impacts
» Support for Implementation

» Cost-Effectiveness

(See page 34 in TSP document for additional explanation.)

The TSP presents conceptual projects to address transportation
needs as identified in the analysis performed by CH2M HILL.
The following TSP text is especially important to emphasize:

“The location of projects depicted in the TSP are conceptual
in nature, and as such are intended as a guide for
development and should not be explicitly used as shown
to constrain development options in the future. The
precise location of all recommended projects should be
defined through the land development process as projects
are funded, designed, and built.

It is important to note that any modification of a
Washington County roadway proposed in this TSP is a
recommendation to Washington County that the proposed



modification be considered by the County; all such
projects would need to be evaluated through the county’s
transportation plan amendment or update process.

It is also important to note that, due to the limitations of
the traffic forecast model (which entails a necessary
conservatism), it is likely that projected adverse
operational impacts are overstated”

(Page 35, City of Banks Transportation System Plan, October
2010.)

The TSP discussed various concepts to address needs identified
in the technical analysis as follows:

o Need: Remove future volume from the intersection of -
Wilkesboro Road and OR 47.

Concept #1: Realign Wilkesboro Road.

o Need: Remove future volume from the intersection of
Washington Avenue and Aerts Road.

Concept #2: Realign Washington Avenue.

o Need: Provide a viable travel alternative to OR 6 for
traffic between Banks and the Portland metropolitan

area.
Concept #4: Install advanced warning signage.
Concept #5: Reconstruct Banks Road.

a Need: Provide increased left-turn lane storage capacity
at intersection of Main Street/Oak Way/OR 6 ramp

terminal.



Concept #6: Extend Southbound Left-Turn Lane on
Main Street at intersection with Oak Way/OR 6 ramp

terminal.

Concept #7: Extend Eastbound Left-turn Lane on OR 6
ramp terminal at intersection with Oak Way/Main

Street.

Need: Provide east-west internal circulation in Banks to
accommodate expanded urban area and reduce
reliance on state highways for intra —city circulation.

Concept #3a: Install vehicular overcrossing of railroad
from area south of Arbor village to Rose Avenue.

Concept #3b: Install vehicular overcrossing of railroad
from Sunset Avenue to new collector road on east side

of railroad.

Need: Provide north-south circulation system on west
side of Banks in UGB expansion area and access to new

land uses.

Concept #8: Construct new north-south circulator
Road in Westside Banks area between Cedar Canyon

Road and area south of Sunset Park.

Need: Provide connection from new UGB expansion
area on the west side of Banks to Main Street to provide
access and east-west circulation.

Concept #9: Construct new west extension of Wilkes
Road.

] 2ed: Provide north-south circulation system on east
side of Banks in UGB expansion area and access to new

land uses.



Concept #10: Construct new north-south circulator
Road in Eastside Banks area between Banks Road and

Washington Avenue.

o Need: Provide east-west bicycle/pedestrian circulation
system.

#1 ti : Install bicycle/pedestrian
overcrossing of railroad from area east of Banks School
complex to eastside of Banks (UGB expansion area).

oncept #11 Option B: Install bicycle/pedestrian

undercrossing of railroad from area east of Banks
School complex to eastside of Banks (UGB expansion

area).

The existing transportation Goal 12 statement, objectives, and
policies contained in the comprehensive plan remain
applicable, and include the following amendments:

a Ad¢ anew Policy 11 to read:

“11. The City will seek to implement the “Concepts” to
address needs identified in the TSP analysis and
the “Concepts” to service expanded UGB areas as
described in the City of Banks Transportation
System Plan dated October 2010.”

o Ad¢ a new Policy 12 to read:

“12. The City will enact the zoning and land division
code provisions as specified in the City of Banks
Transportation System Plan dated October 2010.”

o Amend existing Policy 5 to read:

“5. The City will maintain a street classification
system in accordance with the City of Banks
Transportation System Plan dated October 2010.”
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Background

The City Council adopted a Park & Recreation Master Plan
(PRMP) for Banks on September 11, 2007. The expressed goal
of the PRMP was: “To provide adequate parkland, recreational
facilities and opportunities for the citizens of Banks and its
visitors”. The PRMP document provided a park classification
system based on recommendations by the National Recreation
and Park Association. This classification system included
descriptions and service levels for the following categories of

parks:

Playlots

Neighborhood Playground
Neighborhood Park
Community Playfield
Major Community Park

0O 0O00OD

The PRMP contained a needs assessment that identified current
and future needs for the various park categories, along with
other plan components. Recommendations listed in the PRMP
included: “Adopt this report as a supporting document to the
City of Banks’ Comprehensive Land Use Plan.”

Park & Recreation Master Plan Update

As explained under Parts I and II above, the City has undertaken
planning studies to consider expansion of the UGB and prepare
a TSP. During the course of the UGB study process, the Quail
Valley Golf Course (QVGC) representatives have expressed
interest about including their property in the City’s expansion.
The g f course has been serving the recreational needs of
Banks residents for many years. In order to assure the long
term continuation of this recreational use, it would appear to

the City’s benefit that the golf course should be brought inside
the City boundary, i.e., included in the UGB expansion. In this
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way, the City would retain full authority regarding land use
matters involving QVGC and be fully able to maintain the

recreational use.

The appropriate review procedure involved a consideration for
updating the PRMP to show the long term need for the golf
course, consistent with statewide planning Goal 8 Recreational
Needs. The updating also included other related new and/or
revised information affecting the PRMP. A draft updated
version of the PRMP document was prepared by the professional
constu :ant firm of Cogan Owens Cogan, LLC (COC) in
coordination with City staff. The draft updated PRMP included
numerous revisions to the existing plan text, plus new
information summarized as follows:

a ‘tilizes new report format and corrects study items
such as park names.

o Adc 3 a new “Special Use” park category that is
applicable to golf courses in the park classification
discussion (page 7) and needs assessment (page 27).

o Adds new text such as “The Intertwine” section that
« »scribes a regional trail system including the Banks-
Vernonia State Trail, Council Creek Regional Trail and

Turf to Surf Trail (page 15).

a Provides a detailed discussion about the operation and
¢ tivities of QVGC and how the facility is helping to
meet the current and long term recreation needs of the

community (pages 22-23).

o Updates the population projections to year 2029 for
consistency with the UGB population forecast year

(page 26).

a Adds new text in the conclusions and recommendations
section recognizing that QVGC be included under the
Special Use category for helping to satisfy large area
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recreation and open space needs long term; and
recommending that the UGB be amended to include
QVGC for the same purpose of protecting and
preserving the land for golf course use.

The Planning Commission reviewed the draft PRMP during a
public hearing on September 28, 2010. After much discussion
and « 1e consideration of the draft plan, the Commission voted
unanimously to refer the updated PRMP to City Council with a
recommendation to adopt the document. In addition, the
Commission recommended by unanimous motion to City
Council that the updated Park & Recreation Master Plan be
include as a Goal 8 Recreational Needs amendment with the
upcoming UGB and TSP legislative plan amendment proposal;
and include the QVGC site as part of the UGB expansion.

The City Council conducted a public hearing regarding the
updated PRMP on October 12, 2010. The Council reviewed the
draft document plus two letters of support from the Banks
School District 13 an« Banks Chamber of Commerce. After
discussion and deliberation, the Council voted unanimously to
approve the Planning Commission recommendations as follows:

o Adopt the updated Park & Recreation Master Plan.

o Incorporate the updated Park & Recreation Master Plan
as a Goal 8 Recreational Needs amendment with the
upcoming UGB and TSP legislative comprehensive plan
amendment proposal; and include the QVGC site as

part of the UGB expansion.

The final updated Park & Recreation Master Plan document is
attached as Exhibit C.1. COC and associates have prepared
findings in support of the Goal 8 comprehensive plan
amendment as shown in the attached memorandum dated
September 7, 2010 (Exhibit C.2.); and findings that address
state statute and administrative rule requirements for including
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the QVGC site with the UGB expansion as shown in the attached
memorandum dated September 15, 2010 (Exhibit C.3.). A map
showing the “City of Banks UGB Expansion including Quail
Valley Golf Course” is attached as Exhibit C.4.

The existing objectives and policies for Goal 8 Recreational
Needs contained in the comprehensive plan remain in effect or
are amended and include additional policies as follows:

“Objectives: a. Community parks and outdoor recreation
areas should be protected, encouraged

and enhanced.

b. Development of pedestrian and bicycle
pathways and trails should be promoted.”

“F Icies: 1. The City will plan community recreation
facilities in conjunction with existing and
planned school facilities so that they
complement each other in function.

2. Proposed recreation facilities will be
evaluated by how well they meet the
needs of the community at large and
provide opportunities for handicapped,
elderly, low-income, and young people.

3. Priority will be given to local needs.

4. The City will work with community groups
in identifying specific sites, site
development plans, and financing
strategies for recreational facilities.

5. The City will coordinate with and
encourage the Banks Sunset Park
Association Inc., Quail Valley Golf Course
and Banks School District regarding the
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continued use of these recreational
facilities by city residents.

. The City recognizes the Quail Valley Golf
Course as a recreation resource that meets
current and long-term recreation needs.

. The City will add the Quail Valley Golf
Course to the City’s UGB, and upon
annexation to the City include it in the
Community Facilities Zone in order to
protect and preserve it as an open space
and recreation resource for city and state
residents and visitors.

. The City will amend the Community
Facilities Zone by removing the restriction
on its applicability to publicly owned
facilities, thereby facilitating inclusion of
Sunset Park and Quail Valley Golf Course
within the Zone and its restricted uses.”
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