
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

<paa> YA

NOTICE OF ADOPTED AMENDMENT

10/01/2012

TO: Subscribers to Notice of Adopted Plan
or Land Use Regulation Amendments

FROM: Plan Amendment Program Specialist
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Jurisdiction: Washington County Local file number: Ordinance No. 753 

Date of Adoption : 9/18/2012 Date Mailed: 9/21/2012 

Was a Notice of Proposed Amendment (Form 1) mailed to DLCD? [2:1 Yes D No Date: 7/6/2012 

[2:1 Comprehensive Plan Text Amendment D Comprehensive Plan Map Amendment 

D Land Use Regulation Amendment D Zoning Map Amendment 

D New Land Use Regulation D Other: 

Summarize the adopted amendment. Do not use technical terms. Do not write "See Attached". 

The Banks UGB expansion was deemed acknowledged in 2011. In response, Ordinance No. 753: removed the 
properties and natural resources brought into the UGB from the Rural/Natural Resource Plan and added them 
to the Comprehensive Framework Plan for the Urban Area; removed existing rural land use designations and 
re-designated the properties as Future Development 10 Acre (FD-1 0); and updated the Washington County-­
Banks Urban Planning Area Agreement text and Exhibit A map. 

Does the Adoption differ from proposal? No, no explaination is necessary 

Plan Map Changed from: AF-5,EFU,AF-20,R-COM to : Future Development 10 Acre (FD-10) 

Zone Map Changed from: n/a to: n/a 

Location: See attached map and table Acres Involved : 247 

Specify Density: Previous: various New: 1 unit /10 ac 

Applicable statewide planning goals: 

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 

~~~D~D~DDD~~D~DDDDD 
Was an Exception Adopted? D YES [2:1 NO 

Did DLCD receive a Notice of Proposed Amendment. .. 

35-days prior to first evidentiary hearing? 

If no, do the statewide planning goals apply? 

If no, did Emergency Circumstances require immediate adoption? 

DLCD file No. ___________ _ 

[2:1 Yes 

DYes 
DYes 

DNo 

DNo 

DNo 

houcka
Typewritten Text
009-12 (19411) [17184]



Please list all affected State or Federal Agencies, Local Governments or Special Districts: 

Washington County, City of Banks 

Local Contact: Anne Elvers, Associate Planner 

Address: 155 N. First Avenue, Suite 350 

City: Hillsboro Zip: 97123-
anne _ elvers@co.washington.or.us 

Phone: (503) 846-3583 Extension: 

Fax Number: 503-846-4412 

E-mail Address: 

ADOPTION SUBMITTAL REQUIREMENTS 
This Form 2 must be received by DLCD no later than 5 working days after the ordinance has been signed by 

the public official designated by the jurisdiction to sign the approved ordinance(s) 
per ORS 197.615 and OAR Chapter 660, Division 18 

1. This Form 2 must be submitted by local jurisdictions only (not by applicant). 

2. When submitting the adopted amendment, please print a completed copy of Form 2 on light green 
paper if available. 

3. Send this Form 2 and one complete paper copy (documents and maps) of the adopted amendment to the 
address below. 

4. Submittal of this Notice of Adoption must include the final signed ordinance(s), all supporting finding(s) , 
exhibit(s) and any other supplementary information (ORS 197.615 ). 

5. Deadline to appeals to LUBA is calculated twenty-one (21) days from the receipt (postmark date) by DLCD 
ofthe adoption (ORS 197.830 to 197.845 ). 

6. In addition to sending the Form 2 -Notice of Adoption to DLCD, please also remember to notify persons who 
participated in the local hearing and requested notice ofthe final decision. (ORS 197.615 ). 

7. Submit one complete paper copy via United States Postal Service, Common Carrier or Hand 
Carried to the DLCD Salem Office and stamped with the incoming date stamp. 

8. Please mail the adopted amendment packet to: 

ATTENTION: PLAN AMENDMENT SPECIALIST 
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT 

635 CAPITOL STREET NE, SUITE 150 
SALEM, OREGON 97301-2540 

9. Need More Copies? Please print forms on 8Yz -1/2xll green paper only if available. If you have any 
questions or would like assistance, please contact your DLCD regional representative or contact the DLCD 
Salem Office at (503) 373-0050 x238 or e-mail plan.amendments@state.or.us. 

http ://www .oregon .gov /LCD/forms.shtm I Updated December 30, 2011 



Washington County Ordinance No. 753 

1 Feet 

Land Use Districts _ AF-1 0 I _ AF-20 - R-COM 

FD-10 - AF-5 - EFU 

City of Banks 

~ Subject Areas 



Banks UGB Expansion Affected Properties 
Ordinance No. 753 
Washington County 

TLID AREA (sq.ft) AREA (sq.ft) OWNER1 

2N3300001500 21882.70707 0.50 CHILSON DAVID MELVIN & 

2N331 CC04000 86025.43908 1.97 PARTAIN JIM LIVING TRUST 

2N331 D002200 117898.727 45 2.71 RIEDESEL RONALD K 

2N331 CD06600 171544.33952 3.94 HERINCKX DANIEL P & PHYLLIS E 

2N331 D002300 61902.09885 1.42 OREGON STATE OF 

2N331 CD06500 99547.80512 2.29 EVERS GENEVIEVE M TRUSTEE 

2N331 D002500 58386.53840 1.34 BURLINGTON NORTHERN INC 

2N331CD06400 157205.99292 3.61 HERINCKX ROGER & CINDI 

2N331 D002400 166006.42258 3.81 KEMPER WARREN E & REBECCA V 

2N331D002100 23846.8341 0 0.55 O'CONNOR SARA LYNN 

2N331D002800 19503.00071 0.45 SHAW SANDRA I & TOMMY D 

2N331D001900 51142.17419 1.17 HARTFORD DALE & PHYLLIS 

2N331 D002000 43877.33693 1.01 SHAW SANDRA I & TOMMY D 

2N4250002500 46455.124 77 1.07 BURLINGTON NORTHERN RR CO 

2N331 0000603 2929.51672 0.07 UNITED STATES OF AMERICA 

2N331 D001600 101383.44016 2.33 LLOYD HARLENE REV TRUST 

2N331 D001700 43500.47593 1.00 CUTRIGHT ALFREADA 

2N331 D001800 321529.06070 7.38 HERINCKX ROBERT C & DONNA J 

2N331 CC03800 186324.44541 4.28 STEPHENS JERRY L & JOAN A 

2N3300002400 57 48495.79895 131 .97 WINTERS CLEL & 

2N330CC00200 16862.25093 0.39 MCCRAW COREY & VALERIE R 

2N330CC00300 68344.96640 1.57 MERS 

2N330CC00400 55293.97798 1.27 DUYCK BENTLEY J & EILEEN M 

2N330CC00500 28509.44084 0.65 DUYCK LEOLA M REV LIV TRUST 

2N4250002300 27230.87191 0.63 STOCKER RICK R & TINA L 

2N4250002400 11295.1 0962 0.26 WEST DANNIE B 

2N331 BB05600 1776.75630 0.04 BIROS ELIZABETH J & EDWARD A 

2N4360000600 5492199.29181 126.08 WOLVERINE FINANCIAL LLC & 

2N331 BB001 00 55325.04801 1.27 MEADE LEON STANLEY 

2N331 0000401 250022.74794 5.74 BECKER DONALD E & 

2N331 0000400 1090148.08452 25.03 CHRISTY RIDGE FARMS 

Partial 
UGB Full or Inclusion 
Inclusion Partial Amt. 

SITEADDR Use Type Inclusion (acres) 

14520 NW SELLERS RD Res Full nla 
42005 NW WILKESBORO RD lnd Full n/a 

41101 NW WILKESBORO RD lnd Full n/a 

41919 NWWILKESBORO RD lnd Full n/a 

lnd Full n/a 

41745 NWWILKESBORO RD lnd Full n/a 

lnd Full n/a 

41525 NWWILKESBORO RD lnd Full n/a 

41455 NWWILKESBORO RD lnd Full n/a 

41065 NWWILKESBORO RD lnd Full n/a 

lnd Full n/a 

40835 NW WILKESBORO RD lnd Full n/a 

40975 NW WILKESBORO RD lnd Full n/a 

14175 NW SELLERS RD lnd Full n/a 

lnd Full n/a 

41060 NW PACIFIC AVE lnd Full n/a 

41010 NW PACIFIC AVE lnd Full n/a 

12175 NW AERTS RD lnd Full n/a 

42155 NW WILKESBORO RD lnd Full n/a 

42095 NW BANKS RD Res Partial 1.00 

14480 NW SELLERS RD Res Full n/a 

14350 NW SELLERS RD Res Full n/a 

14230 NW SELLERS RD Res Full nla 
14170 NW SELLERS RD Res Full nla 
42585 NW CEDAR CANYON RD Com Full n/a 
42627 NW CEDAR CANYON RD Com Full nla 
191 N MAIN ST Com Full n/a 

16 Res; 
42580 NW CEDAR CANYON RD Res; lnd Partial 12.5 lnd** 

42050 NW BANKS RD Res Full n/a 

41940 NW BANKS RD lnd Full n/a 

Res Full n/a 



Banks UGB Expansion Affected Properties 
Ordinance No. 753 
Washington County 

TLID AREA (sq.ft) AREA (sq.ft) 

2N331 0000402 44861 .33083 1.03 

2N3310000403 232633.38848 5.34 

2N3310000404 1 015225.70458 23.31 

2N3310000200 858861 .92292 19.72 

2N3310000602 118931 .15650 2.73 

2N331 0000600 1387801 .52607 31.86 

2N4360000800 2112720.81201 48.50 

2N331 CA06900 388560.54000 8.92 

2N331 D0001 00 2831709.51914 65.01 

2N4360001101 922246.08744 21 .17 

2N331D000400 432915.96509 9.94 

2N331 D001 000 65136.22115 1.50 

2N331 D000700 118448.85171 2.72 

2N331 D000800 74989.65325 1.72 

2N331D000102 18793.92904 0.43 

2N331 D001290 18600.19694 0.43 

2N331D000101 39543.95396 0.91 

2N331 D001300 24092.63518 0.55 

2N331 D002600 53056.54719 1.22 

2N331 D000600 42740.98201 0.98 

2N331 D001500 15306.4 7159 0.35 

2N331 D001400 24001 .92272 0.55 

2N331 D001401 1297 4.89551 0.30 

2N331 D002700 5750.45059 0.13 

2N331 CC03900 85621 .85163 1.97 

2N331 CC03700 62227.06143 1.43 

OWNER1 

BANKS CITY OF 

SMITH KAREN J 

CHRISTY RIDGE FARMS 

JENSEN MAURICE & MARCELLA 

BANKS LUMBER CO 

VANDYKE SAMUEL J & 

WOLVERINE FINANCIAL LLC & 

QUAIL VALLEY GOLF CORPORATION 

QUAIL VALLEY GOLF CORPORATION 

VANDYKE JOINT TRUST 

QUAIL VALLEY GOLF CORPORATION 

QUAIL VALLEY GOLF CORP 

TRUSSELL JOSEPH F AND 

HUGHES ROY L & SANDRA M 

HUGHES ROY L &'SANDRA M 

HARRIS JANICE LOUISE 

QUAIL VALLEY GOLF CORPORATION 

LUNDIN FRANKLIN H & MARILYN J 

DIBLER RICHARD & SHIRLEY 

BECKER DARRYL LEONARD & 

LITILETON RICHARD L & 

REES TROY L 

PARKER CHRISTINE E/KENNETH E 

LITILETON RICHARD L & 

VANDERZANDEN STEVEN J 

PORTLAND GENERAL 

2 

Partial 
UGB Full or Inclusion 
Inclusion Partial Amt. 

SITEADDR Use Type Inclusion (acres) 

Res Full n/a 

41512 NW BANKS RD Res Full n/a 

Res Partial 19.25 

41200 NW BANKS RD . Res Partial 15.10 

lnd Full n/a 

Res Full n/a 

lnd Partial 2.10 

Res Full n/a 
7 Res; 

12565 NW AERTS RD Res; Com Partial 3Com 

- 7.12 Com; 
Com; lnd Partial 10.52 lnd 

Res Full n/a 

40995 NW WASHINGTON AVE Res Full nla 
41108 NW WASHINGTON AVE Res Full n/a 

40960 NW WASHINGTON AVE Res Full n/a 

Res Full n/a 

40800 NW WASHINGTON AVE Res Full n/a 

40755 NW WASHINGTON AVE Com Full n/a 

12345 NW AERTS RD lnd Full n/a 

40805 NW PACIFIC AVE lnd Full n/a 

41262 NW ROSE AVE Res Full n/a 

40875 NW PACIFIC AVE lnd Full n/a 

40695 NW PACIFIC AVE lnd Full n/a 

40677 NW PACIFIC AVE lnd Full n/a 

lnd Full n/a 

42085 NW WILKESBORO RD lnd Full n/a 

42311 NW WILKESBORO RD lnd Full n/a 



Banks UGB Expansion Affected Properties 
Ordinance No. 753 
Washington County 

TLID AREA (sq.ft) AREA (sq.ft) OWNER1 

2N331 0001901 47038.99142 1.08 HARTFORD DALE & PHYLLIS 
2N331 D0001 04 28572.61324 0.66 USA BUREAU OF RECLAMATION 
2N331D000103 998.23375 0.02 USA BUREAU OF RECLAMATION 

Notes 

SITEADDR 

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

3 

Partial 
UGB Full or Inclusion 
Inclusion Partial Amt. 
Use Type Inclusion (acres) 

lnd Full n/a 
Com Partial 0 .02 
Com Full n/a 



Banks UGB Expansion Affected Properties 
Ordinance No. 753 
Washington County 

Residential 

. . . . · . .··• ~n)t. ;~R~¢, ~?,.r~,U,~?t\;· . 
TLIO .• ·. . . ·.· lntoUGB;(actes) 
2N3300001500 0.50 
2N3300002400 1.00 
2N330CC00200 0.39 
2N330CC00300 1.57 
2N330CC00400 1.27 
2N330CC00500 0.65 
2N3318B00100 1.27 
2N3310000400 25.03 
2N3310000402 1.03 
2N3310000403 5.34 
2N331 0000404 19.25 
2N3310000200 15.10 
2N3310000600 31 .86 
2N331CA06900 8.92 
2N331 0000400 9.94 
2N331 0001 DOD 1.50 
2N331DOD0700 2.72 
2N331DDDD800 1.72 
2N331DDDD102 0.43 
2N3310001290 0.43 
2N3310000600 0.98 
2N4360000600 16.00 

~$l111!• • ''. 7 .00 

rr:~:r,.: .. :~~~: r:-r. ~{fT., ;'~~-:.-..~~~~f 

2N331 00001 04 
2N331 00001 03 
2N4250002300 
2N4250002400 
2N331 8805600 
2N331D0001 00 
2N43600011 01 7.12 
~~~~~-1;\;~~~~~~f'RWS~0tf~'i~;-f;1i~1~ 

4 
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AGENDA 

WASHINGTON COUNTY BOARD OF COMMISSIONERS 

Public Hearing - First Reading and First Public Hearing 
Agenda Category: Land Use &Transportation; County Counsel (CPO 14) 

Agenda Title: PROPOSED ORDINANCE NO. 753 -AN ORDINANCE 
AMENDING ELEMENTS OF THEW ASHINGTON 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 (UP AA) 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-1 0) 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. wash ington.or. us!LUT /Divi sions/LongRangePiann ing/20 12-land-use-ordi nances.cfm 

On August 15, 2012 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 prior to the hearing. 

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

DEPARTMENT'S REQUESTED ACTION: 

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

COUNTY ADMINISTRATOR'S RECOMMENDATION: 

I concur with the requested action. 

Agenda Item No. 4.c. 

ADOPTED Date: 09/18/12 
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BEFORE THE BOARD OF COUNTY COMMISSIONERS 

FOR WASHINGTON COUNTY, OREGON 

ALD 
JUL - 6 2012 

Wa~hfngton eo• 
County Clerk 

4 ORDINANCE 753 

An Ordinance Amending the 
Washington County- Banks Urban 
Planning Area Agreement, and Updating 
the Rural/Natural Resource Plan, and the 
Comprehensive Framework Plan for the 
Urban Area to Reflect the Amendments 

5 

6 

7 I The Board of County Commissioners of Washington County, Oregon ("Board") ordains as 

8 I follows : 

9 I SECTION 1 

10 A. The Board recognizes that the Banks Urban Planning Area Agreement of the 

11 I Washington County Comprehensive Plan was adopted by way of Ordinance No. 307 and was 

12 I 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 I readopted with amendments, by way of Ordinance No. 307, with portions subsequently amended by 

15 I Ordinance Nos. 342, 383, 411,412,458, 459, 462, 480, 482, 499, 539, 547, 572, 574, 578, 588, 

16 I 598,606,609,615,628,630,631,637,643,648,649,653,662,671,686, 733,and740. 

17 c. The Board of County Commissioners of Washington County, Oregon, recognizes 

18 I that the Comprehensive Framework Plan for the Urban Area element of the Comprehensive Plan 

19 I (Volume II) was readopted with amendments on September 9, 1986, with portions subsequently 

20 I amended by Ordinance Nos. 343, 382,432, 459,471,480,483,516,517, 526, 551 , 555,561, 571, 

21 I 572,588,590,598,608-610,612-615,620,624,631,632,637,643, 649,662,666,669,671,683, 

22 I 686,694, 712, 726,730,732, 733 , 739,742,744 and 745. 

Page 1 -ORDINANCE 753 
WASHINGTON COUNTY COUNSEL 

155 N . FIRST A VENUE, SUITE 340 
HILLSBORO, OR 97124 

PHONE: 503 846-87 47- FAX: 503 84(KI636 

12-4865 



1 D. Subsequent planning efforts of Washington County indicate there is a need for an 

2 I update of the Washington County - Banks Urban Planning Area Agreement and corresponding 

3 I updates of associated maps in the Rural/Natural Resource Plan and the Comprehensive Framework 

4 I Plan for the Urban Area to show the Urban Growth Boundary expansion area for the City of Banks 

5 I deemed acknowledged in 2011 . The Board further takes note that such changes are for the health, 

6 I 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 I Land Use and Transportation has carried out its responsibilities, including preparation of notices, 

9 I and the County Planning Commission has conducted one or more public hearings on the proposed 

10 I amendments and has submitted its recommendations to the Board. The Board finds that this 

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

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

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

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

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

18 I Comprehensive Plan. 

19 I SECTION 2 

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

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

22 I Agreement of the Washington County Comprehensive Plan: 

Page 2- ORDINANCE 753 
WASHINGTON COUNTY COUNSEL 
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1 A. Exhibit 1 (2 pages)- amending the Rural/Natural Resource Plan Land Use Districts to 

2 reflect 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 

5 Map A, Future Development Areas, and Map B, Goal 5 Resources for Future 

6 Development Areas; and 

7 C. Exhibit 3 (10 pages)- amending the Washington County- Banks Urban Planning 

8 I Area Agreement. 

9 I SECTION 3 

10 I All other Comprehensive Plan provisions that have been adopted by prior ordinance, which 

11 I are not expressly amended or repealed herein, shall remain in full force and effect. 

12 I SECTION 4 

13 I All applications received prior to the effective date shall be processed in accordance with 

14 I ORS 215.427. 

15 I SECTION 5 

16 I If any portion of this Ordinance, including the exhibits, shall for any reason be held invalid or 

17 I unconstitutional by a body of competent jurisdiction, the remainder shall not be affected thereby and 

18 I shall remain in full force and effect. 

19 I SECTION 6 

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

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

22 I Ordinance, including deleting and adding textual material and maps, renumbering pages or sections, 

Page 3 -ORDINANCE 753 
WASHINGTON COUNTY COUNSEL 
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HILLSBORO, OR 97124 

PHONE: 503 846-8747- FAX: 503 846-8636 

12-4865 



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

2 I conform to the Washington County Comprehensive Plan format. 

3 I SECTION 7 

4 1 This Ordinance shall take effect thirty (30) days after adoption. 

5 ENACTED this __!B_ day of.Seoteoo bee , 2012, being the l sf 
I 

reading and 

6 I -is±- public hearing before the Board of County Commissioners of Washington County, Oregon. 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

ADOPTED 

READING 

First ....s·e~t~VY\ 'ne-f I ~ ) d.-o I <3-
Second -----------­
Third ------------­
Fourth ------------­
Fifth ----------------------

M41i'f'ou)s K.l, Sc..hoLtten 
VoTE: Aye: Ouyc.k J Bo€) ers ;--rex r~ 
Recording Secretary: BC-\.rbctt"CL 1-\'D -t-mltneK 

BOARD OF COUNTY COMMISSIONERS 
FOR WASHINGTON COUNTY, OREGON 

~w 
CHAIRMAN l/ 

{3~._ Jck_;~ 
RECORDINGSEC~TARY 

PUBLIC HEARING 

0 e..p-\- e__V\'\ b ex I <3 ! 'd-. .o I d-. 
Second 
First 

----------------------
Third -----------------------
Fourth ------------­
Fifth -------------

Nay: ------------------------
Date: ~ - \ S ·- \ a... 
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Ordinance No. 753 
Exhibit 1 

July 5, 2012 
Page 1 of 2 

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

identified below: 

Remove from Rural/ Natural Resource Plan 

abcdef Proposed additions 
a9eeef Proposed deletions 

City of Banks 



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: 

Remove significant natural resource 

abcdef Proposed additions 
abGGef Proposed deletions 

City of Banks 



Ordinance No. 753 
Exhibit 2 

July 5, 2012 
Page 1 of 2 

Policy 41 , Urban Growth Boundary Expansions, of the Comprehensive Framework Plan for the 
Urban Area is amended to reflect the following changes to Map A, Future Development Areas: 

Add as FD-10 to Future Development Lands map 

abcdef Proposed additions 
aaeaef Proposed deletions 

City of Banks 



Ordinance No. 753 
Exhibit 2 

July 5, 2012 
Page 2 of 2 

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

Development Areas: 

0 

-. Add as Water Areas and Wetlands 

Add as Water Areas and Wetlands & Fish and Wildlife Habitat 

abcdef Proposed additions 
aBeOOf Proposed deletions 



Ordinance No. 753 
Exh ibit 3 

July 5, 2012 
Page 1 of 10 

The Washington County- Banks Urban Planning Area Agreement is amended to reflect the 
following : 

Washington County- Banks 
Urban Planning Area Agreement 

THIS AGREEMENT is entered into by WASHINGTON COUNTY, a political subdivision in the 
State of Oregon, hereinafter referred to as the "COUNTY", and the CITY OF BANKS, an 
incorporated municipality of the State of Oregon, hereinafter referred to as the "CITY". 

WHEREAS, ORS 190.010 provides that units of local government may enter into agreements 
for the performance of any or all functions and activities that a party to the agreement, its 
officers or agents, have authority to perform; and 

WHEREAS, Statewide Planning Goal #2 (Land Use Planning) requires that City, County, State 
and Federal agencyJ. and special district plans and actions shall be consistent with the 
comprehensive plans 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 requesting acknowledgment of compliance to submit an agreement setting forth the 
means by which comprehensive planning coordination will be implemented; and 

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

1. A site-specific Urban Planning Area within which both the COUNTY and the CITY 
maintain an interest in comprehensive planning; 

2. A process for coordinating comprehensive planning and development in the Urban 
Planning Area; and 

3. A process to amend the Urban Planning Agreemenk and 

WHEREAS. the CITY'S urban growth boundary (UGB) was expanded and deemed 
acknowledged 2011 ; 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 CITY'S Urban 
Reserve Study Area. within which Urban Reserves will be designated through a cooperative 
process between the COUNTY and CITY subject to Oregon Administrative Rule (OAR) 660, 
Division 21 . 
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The Urban Planning Area mutually defined by the COUNTY and the CITY includes the 
area designated on Exhibit "A" to this agreement. 

II. 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 small 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 shall 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 implementing 
regulation : 

a. The CITY or the COUNTY, whichever has jurisdiction over the 
proposal , hereinafter the orig inating 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 
tha.o.t 45 days prior to the final hearing on adoption . The specific 
method and level of involvement shall be finalized by 
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"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. If, at the time of ~notificationee of a proposed 
action, the respond ing 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 final izing. Unless otherwise agreed to in a 
"Memorandum of Understanding", the responding agency shall 
have ten (1 0) 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 respond ing 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 respond ing 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 final actions taken. 

B. Development 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 
whQiBR 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 !§_not be-limited to , small tract zoning or 
comprehensive plan amendments, conditional or special use permits, 
individual subdivisions, partition§ffi§- or planned unit developments, 
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variances, and other similar actions requiring a quasi-judicial hearing 
process. which is quasi judicial in 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 (1 0) 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 orig inating 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 
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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 date 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. 

b. 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. 

c. 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. 

D. The 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 
orderly, logical and based upon a mutually agreed upon plan. 

1. For land with COUNTY rural plan designations which have been included 
inside the UGB, or land with the FD-1 0 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 II.A.2. of this UPAA. The urban designations adopted by the 
CITY will not become effective and development of land 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. 

Ill. Special Policies 

A. Definitions 

1. Urban Growth Boundary means the area within which urban development will 
occur as represented in the City of Banks' Comprehensive Plan. The CITY is 
responsible for comprehensive planning within the Urban Growth Boundary. 

2. Area of Interest means the area adjacent to but outside of the existing Urban 
Growth Boundary which the CITY has identified as the most logical area for 
urban expansion should a need be demonstrated. The COUNTY is 
responsible for comprehensive planning and development actions within the 
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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 lands 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. 

GQ. The CITY and COUNTY may cooperate in planning for urban facil ities . 

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

&E 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 IV of this agreement. 

IV. 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. 
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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 following 
procedures shall be followed by the CITY and COUNTY: 

a. If inconsistencies noted by both parties cannot be resolved in the 
review process as outl ined 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 every two (2) years to evaluate the 
effectiveness of the processes set forth herein and to make any amendments. 
The review process shall commence two (2) years from the date of execution 
and shall be completed within 60 days. Both parties shall make a good faith 
effort to resolve any inconsistencies that may have developed since the previous 
review. If, after completion of the 60 day review period inconsistencies still 
remain, either party may terminate this Agreement. 

V. Th is agreement shall become effective upon full execution by the COUNTY and CITY 
and shall then repeal and replace the Washington County- Banks Urban Planning Area 
Agreement dated January 10, 2002. The effective date of this Agreement shall be the 
last date of signature on the signature pages. 
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IN WITNESS WHEREOF the parties have executed this Urban Planning Area 
Agreement on the date set opposite their signatures. 

CITY OF BANKS 

By 
Mayor 

WASHINGTON COUNTY 

By 
Chair, Board of County Commissioners 

By~---------------------------
Recording Secretary 
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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. 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 (UP AA) by incorporating changes made to the urban growth boundary 
(UGB) surrounding the city of Banks. Ordinance No. 753 also applies the Future 
Development -10 Acre District (FD-1 0) designation to areas added to the Banks UGB. 

As required by ORS 197.615, post acknowledgment comprehensive plan amendments (e.g., 
amendments made to the County's Comprehensive Plan after it was acknowledged by the State 
Department of Land 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 consistent with the applicable Statewide Planning Goals, Oregon Revised 
Statutes, State Administrative Rules and the applicable provisions of Washington County's 
Comprehensive Plan. 

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

Attachment: Resolution 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 ADMINISTRATOR'S RECOMMENDATION: 

I concur with the requested action. 

KO Ja~ 1Ca Agenda Item No. S.c. 
Date: 09/18112 



1 IN THE BOARD OF COUNTY COMMISSIONERS 

2 FOR WASHINGTON COUNTY, OREGON 

3 

4 

In the Matter of Adopting 
Legislative Findings in Support 
of Ordinance No. 753 

) 
) 
) 

RESOLUTION AND ORDER 

No. I a- '1 (o 

5 I This matter having come before the Washington County Board of Commissioners at its 

6 I meeting of September 18, 2012; and 

7 I It appearing to the Board that the findings contained in Exhibit "A" summarize relevant facts 

8 I and rationales with regard to compliance with the Statewide Planning Goals, Oregon Revised 

9 I Statutes and Administrative Rules, and Washington County's Comprehensive Plan relating to 

10 I Ordinance No. 753; and 

11 I It appearing to the Board that the findings attached as Exhibit "A" constitute appropriate 

12 I legislative findings with respect to the adopted ordinance; and 

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

14 I on August 15, 2012, made a recommendation to the Board, which is in the record and has been 

15 I reviewed by the Board; and 

16 I It appearing to the Board that, in the course of its deliberations, the Board has considered the 

17 I record which consists of all notices, testimony, staff reports, and correspondence from interested 

18 I parties, together with a record of the Planning Commission's proceedings, and other items submitted 

19 I to the Planning Commission and Board regarding this ordinance; it is therefore, 

20 I RESOLVED AND ORDERED that the attached findings in Exhibit "A" in support of Ordinance 

21 I No. 753 are hereby adopted. 

22 

23 

24 

25 

26 

27 

28 

DATED this 18th day of September, 2012. 

AYE NAY ABSENT 
DUYC~ ..:L_ . -

SCHOUTeN +­
MAUNOWSKI ~-
A~5ij~D AS QBM; 

TERRY -

M~ 

BOARD Of COUNTY COMMISSIONERS 
FOR WASHINGTON COUNTY, OREGON 

~~ 
Chairman U 

--13aA)raALv de;~~ 
Recording Secretar/d 



EXHIBIT A 

FINDINGS FOR ORDINANCE NO. 753 
RELATING TO AMENDING THE WASHINGTON COUNTY RURAL/NATURAL 
RESOURCE PLAN, COMPREHENSIVE FRAMEWORK PLAN FOR THE URBAN 
AREA AND THEW ASHINGTON COUNTY- BANKS URBAN PLANNING AREA 
AGREEMENT 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 
Planning Area Agreement (UPAA) to incorporate changes made to the urban growth boundary 
(UGB) ofBanks. In April2011, the City of Banks ("city") adopted Ordinance 2011-04-01 , 
which amended the UGB surrounding Banks. The expansion of the UGB was not appealed and is 
deemed acknowledged 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 -04-01 are included in the record of the county ordinance proceedings and 
provide both an adequate factual basis and a thorough explanation of compliance with the state 
goals. 

Incorporated in the findings for Exhibit A 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 

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 
respect to each amendment. The Board of County Commissioners (Board) finds that the Goals 
apply 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 are 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 the 
State of Oregon to be in compliance with these requirements. The county follows 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 Goal 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. In addition, Chapter X of the County Charter sets forth specific requirements for citizen 
involvement during review and adoption of land use ordinances. Washington County utilized 
these requirements 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 
growth boundary. The city coordinated with both county and the Oregon Department of Land 
Conservation and Development (DLCD) staff 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 
Rural/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 Council 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 amendments are in compliance with Goal 3 and are consistent with the county ' s 
acknowledged policies and standards for protecting agricultural lands identified under Goal 3. 

GoalS - Open Spaces, Scenic and Historic Ar eas 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 ofthe Rural/Natural Resource Plan and various sections ofthe 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 (PAP As) initiated on or after September 1, 1996 when 
the PAP A 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 PAP A 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 
Policy 41's Goal 5 Resources for Future Development Areas map of the Comprehensive 
Framework Plan for the Urban Area. No changes were made to the locations of the significant 
natural resources or the policies and standards applied to them. Therefore, plan compliance with 
Goal 5 is maintained with amendments made by Ordinance No. 753. 

Goal 7- Natural Disasters and Hazards 
Policy 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 Future 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 locations 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 , 26, 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 in the urban and rural areas of unincorporated Washington County. The 
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Community 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 
Acre District (FD-1 0). Per the Washington County- Banks UPAA, this designation will remain 
on those properties and development may not occur until they have been annexed to the city. The 
UP AA 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). 

Goal14- 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 41 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 Development - 10 Acre District (FD-1 0). 

The City Council ofBanks adopted Ordinance 2011-04-01 in April2011 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 the Comprehensive 
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Framework Plan for the Urban Area. This designation is given to unincorporated portions of 
cities where the cities are the only available source for urban services. The FD-1 0 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 from the Rural/Natural Resource Plan to Policy 41's Significant Natural Resources 
for New Urban Areas map. 

Ordinance No. 753 amended the Rural/Natural Resource Plan to remove areas added to the urban 
growth boundary of Banks. Those areas were added to the Future Development Areas Map in the 
Comprehensive Framework Plan for the Urban Area and were designated Future Development -
10 Acre District (FD-1 0). Significant natural resource designations for the new urban areas were 
removed from the Rural/Natural Resource Plan. 

The Washington County - 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 2011-04-01 . 

Plan compliance with Goal14 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. 
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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 201 0 

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 201 0 

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 Goal1 0, as well as 
determining its future commercial/industrial land needs consistent with Goal 9; and 

WHEREAS, the City of Banks was awarded a Transportation and Growth Management (TGM) 
grant administered jointly by the Oregon Department of Transportation (ODon 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 Goal14; 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 Banlrs Urban Growth Boundary Expansion Justification Technical Report" 
dated October 2010 (Exhibit A); and 

WHEREAS, the CH2M IDLL 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) (Goal14land 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, 2010 to consider the Part I plan amendment proposal and, based on the findings 
and analyses contained in the CH2M HILL justification technical report, unanimously adopted a 

ORDINANCE NO. 2011-04-01 
Page 1 of2 



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 HITL 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 TIIEREFORE, THE CITY OF BANKS ORDAINS AS FOLLOWS: 

a 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). 

a 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. 

a 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). · 

BROUGHf BEFORE the Banks City Council on March 8, 2011. 

ADOPTED BY the Banks City Council on April12, 2011. 

EFFECTIVE: This Ordinance becomes effective on May 12, 2011. 
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Summary ofVotes: 
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Mark Gregg 
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I. 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. 

Background 
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 this process, and the concurrent analyses that were performed. 

The analyses and process performed to identify appropriate land for UGB expansion were 
done in accordance with applicable state laws and regulations. Analyses and procedural 
steps performed 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. 

The 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. 

The UGB location analysis section of this report addresses the current Preferred Altemative 
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 refinement 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 memorandums produced during the process. 
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II. UGB Expansion Analysis Process 

Population Forecast 
In 2004, the City of Banks adopted a 20-year population (2024) forecast of 3,739, which was 
also approved by the Washington County Board of Commissioners. Upon beginning the 
UGB expansion analysis in 2009, the City needed to update its population forecast to reflect 
a 20-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 
660-024-0030, which were developed for smaller cities in Oregon such as Banks. Appendix B 
provides correspondence between the City of Banks, Washington County, and the 
Department of Land Conservation and Development (DLCD) documenting state-mandated 
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 in the County1s 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 

2028 4,459 

2029 4,660 
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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 GoallO, OAR 660 Division 
8. The Residential Land Needs Analysis adopted in 2005 included the following state­
mandated elements that were conducted according to the methodology provided in ORS 
197.296: 

• Housing Type & Density Study 

• Housing Needs Analysis Study 

• Residential Buildable Lands Inventory 

The City included a residential lands supply I 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 20081 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 provisions, this section of the report updates the 2024 population and land 
needs forecasts (both residential and employment lands) to 20292. This section also 
addresses land use law issues related to updating the residential land needs forecast. 

Update of Residential Land Needs 
To update the Banks residential land needs analysis to year 2029, City of Banks staff utilized 
the same state-provided modeP 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 I demand comparison calculation performed as part 
of the updated City of Banks 2029 Residential Land Needs Analysis resulted in a need for 
123.7 net buildable acres for residential land needs. Complete 2029 residential land needs 
analysis model results are provided in Appendix D. 

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

2 It is important to note that this update is for land needs (demand) only, and that the supply of buildable residential and 
employment lands remains the same as was calculated in the previous Banks residential and employment land inventories 
performed in 2005. 

3 Housing Needs Model (Version S) 
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Table 2: City of Banks 2029 Residential Land Needs Analysis Update 

Buildable lands Inventory for Housing (net buildable acres) 

lDSP RS HDSFI R2.5 HDMP MU' Total 

Current UGB Acres 86.8 3 .5 90.3 

Acres in Use 73.8 3.5 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% 

Existing Units per Acres in 
5.85 16.57 6.34 Use 

Land Needed by land Use Type (net buildable acres) 

LDSF R5 HDSF R2.5 HDMF MU Total 

Acres Needed 45.7 58.5 20.7 4.9 1.9 4.9 136.6 
fPWit-

New Acres Needed 45.7 45.6 20.7 4.9 1.9 4.9 

' Proposed 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 
buildable 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. 
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Minimum Residential Density Standards 

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

Table 3: Cfty of Banks Minimum Residential Density Standards 

Zone 

Low Density Single Family (LDSF') 

Single Family Residential (RS) 

High Density Single Family (HDSF') 

Multi-Family Residential (R2.5) 

High-Density Multi-Family Residential tHntviP} 

Mixed Use (MU'): 

Minimum Density Standard 

6 dwelling units per net buildable acre 

8 dwelling units per net buildable acre 

10 dwelling units per net buildable acre 

17 dwelling units per net buildable acre 

24 dwelling units per net buildable acre 

10 dwelling units per net buildable acre 

' Proposed zoning district to be adopted into Banks Zoning Ordinance subsequent to adoption of UGB 
expansion amendment into Banks Comprehensive Plan 

Manufactured Dwelling Park Units 

In the 2024 Residential Land Needs Analysis (see Appendix C), the model used by the City 
of Banks to calculate residential land use needs, and the subsequent 2029 update (which 
utilized the same 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 
limitations4, and 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 a conditional use in both of its existing residential zones. In concurrence with 
the UGB Comprehensive Plan amendment process, the City of 13anks will be amending its 
Zoning Ordinance to permit manufactured dwelling park units outright in all residential 
zones aside from the R2.5 and HDMF zones5. In addition to being allowed outright in the 
existing R.S zone, 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 this report to project the need for one manufactured dwelling park (36 units)6 
to be located in the existing R.S zone (see Table 3) by the year 2029. This projection is based 
on the likely demand for such a use, including consideration of historic demand (which has 

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

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

6 It is anticipated that the projected manufactured dwelling park would likely be approximately 4 acres in size (this is one acre 
larger than the minimum 3-acre City of Banks Code standard for manufactured dwell ing parks). The number of dwelling park 
units is based on this acreage size (4) multiplied by the R.5 zone minimum density standard the City will be adopting (9); the 
result is 36 manufactured park dwelling units. 
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been zero). This required a reallocation of housing units in Template 18 (as shown in Table 
3), but does not affect the overall 2029 projected number of needed residential acres. 

Single-Family Attached Units 

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

In order to provide all types of needed housing, including Single-Family Attached housing, 
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 11 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 overall2029 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: 

o 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 Model Development Code and User's Guide for Small Cities, Oregon TGM Program, 2"d edition , Page 1-35. 
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Table 4: City of Banks 2029 Projected New Housing Units by Land Use Type9 

LDSP R5 HDSP R2.5 HDMP MU1 Other Total 

Single Family 
284 474 45 0 0 0 0 803 

Detached Units10 

-- ---··---- --- •· 

Manufactured 
Dwelling Park 0 36 0 0 0 0 0 36 
Units 

Single Family 
0 0 161 0 0 0 0 181 Attached Units .. 

Duplex Units 0 0 0 19 0 0 0 19 

~ 

Tri-& Quad-plex I 0 'o ,; 

0 30 7 
j 

0 0 37 Units 

---· 
5+ Multi-Family 

I 0 0 I 0 37 37 49 ; 0 ~I"; 123 Units ' 

Total Units 
234 510 226 86 45 49 0 1,199 Needed 

' Proposed zoning district to be adopted into Banks Zoning Ordinance following adoption of UGB expansion 
amendment into Banks Comprehensive Plan 

4.2.2 Housing Mix/Density 

OAR 660, Division 024 (Urban Growth Boundaries) was recently amended in March 2009. 
The revised rules contain a "Housing Mix and Density" safe harbors for urban jurisdictions, 
which include recommended percentages for housing types in three categories: low-density 
residential, medium-density residential and high-density residential. 11 The recommended 
housing mix is based on the coordinated 20-year population of the city. For Banks, the 
applicable safe harbor mix is: 12 

• Maximum 60% Low Density Residential 
• Minimum 20% Medium Density Residential 
• Minimum 20% High Density Residential 

9 This table is an amended revision of Template 18 from the 2029 Residential Needs Analysis (Appendix B). This revision is 
being performed in accordance with DLCD guidance so as to be in accordance with applicable State land use law. 

10 Includes manufactured dwellings on individual lots or parcels. 

11 OAR 660-024-0040(8) and Table 1 (as amended March 2009). (Table 1 is attached to this report as Appendix F) 
12 This safe harbor mix is for jurisdictions with 20-year population forecasts between 2,501 and 10,000 persons; Banks' 20-
year population forecast is 4,660. 
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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 model13 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 Residential 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 Analysis 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: RS, HDSF, 
andMU. 

• 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 would be categorized in the safe harbor housing mix as 
high density residentiaJ: 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 RS units+ 226 HDSF units+ 49 MU 

units) 
• 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 Housing Needs Model (VersionS) 
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Table 5: Housing Mix 

Low Density Residential 

Div. 24 Safe Harbor Mix 60% 

Proposed Banks Mix' 23% 

Medium Density 
Residential 

20% 

65% 

1 Based on the model used in the Banks 2029 Residential Land Needs Analysis 

High Density 
Residential 

20% 

12% 

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 below14: 

(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/and; 
(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; 
(f) 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 ofnonresidentialland. 

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

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 RS 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 fee t/dwelling 
Conversion: 22.1 x 43,560 = 962,676 square feet 
Allowed dwellings: 193 (962,676 I 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 f eet/dwelling 
Conversion: 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 Subdiv ision Densiht 
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 f eet 
Allowed dwellings: 164 (818,928 I 5,000) 
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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 dwelling 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 for 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 City 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) Provisions 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 or easing of approval standards or procedures; 

Finding: As shown in 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 whether 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 residential lots inside the 
current UGB are mostly built out, and, as noted in regard to the PUD, nearly half the 
residential area of the city includes higher-density uses. 
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Secondly, all vacant parcels inside the existing UGB are in the RS zone. Per the Banks 
Zoning Ordinance, the RS zone currently allows taxlots to be developed at a minimum of 
5,000 square feet. This translates into 8.72 dwelling units allowed per acre under current 
zoning, which is slightly higher than the proposed RS 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 
residential acres. Therefore, the identified residential land acres needed is based on a 
density allowance in the RS zone that is already on par with the proposed RS 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). 

(/) Redevelopment and infill strategies; 

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

(g) 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/and. 

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 relates 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. 
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Employment and Related Land Needs 
• In 2005, the City adopted the Banks Economic Opportunities Analysis and Economic 

Development Strategy15 (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 I demand comparison. Based on the "low growth rate" demand scenario in the 
EOA, the supply j demand comparison calculation indicated that 89.67 new acres of 
buildable employment land will need to be added to the Banks UGB to accommodate 
the estimated need16. (Note: the City of Banks, in coordination with the Department of Land 
Conseroation 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. 

• 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 for 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 to update employment land needs from 2024 to 2029. 

However, an adjustment needs to be made prior to updating the employment land needs 
forecast. The 2005 EOA added 15 acres to the "Community Facilities" category of 
employment land demand forecast17. Because the residential lands safe harbor utilized in 

15 Banks Economic Opportunities Analysis and Development Strategy, ECONorthwest, May 2005 
16 See Table 4-6 of Banks Economic Opportunities Analysis and Development Strategy, p 4-10 (2005) 
17 See Banks 2005 EOA, page 4-8 
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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 use the population growth rate established in accordance 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 defined1B. . 

Table 6: Citv of Banks 2029 Emo/1 dsAnal · - - ·- · - -- - -- - - - - -------- - - . . - - -- -- - - - --- - - - . -- -- SIS 

Community 
Commercial Industrial 

(buildable supply = (buildable supply = Facilities (no Total 
buildable supply Total Net New 

1.07 acres) 0.96 acres) allocation) 
Total Buildable Buildable Demand 

Supply Acres 

Year Demand Surplus Demand Surplus Demand Surplus Needed 
(Deficit) {Deficit) (Deficit) 

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 5.42 5.42 87.53 2.03 85.50 

2028 11.78 10.71 

I 
74.02 73.06 5.66 5.66 91 .47 2.03 89.44 - -· ~ 

2029 12.31 11 .24 77.35 76.39 5.92 5.92 95.58 2.03 93.55 
,.;:; 

• 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). 

-

• 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. 

1 B Banks 2005 EOA land use subtypes assumed 
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UGB Alternatives Analysis 
The application of ORS 197.298 (Priority Areas for UGB Expansion), OAR 660-024-0060(1), 
and the Goal14 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 course 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 rationale for the allocation of industrial, commercial, and residential lands in the 
Preferred Alternative 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 in a compact fashion, the study area was developed by creating a square half-mile 
buffer using geographic information systems (GIS) software. This study area was confirmed 
with the City of Banks and the Department of Land Conservation and Development 
(DLCD). As shown 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 taxlots 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. 

(I) When considering a UGB amendment, a local government must determine which land to 
add by evaluating alternative boundary locations. This determination must be consistent 
with 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) If the 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. 

c) 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 1 
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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/ower 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. 

• 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) 

Single Family (RS) 

High Density Single Family (HDSF) 

Multifamily (R2.5) 

High Density Multifamily (HDMF) 

Mixed Use (MU) 

Subtotal of Residential Land 

25% for Parks, Schools, and 
Transportation Facilities 

Total Estimated Acres of Residential Land Needed 

45.70 

45.60 

20.70 

4.90 

1.90 

4 .90 

123.70 

30.93 

154.63 

Note: Some of these residential land use classifications are not yet included in the City of Banks Development 
Ordinance. 
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TABlES 
Summary of Economic Land Need 2009-2029 

Type Acres Needed in Planning Period 

General Commercial (C) 

General Industrial (I) 

Subtotal of Economic Land 

Transportation Facilities 

Total Estimated Acres of Economic Land Needed 

11.24 * 

76.39* 

87.63 

5.92 

93.55 

For the purposes of determining a precise number of acres for commercial versus industrial land with regard to 
allocating Transportation Facility acres, the percentage of commercial versus industrial land (as part of the entire 
subtotal of economic land needed) was derived: commercial is 13.83% of the subtotal, industrial is 87.17% of the 
subtotal. A commensurate allocation of the 5.92 transportation facility acres was then performed, resulting in an 
overall need for 12 acres of commercial land and 81.55 acres of industrial land. 

ORS 197.298 Priority Areas for UGB Expansion 
The location criteria in Goa114 require a comparative evaluation of potential UGB 
expansion areas that can reasonably be expected to meet identified needs. In determining 
which lands to consider generally for UGB expansion, State statute provides a specific list of 
priorities that cities must follow. This list is found in ORS 197.298(1): 

(J) In addition to any requirements established by rule addressing urbanization, land may 
not be included within an urban growth boundary except under the following priorities: 

a) First priority is land that is designated urban reserve land under ORS 195.145, rule 
or metropolitan service district action plan.· 

b) If land under paragraph (a) of this subsection is inadequate to accommodate the 
amount of land needed, second priority is land adjacent to an urban growth 
boundary that is identified in an acknowledged comprehensive plan as an exception 
area or non-resource land. Second priority may include resource land that is 
completely surrounded by exception areas unless such resource land is high-value 
farmland as described in ORS 215. 710. 

c) If land under paragraphs (a) and (b) of this subsection is inadequate to accommodate 
the amount of/and needed, third priority is land designated as marginal/and 
pursuant to ORS 197.247. 

d) If land under paragraphs (a) to (c) of this subsection is inadequate to accommodate 
the amount of land needed, fourth priority is land designated in an acknowledged 
comprehensive plan for agriculture, forestry, or both. 

(2) Higher priority shall be given to land of/ower capability as measured by the capability 
classification system or by cubic foot site class, whichever is more appropriate for the 
current use. 

Finding: The Banks study area has no land that has been designated urban reserve under 
ORS 195.145, rule, or metropolitan service district action plan. The Banks study area also has 
no land designated by Washington County as marginal land, pursuant to ORS 197.247. 
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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 4lands are designated by Washington 
County as Exclusive Farm Use (EFU). Figure 2, provided at the end of this report, shows 
parcels within the study area that are designated as Priority 2 exception areas and Priority 4 
resource areas. All of the Priority 2 Exception lands were proposed for definite inclusion 
into the expanded Banks UGB. 

Priority 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) Land oflower priority under subsection (1) of this section may be included in an urban 
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 
c) 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 Services20, indicates that these urban services can 
reasonably be provided to all exception area land in the study area at a comparatively 

2° 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 
expansion to exception areas in Banks Study Area on April16, 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 hmd 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. 

****** 

Regarding ORS 197.298(2), Figure 3 shows the soil capability class designations21 of 
resource lands in the study area. Figure 3 is provided at the end of this report. 

OAR 660-033-0020(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 II. 

OAR 660-033-0020(8)(c) is also applicable to Banks and defines further soils as "high value 
farmland" : 

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

(A) Subclassification IIIe, specifically, Bel/pine, Bornstedt, Burlington, Briedwell, 
Carlton, 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 lllw, specifically, Concord, Conser, Cornelius, Variant, Dayton 
(thick surface) and Sifton (occasionally flooded) ; 

(C) Subclassification IVe, specifically, Bel/pine Silty Clay Loam, Carlton, Cornelius, 
Jory, Kinton, Latoure/1, Laurelwood, Powell, Quatama, Springwater, Willakenzie 
and Yamhill; and 

(D) Subclassification JVw, 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; Quatarna 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 Resources Conservation Service (NRCS) Soil Capability Classifications: 
http:/fsoils.usda.gov/technical/classification/ 
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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 4lands 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 report). These parcels, 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 ORS 
197.298(2) total123.6 acres. Because the acreage required for UGB expansion exceeds the 
amount of land within the study area designated as Priorities 1-3 and 11lower 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 11 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 4land. 

The following sections detail the process and analyses performed to identify and acconnt for 
the total amonnt of industrial, commercial, and residential land needs for the expanded 
UGB. As described, 123.6 acres of Priority 2 and "lower capability" Priority 4lands 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, commerciat 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 Goal14 UGB location factors 
of Goal14, 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 Goal14 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 the presence of 100-year floodplain, is provided as Figure 6, located at the end 
of this report. 

2. Orderly and economic provision of public facilities and services 
This location factor favors the inclusion of lands that are estimated to have relatively 
lower combined costs of public infrastructure (e.g. transportation; sewer; water) for the 
respective development of residential and economic (industrial, commercial) uses. Based 
on this location 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 

c) 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 Banks 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 
facilities while continuing to accommodate users inside the existing UGB and; 

• 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 staft 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 (especially for short trips) as a key tool 
for reducing congestion and creating a sustainable overall transportation system. 

Although 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 floodplain intended 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 this UGB Factor. 

3. 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) 
c) Provide impetus for economic growth 
d) Promote the social well-being of the Banks conununity 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 automobile 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 commercialfretail property or industrial/job 
center property and the overall geographic social and economic cohesiveness of bringing 
groups of parcels into the expanded UGB as a particular type of use (e.g. residential) . 
This assessment also considered the direct economic and social concerns that were raised 
at public meetings and through comment forms received by City staff. Strong desires to 
include land 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 "lower 
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 high 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) 

2. Tax Lot # 2N4360001101 
3. Tax Lot# 2N331D000600 
4. Tax Lot# 2N331D000400 
5. Tax Lot # 2N331CA06900 
6. Tax Lot# 2N3310000600 
7. Tax Lot # 2N3310000401 
8. Tax Lot # 2N331BB00100 
9. Tax Lot # 2N3310000400 

4. Compatibility of the proposed urban uses with nearby agricultural and forest activities 
occurrihg on farm and forest land outside the UGB 'l 

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 highest 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 
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4. Tax Lot# 2N331CA06900 
5. Tax Lot # 2N331D000400 
6. Tax Lot # 2N331D000600 
7. Tax Lot # 2N3310000402 
8. Tax Lot # 2N3310000403 
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 brought 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 high value farmland/Priority 4 parcels 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 expressed 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 1land 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 immediately 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 
expanded UGB as industrial land in accordance with the City of Banks Aspirations 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 into the expanded UGB as residential land (this land currently has single­
family residences on it). 

The contiguous 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. 

Mter 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 located 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 6/0R 47 
Interchange (south of Sunset Park) 

• 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 11 is provided at the end of this report. 

Assessment to Satisfy Commercial Land Needs 
The Banks EOA identified a need to add approximately 12 acres of commercial land 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 commercial 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 would 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 comer 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 
commercial development to serve that part of the city in the future when the east side of 
Banks becomes developed. 

• The three small tax lots located in the triangle of land between Cedar Canyon Road and 
OR47 

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 that 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 residential 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 Goal14 
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 

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

• The two parcels south of the triangular Quail Valley Golf Course parcel (noted in bullet 
above) and adjacent to the railroad right of way 

• 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" between the northern edge of the existing UGB and the exception parcels slated 
for inclusion as residential further north along the east side of Sellers Road. 

Subsequent to the inclusion of the above lands as residential, there still remained a need to 
allocate approximately 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 bring into the expanded 
UGB- the two parcels in the area southwest of the OR 6/0R 47 Interchange or the parcels 
abutting the northwest side of the Quail Valley Golf Course. The reason this Planning 
Commission/City Council deliberation was needed was that both of these areas were 
roughly equal in 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 recommend 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 which 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 logical compact 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 residential UGB expansion lands are shown on Figure 11 (Preferred 
Alternative) . 

Preferred Alternative UGB Expansion Parcels 
Parcels that would 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 UGB line under the proposed Preferred Alternative for UGB expansion is shown 
on Figure 12, provided at the end of this report. 
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Zoning Allocation to UGB Expansion Lands 
Analysis was performed to allocate the predetermined zoning district classifications (see 
Table 4 of this report). Proposed zoning allocations were submitted to DLCD, ODOT, 
Washington County, and the City of Banks and were presented to the public on April29, 
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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Ill. 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). 

Goa/1: Citizen 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 coo:r:.dination and project technical deliverables review by 
the project TAC over a 2-year period. All public hearings and community meetings were 
advertised in the 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, 2009: 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 

- Description of UGB location analysis alternatives analysis process; Planning 
Commission 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 

- Planning Commission and City Council members provided feedback on potential 
UGB expansion areas 

• April 30, 2009: 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. 

• 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. 

• June 11,2009: Banks Planning Commission/City Council 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 

a 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. CH2MHILL began 
conducting reanalysis to address outstanding issues and develop new/ revised UGB 
expansion alternatives in October of 2009. 

• 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. 

• 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 

report) 

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

• April29, 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 memb_er 
agencies 
Community group exercise regarding the allocation of zoning districts 

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

• 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 this 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 residential 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 Goal1. 

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. 
• 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, 

ECON orthwest, 2005 
• Draft Banks Water Master Plan, Kennedy /Jenks Consultants, 2009 
• Draft Sanitary System Master Plan, Clean Water Services, 2009 
• Draft Sanitary System Master Plan, Clean Water Services, 2009 
• 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 Comprehensive 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. 

36 



Conclusion: The City has complied with state requirements for land use planning per 
Statewide Land Use Planning Goal2. 

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.22 

There are no federal or state designated hazardous waste sites in the proposed UGB 
expansion. 23 

Of Envirorunental Cleanup Sites reported on Oregon Department of Environmental 
Quality1s website, there were no sites identified in the proposed UGB expansion area or on 
land adjacent to it.24 

There is one creek 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 Plarming Goal 6. 

22 Nonattainment and Maintenance Areas in Oregon as reported on the Oregon DEQ website: 
http://www.deq.state.or.us/aq/agplanning/index.htm#control 

23 CERCUS database: http://www.epa.gov/superfund/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: 

• Require permits for all floodplain development (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 floodplain 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 levels. 

• 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 Planning 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 will 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 proposal 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 660-009) require cities to complete and economic opportunities analysis and a 
buildable lands inventory (BLI) for commercial and industrial development. The 
Banks EOA presents the results of the economic opportunities analysis and a BLI. 

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 Land Use Planning Goal9. 

Goal10 Housing 
To provide for the housing needs of citizens of the state. 

Response: A primary purpose of the proposed UGB expansion and map amendment is to 
provide sufficient 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 Residential 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: The City has complied with state requirements for housing per Statewide Land 
Use Planning Goal10. 
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Goal11 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 could 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 being 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 Goalll. 

Goal12 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 Goal12 - Transportation. The City retained CH2M 
HILL to conduct a transportation planning assessment and alternatives evaluation. This TSP 
will 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, 2009J, 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. 
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Goal13 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 will 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 emissions, 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: The City has complied with state requirements for energy conservation per 
Statewide Planning Goal13. 

Goal14 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 land, 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 Goal14 and all associated 
State administrative rules and implementing statutes. 

Conclusion: The City has complied with state requirements for urbanization per Statewide 
Land Use Planning Goal14. 
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IV. Conformance with 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) lnfi/1 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/and 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 
UGB expansion project was performed in accordance with Washington County 
Comprehensive Plan Policy 13, which mirrors Statewide Planning Goal14 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/and 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 community. 
c. The City should give priority to residential and light industrial/and 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 Goal14 
in propose, and which this report has already addressed. 
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Conformance with Banks Code of Ordinances 
The existing Banks 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" to be carried out in accordance with ORS 197.296(9) is described in Section II of 
this report. 

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

Banks Urban Growth Boundary Alternatives Analysis 

This appendix presents the UGB alternatives process and analy,ses 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 with state law. 

***** 

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 Oean Water Service Sewer and 
Stormwater Plans. 

2. Orderly and 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 

public services 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.1 

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 agricultural 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 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 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 UGB has excellent access to 
Highway 6 as an appealing size range of existing_ leg_al taxlots that would be 

1 Banks Transportation Network Plan (1999} 

2 Banks Transportation Network Plan (1999) 
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attractive for small-to-medium sized industrial uses. 

The UGB expansion lands northwest of the Highway 6 entrance/ exit road 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. 

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

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 within 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. Where the expanded UGB abuts agricultural uses, this land will be zoned for 

Compatibility larger-lot residential development. This may be the case along the western 

of proposed boundary of the UGB expansion area located to the southwest of the current UGB 

urban uses with and along the northern boundary of the UGB expansion area northeast of the 

nearby current UGB (north of Banks Road). 

agricultural and 
forest activities 
occurring on 
farm and forest 
outside the 
UGB 

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 
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(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. 

All alternatives presented include OR 6 and OR 47 right of way and the OR6/0R 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, 
2009. 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 11 Alternative 
2" with some modifications as the Preliminary Preferred Alternative (PPA). 

Banks staff presented the four UGB expansion alternatives and Planning Commission PP A 
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 PP A 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 
and 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. 

• Taxlot 2N4360001101: this taxlot is located immediately northwest of the OR 6/0R 47 
interchange. The rationale for the partial inclusion of this taxlot was discussed earlier in 
this memorandum in the 11 Assessment of Commercial Lands" section. 

• 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 flood way. 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 2N3310000201 and 2N331D000100: 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). Quail 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 expanded UGB reflects their development preferences. The City is amenable to these 
preferences. 

• Taxlot 2N331000404: this taxlot is located just north of the Quail Valley Golf Course. This 
partial lot inclusion 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 PREFERRED ALTERNATIVE RATIONALE 

1. Efficient The UGB expansion area strategy is well suited to provide for efficient accommodation of a 
accommodation of variety of residential, industrial, and commercial needs. 
identified land 
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 
transportation facility. 

Efficient accommodation of identified land needs will also be achieved by facil itating 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. 

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). 

2. Orderly and The residential expansion area to the east of the current UGB includes a proposed "South 
economic Banks secondary access" that would connect from the Banks Estates/Arbor Village area on 
provision of public 

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

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 

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-friend ly' 
community facility development (e.g. ball fields, recreation trails). Two exception land 

Environmental 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 (1 999) 

4 Banks Transportation Network Plan (1999) 
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By bringing in all available exception lands 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 farmland 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 alternative strategy avoided bringing in the potentially sensitive hillside lands 
northeast of the city. 

The UGB expansion strategy removed from consideration all parcels that were entirely 
located within the 1 00-year floodplain . 

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. 

Energy 
The proposed mix of residential, employment, and commercia/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. 

Future industrial-type activity on the UGB expansion land 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 UGB has excellent access to Highway 6 

Economic 
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. 

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. 

Social 
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 

I 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 As noted earlier, the preferred alternative prioritized non-high value farmland for inclusion in 
proposed urban the expanded UGB. Additionally, the majority of the expansion lands do not directly abut 
uses with nearby working farmland. Where the expanded UGB does abut agricultural uses, this land will be 
agricultural and either be zoned for larger-lot residential development or include a green buffer between 
forest activities development and the nearby farm practice. This can be easily accomplished in all of the 
occurring outside instances where abutment does occur. 
the UGB 
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The Banks Planning Commission/City Council PPA was forwarded for review by DLCD, 
ODOT, 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 6/0R 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 PP A 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 PP A 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. 

***** 

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 Management (TGM) program grant contract to assess changes 
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 to revise the PP A. 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 

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

• 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 UGB 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 a result 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 
PP A as a baseline, and discusses changes compared to that alternative. 

"Map 1: Current Alternative" 
• The industrial acres that were previously shown on the taxlot located southwest of 

the OR 6/0R 47 interchange have been reallocated to the area east of OR 47 /south of 
Wilkesboro Road. 

• The amount 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. 

• 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. 

• 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 inunediately east of the railroad 
has been included (previously only 3.7 acres of this taxlot were included). 

• The "thumb" configuration on the QVGC has been removed. DLCD review of the 
previous 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) land in a manner that leaves distances or gaps between areas slated for 
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inclusion; an exception would perhaps be allowed if the City had earlier identified 
and adopted a specific need for residential golf course housing. 

o As a result 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 storm water treatment system on 
the property. 

2) 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" 
Map 3, shown in Attachment 7, would be the same as Map 1, with three exceptions: 

1) The entire QVGC is brought in as "Open Space", pending DLCD concurrence. 

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

3) The residential acres added on the QVGC along the east side of the QVGC triangular 
lot are removed ~ 

**** 

The aforementioned three maps were presented at a Community Meeting in Banks on 
December 17,2009. Based on comments received from the public as well as City Council and 
Planning Comntission representatives, a modified version of Map 1, "Map 1 Modified" (see 
Attachment 8), was created which reallocated the industrial 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, 
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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 
illustrative purposes by the consultant to clarify that the parcels located southwest of the OR 
6/0R 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. Reallocate the 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 sh~wn 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 
was reached 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 called 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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Attachments to Appendix A 
Attachment 1: 

Attachment 2: 

Attachment 3: 

Attachment 4: 

Attachment 5: 

Attachment 6: 

Attachment 7: 

Attachment 8: 

Attachment 9: 

"First-Cut" UGB Expansion Strategy (April, 2009) 

UGB Expansion Alternatives (May, 2009) 

Preliminary Preferred Alternative (PPA) Gune, 2009) 

PPA: Reallocation of Industrial Land Gune, 2009) 

"Map 1: Current Alternative" (December, 2009) 

"Map 2" (December, 2009) 

"Map 3" (December, 2009) 

"Map 1 Modified" (December, 2009) 

"Map 4" 
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Updated 20-Year Population Forecast 

City of Banks 

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

The safe harbor 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 the 2024 Banks forecast (3,739), multiply the population number by 4.5 percent 
and add the value to the previous year total for each year to 2029. 

Population 
Year Forecast 

2024 3,739 
2025 3,907 
2026 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/POX 
-- --~--

From: Gloria Gardiner [Gioria.Gardiner@state.or.us) 

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

To: KJ Won; Ross P Kevlin 

Cc: Pennington, Kirsten/PDX; Hoffmann, Michael/POX; Gary Fish 

Subject: Re: TGM grant for Banks UGB amendment & TSP update 

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

Gloria Gardiner I Urban Planning Specialist 
Planning Services Division 
Oregon Dept. of Land Conservation and Development 
635 Capitol Street NE, Suite 150 1 Salem, OR 97301-2540 
Office: (503) 373-0050 ext. 282 I Fax: (503) 378-5518 
glpria.gardiner@state.or.us 1 www.oregoQ.govjLCD 

>>> 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/POX 

From: 
Sent: 
To: 
Cc: 

Subject: 

Attachments: 

11 Ia -="' -

KJ Won [kjwon@mac.com] 
Wednesday, March 04, 2009 8:01 PM 
'Steve Kelley' 
KEVLIN Ross P; Jolynn Becker; Gloria Gardiner; Hoffmann, Michael/POX; FISH Gary; Jim 
Hough; Pennington, Kirsten/PDX 
Request to Adopt 20-Year Population Forecast for Banks 

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

~ lEI 
3-4-09 DLUT ATIOOOOl.txt (246 Safe Harbor Pop ATI00002.txt (246 

Ltr.doc (103 KB) 8) Update (22 KB)... B) 
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 

1 



Email Transmittal 

March 4, 2009 

Steve Kelley 
Department ofLand 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 Hoffmann, CH2M HILL 

Banks City Hall 1 00 South Main Street Phone(503)324-5112 Fax(503)324-6674 



Hoffmann, Michael/POX 

From: 
Sent: 
To: 
Cc: 
Subject: 

Attachments: 

liiilt 
1!!.1 f) 

KJ Won (kjwon@mac.com] 
Thursday, March 05, 2009 5:02 PM 
FISH Gary; Hoffmann, Michael/POX; Gloria Gardiner; Pennington, Kirsten/PDX 
Jim Hough; Jolynn Becker; KEVUN Ross P; 'Steve Kelley' 
Documentation for ORS 195.034 (3)(a) and Proceed with TGM Project 

3-5-09 Docm Memo. doc; A TT00001.txt 

3-5-09 Doan ATTOOOOl.txt (250 
Memo.doc (103 KB) B) 

Everyone, 
The attached memorandum 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 

1 



r- EMAIL MEMORANDUM 1 

TO: Gloria Gardner, DLCD 
Gary Fish, DLCD 
Kirsten Pennington, CH2M lllLL 
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 TGM project may now proceed. 

Please let me know if you have questions. 
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BANKS COMPREHENSIVE PIAN TEXT 
AMEND:MENT TO UPDATE HOUSING 

.AJ."\ID RESIDENTIAL LAND NEEDS 

1. INTRODUCTION 

Th~ City's last update of long term hou.<;ing and residential land 
nP.f'.ds occurred in 1988. l\ more recent update of the City's 
long term population foreLa~t 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 
Progra111. 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 comprehen~ive plari remain applicablP, ·a.nd are re5tatcd a'> 
follows; 

~~~: 

To increas~ and improve rhe supply of huusii1g 
commcnsura.te with the communit.y's needs." 

.Qhierrive~: . 
a. Tile City should evaluate proposals for new housing 

in terms of the 1mpact of additional number~ of 
people on the natural environment~ community 
services,. utility support systems and projected 
housing needs. 

b. Housing should be developed in ar~as .that reinforce 
and facilitate orderly and rnmpatible commttnicy 
development.. 

c. Future residential development should continue ro 
provide prospective buyers and renters with a variety 



of residential lot sizes ;md a diversity of housing 
types. 

d. Housing to accommodate senior citizen~ should be 
located witbill easy walking distance of business and 
commercial areas. 

e. Single· family reslden tial areas require .settings 
conducive to the activities and needs. of the family 
arid need to be buffered from non-residential areas 
through Jmdscapi11g or open space. 

f. !Yfobile home par.ks should blend into the residential 
landscape, with spedal altentivn given to proper site 
lot::a.tion and access. Proper access ·will enable mnbile 
homes to be moved to and from sires l"'·ithout passing 
through residential neighborhoods. 

g . . Multi-family areas should be complimentary to 
shopping, service and activity center.s by providing 
gteater pedestrian use and beneflting from the.ir 
accessible location. l and:;.caping and open space 
must be provided to reduce potential conflicts of land 
use. 

Drt.TlMn <'• 
LJ .~· 

1. Building permits will not be issued unti.l fmal plat 
approval has been given .. 

2. The City will cooperate with federal, State and 
regional agencies to help pro'V·ide for housing 
rehabilitation and other assistance to residents. 

3. The City will encourage the use of planned unit 
development consistent with stated goals, obieceives 
and policies to permit flt1xibility in housing site, 
design, and density. 

2 



4. An1endments ~ to the comprehensive plan .map and 
zoning map will be consistent wirh the City,s hou,c;J.ng 
needs pro}ecliomi (PROJECTED RESIDENTIAL USE, 
Table 3, page 40). 

5. DiscreCioi).ary approval crUeria in lhe City?s 
dthre]opmen t code may not be used to discourage 
r:eeded housing types. 

6. The City will ensure that adequate~ buildable and 
serviceahle vacant land is zoned for all needed 
housing types." 

(Source: C.ity of Banks Comprehensive Plan. amended 
April1989.) 

Policy no . ..:J. above is herehy amended to read: 

"4. Amendnlents to the co1nprehensive plan map and zoning 
map will be con-Sistent with the City's housing needs and 
reside!ltialland projections as identified in the City's 
Hou~ing Needs Analysis, which is contained in the 
APPENDIX- SF.CTJON B." 

2. lnyentox:y of Residential lands 

According to the 1988 Buildable Lands Inventory (BLI) 
. contained in the comprehensive plan, there were 42.6 
·developed acres of re~idential land and 45.0 acre~ of vacant 
residential land. The BU with respect to residential lands 
{2003) is updated as follows: 

S.F. Residential 
M.l:. Reliidential 
Total 

2003 Buildable RcsideJJtial.J.rulds. 
DevelQI>ed..&., Y.acant_~ Total .. ~ 

78 .06 
_3_._S.Q 

81.56 

3 

8.74 
(Wfi 

8.74 

86.80 
3.SQ 

90.30 



The developed acreage added to the 198R BLI occurred 
predominately In South Banks with the Arbor Village and Banks 
Estates developments. \Vith few exceptions~ the 8.74 acres 
shown as vacant single family (S.F.) residential land represent 
underutiUzed properties_ in North and Cenlral Ban]q,. These 
properties offer further development potential, i.e., infill 
development, due to large lot sizes (lot areas exceeding 10.000 
sq. ft.). 

As shown in the above tahJe, the smglc family housing category 
clearly dominates the total amount of existing residential land 
(96.1 percent). It ls noteworthy that the amount of vacant 
single family land (8.64 acres} remaining in Banks represents a 
very limited potential for meeting future housing needs. Thi.s 
circumstance i:"> even more criUcal regarding multi-family (M.F.) 
residential land, for whtch there is no remaining vacant lund 
available in Banks. 

3. HQusing and ResidentJaJ Jand Needs Analysis 

The Oregon Housing and Community Services ( OHCS) 
Deparunellt has developed a sophisticated computet mode 1 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 spreadsheets contain components such as 
templates for inputting specific data that are relevant lu a dty's 
housing and resiu(:!ntialland needs. Graphs are also provided 
for displaying mode 1 results. 

The model and its associated templates uti1ize Census 2000 dat<l 
and af(:! Jesigned to use inputted data to calculate, analyze, and 
display the housing and res1dcntial land needs for a 
community. There are up to 21 worksheet~ <.ontaining 19 
ternplalt~ and 11 graphs that perform different functions in the 
needs analysis. A detailed description of the OHCS model and 
··Housing Needs Glossary" are a.ttached in the APPENDIX -
SECTION A. 

4 



Thf" OHCS computer model was used to determine the long term 
housing and residential land needs for Banks, and the computer 
model templates and graphs are shown in St:enario Ll. which 
are attached in the APPENDlX- SEG110N 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) re~;iding in 440 
households that amount to 2.923 persons 
per household. 

Calculates projected future housing status­
estimated futur~ population ~nu huu~ing 
needs. Template 2 shows a future year 
2024 population of 3,729 persons with an 
estimateu 2. 7 5 persons per household, and 
projecting 1,360 future occupiE-d dwellings 
includtng 880 new dwellings needed. 

Indicates dwelling unit needs by tenure 
choice and affordable cost -- curre:n t 
population cohorts and their housing unit 
needs indicated by tenure and affordability. 
Templat(" 3 shmvs a wide range of dwelling 
unit needs with the largest number of 
hou~eholds (66) shown for the 25<35 age 
bracket with an annual income of $75k+ 
and having a very high homcowncrship 
tenure (86.0%). 

Indicates housing units by tenure and cost 
sum!!lary of current units indicated by 
tenure and cost. Template 4 shows the 
highest number of ownership units { 124) in 
the $212.5kl· price range and the highest 
number of rental units (30) in the $1,150-
1 7764 rental range. 

5 



Template 5: Indicates housing units needed by tenure 
and cost - summatY of current units needed 
by tenurE: and <.:ost. Template 5 
incorporates an adjustment factCJr for 
Template 4 to reflect that some households 
will choose to occupy a dwelling in a lower 
cost category than the one they can afford. 

Graphs 1 .& 2: Display current total housing needs -
graphs of current housing needs for rental 
and owneNhip units. Graphs 1 and 2 show 
the hcusing unit needs identified in 
Template 5. 

Template 6: 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 hou~ing type listed 
tor rental houSing {4b ,8%) and ownership 
housing (100.0%). 

Template 7: 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 
S91 0 - $1,149 rent range and highest 
unmet ownership need to be 81 housing 
units in the S212.5k+ price range. 

Template 8: Calculates current rental senior housing 
units needed by cost- summary of rental 
units needed by senior households aged 6 5 
to 74 and older. Template 8 shows a 
current need Jor two rental housing units 
for householder age 65 -40 and for five 
rental housing units for householder age 
75+. 

6 



(;raph 3: 

Template 9: 

Template 10: 

Template 11: 

Template J 2: 

Displays senior rental units needed a~ 
identified in Te.mplate 8 -graph of rental 
units needed for the .~enior age cohorts. 

Calculate.s future dwt!lling unit needs 
indicated by t~nure choice and affordable 
cost ·~ future population cohorts and their 
hou&ing unit needs indicated by tenure and 
affordabilit}'. Template. 9 shows 354 rental 
housing units · ana 1,006 ownership 
housing units are needed to meet future 
dwelling unit need..~. 

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

Ca.lc·ulates future housing units needed by 
tenure and cost - summary of future units 
ne·cdcd by tenure and cost. Template 11 
incorporate~ an adjustment factor for 
Template 4 to reflect that some households 
will choose to occupy a dwelling in a lower 
cost category than the one they can afford 

Calculates future housing units planned by 
housing type - ~ummary 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 ncE:dcd ( 113) are 
listed for the rent range of $910 - $1.149, 
and largest ownership units needed (359) 

7 



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

Graphs 4 & 5: Displays future total housing needs -
graphs of future total housing needs at 
price points for rental and ownership units 
as id~ntified in ~mplate 11. 

Graphs 6 & 7: Displays new housing needs - graphs of new 
dwelling units needed in future at price 
points for rental and ownership unit~. 

Graphs 6 and 7 identify the quantity of new 
rental and own~rship dwellings by price 
point needed by year 2024. (Housing 
figures are based on Template 12 tola} units 
minus current units to show new rental and 
ownership units.) 

Templa[e 13: Calculates future rental senior housing 
units needed by cost - summary of rental 
units needed by senior households aged 65 
to 74 and 75 and older. Template 13 shows 
a future need for six rental housing units 
for householdf!r age 65 -40 and for l5 
rental housing units for householder age 
7 5+ by year 2024. 

Graph 8: Displays ~cnior rental units needed ,.._ graph 
of xental units neeul.:!d for the senior age 
cohorts as identified in Template 13 

Template 14: Calculates new housing units ne{'ded by 
housing type - new dwelling units needed 
in future by tenure, prke point. and 
housing type. Template 14 shows the 
highe~t rental need to be 112 housing units 
in the $910- $1.149 rent range and highe~t 
ownership need to be 272 housing units in 
the $212.5k+ price range. The total new 

8 



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

Graphs 9 & 1 0; Displays new unit'i nf:'eded by housing type 
- graphs of new dwelling units needed ·Jn 
future by tenure.., price point, and hou~ing 
type as identified in Template 14. 

Template 15: Indicates planned housing density by local 
zoning district - land us~ types by local 
zoning district and planned density. 
Template 15 shows the planr.~.ed housing 
density by tb~ · existing two residential 
zoning l'lassification5 - 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. 

Template 16: 

The new Jand u~e types would require 
adoption of new zoning districts for Luw 
Density Single Family (LDSF), High Density 
Single Family (HDSF), High Density ~fulti­
Family (HDMF), and Mixed Use {MU) as 
shown in the template. 

lndicatcs existing housing units by land use 
type - data on curnmt housing inventory by 
land use type. Templ.1.te 16 shows the 
number and percentage of existing housing 
units by land use type. 

rn year 2000, thts 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 MF 
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Tt!mplatt! 17: 

Template 18: 

units, i.e., 88.1% vs. 11 .H%, which reflects 
the present housing pattern m Banks. 

Calculates pr•Jject~d di.'itribution of new 
housing by land usc type - anticipated 
percentage of new hou~ing unil.S by housing 
type and price point that will be bui 1 t in 
each land use type. The model assigns the 
number of units for ea(.:h housing type 
according to lower. mid and higher priced 
units. l·or example, the model assigned 93 
units to the lower priced SF unils, :24 7 units 
to the mid priced SF units, and 43 2 units to 
the higher priced SF units. 

User input~ are designated in the white 
boxes labeled as a percentage for a specified 
land usc type. For example, this analysis 
distributes higher priced SF units a~ follo\o\s: 
30% in LDSF, 50% in RS, and 20% in HDSF. 
It is agrun noted that this analysis 
contemplates new housing to be distributed 
in existing a5 well as new land use types 
that would tequire adoption by the City, 
i.e .• WSF, HOSF, HDMF, and MU. 

Calculat~s projected new housing units by 
land usc type - summary of new housing 
units by housing type and land t1se type. 
Template 18 sbows the proJected new 
housing unit3 by land use type. This 
template assigns 772 new SF units and 146 
new MF units distributed in five land use 
types by year 20.24. 1t is noted again that 
this template would require the City lu 
adopt lht! LDSF1 HDSF, HDMF, and MU land 
use types to accommodate the projected 
housing units. 

10 



Template .1 9: Calculates additional land needed by land 
use t'ype - inventory of buildable lands py 
land use type and resul ling (alt;ulatio.u of 
land use neads. This t~mplate utilfze3 the 
City's Bui1dable Lands Inventory (developed 
and vacant land acreages were adjusted to 
coindde: with 2000 Census figures) as a 
reterence point to determine current usage 
and availability of Land by existing land use 
type. 

Graph 11: 

This residential land n~ed~ analysis 
includes. the four additional land use types 
referenced in Templates 17 and 18 above. 
The following denSitY standards were used 
in thre model to calculate the '1Acre$ 
Needed71 boxes; 

Low Density Single Family (LDSF); 
SinW.~ P.<imily ResidP-ntiaJ (R5): 
High Pen~ity Single Family (HDSF}: 
Mul~i·.family Resklt!ntial (R2.5); 
High DeQSitY Multi-Family fHDMF) : 
11.1Ned Use: (MU): 

6.22 D.U.'s/Net Acre 
8.71 D.U.'s/Net Acre 

1 0.8'.1 D.U.'s/Net Acre 
17.42 D.U.'s/Net Ac.re 
2-1-.00 P.Tl!!l;/1\et Acr~ 
lt) 00 D. U .' s/Net Acre 

Th~ "Buildable Lands Inventory for 
Housing 71 table in Template 19 shows 1 3.0 
ac. nf available land under the RS land use 
type. The mod~l considers this lo be 
~urplus acreage that is deducted from the 
"Acres Needed., R5 box in the "Land Needed 
by land Use Type" table in Templat(;! 19. 
This table shows the total residential land 
needed by year 2024 to he 1 04.0 acres, and 
the amount of new land needed is ~Ll 
~ (based on the deduc.tion for 13.0 ac. 
of .MDSF surplus land). 

Displays additional acres needet.l in UGB by 
land use type - graph of land needed to be 
added to Uf~B by land usc type to 

11 



accommodate projected increa.~e in 
population as identified in T~mplate 19. 
The additional acres needed in the UGB by 
land use type are shown as follows: 

LD~F: 
RS: 
IIDSF: 
R2.5: 
HDMF: 
MU: 

34.5 acres 
31.4 acres 
15.7 acres 
4~0 acres 
1.5 acres 
4.0 acres 

In conclusion, thi~ plan te.xt amendment includes adoption of 
the OHCS model regarding tbe housing and Iesklential l~d 
need:t analysis as de.scrihed and presented in the APPtN OIX -
SECTIONS A and H, plus adopt1on of the following additional 
housing objectives and policies: 

OBJECTIVES: 

1. The City should allow <.ltvelopment of single family and 
multi-family housing at densities commensurate w1th 
future housing needs as proj~cted to year 2024. 

2. Mbced use development that incorporate new housing 
unit~ should be pernutted in suitable locations such as 
the downtown area of Banks. 

POLICIES: 

1. Provide additional land use districts in t..~e zoning 
ordinance to accommodate the needed residential 
land use types as identified in the long term (2024; 
Housing and Residential Land Nt!ed~ Analysis for 
Banks. 

2. Support new housing uniLS provided in mb:ed use 
developments on properties located in the downtown 
area of 13an ks. 
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The Housina Needs Model -Version S @ 

A Methodology and Model for Calculating and Analyzing Housing N~s 

Model Parameters Input Sheet 

Name identt~ing the- area of 1ntere~t for thiS needs analysis 

Scenario Parameters 

Date of time fi-ame of data used to defme Current Housing Status 

Date or year that represents the end of the planntng period 

Vacancy factor for ownershtp units used for thiS s.cenano 

Vacancy factor for rentaf units used for this scenarto 

Name assigned to this scenano that wm be dtsplayed on output 

City of Sanks 

April2000 

2024 

2.0% 

7.0% 

1.1 

Click on the appropnate button below to select the mortgage assumptions to be used in this model run to set 
the Ownership price points for this scenario's time period 

Mortgage rates are h1gh -\ 
\ j ti19h 

Mortgage rates are low Q Low 

Average hi.stoncal mortgage rate 
,., 
i.. '/ HISIOI:lc 

Reminder. Please usa tha Tab key to enter data and move to the next cell which will accept data. 
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Future Housing Units Planned by Housing Type o;~ 
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For City of Banks as of 2024 
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New Housing Units Needed by Housing Type .;~ 

For City of Banks as of 2024 
Sc~nario 1.1 
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: u'~t -~ ~ .• -n ~ . t-1t .. ~· ·_-~--· .. 'rr· 'l -. 0~-~ 
0 

: : o a · " · ~ - .L c- o_-:o o f.':;.,o·o· a .. e - ·· o - .o\.~ c-·. :.: ·&_ o 11 .0 · · ' · ·o o. o c 
-· ~- . -~ - - - I - . -T' • . - · H-----. 
<567k 567k<8~k 85k<1 \ 3.3k 1133k<t41 71< 1417k <21251< 2125k ... 

Price (1999 $) 

[0 Single Famriy Untts --- - .... ~ Manufactd Dwelting-Park Units ! 

:D Duplex Units D Tri-Quadplex Units 

L i• s+ Multi-Family Units 



For City of Banks 

scenario 1.1 

Template 15 
Planne(j Housina Dons ltv bv Lo~l Zonlna Dlstrlct ~ 

.. 
1
--· L.O(;.;-r·· ,..M~-

~ t.ocal Zoning Dlstrlct D811c:r;riion c;~ D$lsJty 
' 
: SinQhl F lim•l:t Reslder~•J (rulute lJ)$1'} .. LOSF a:u 
51nylc f'dlllllV~ R5 ! .71 

·&n!ll• Farnq Retlid..,&l (F'uture HOOF) .. DSF tQ 89 

·• MUIIJ.IaiNY Rellld~;AJiol R25 17 "2 

MultWamlf R~llb&I1Fulure Htwlf) HD"'F :u 
MOOd Uae (f"ubale MtJ) MU 10 

~ - " ~ ., . . ..•. ,. ' - ·· - .. ·· '"· ,._ .. - ~·" ; -~-ill!;.-~' -· ~.,. 
e""'~:.·,;;;;:;\._ :zont;llt ~~;"' lr'~ W CootlQtiC~,~ ~!!!C~: .,; .-; .. ll*: ',~: . '. ~ .. lfltrt.;. 

Template 16 
Existing Housing Units by land Use Type~ 

Housing Inventory by Land U~e Type r ----- I Exsting l.rSf J.t.5··· ' Hml" ... . ~ In<~ .r,l'fD!!W r.u • : : ~ ;~~~~:, -:;.~:":!, Tota! 

!singleF•nul'fUnits I n~~~¥ 4.~.}. - .. 1,..,: -m.;j,, ' ~~~ . -+ ~--~. •-zr. 
ManufaGtured :>welling l ;~ •,If+ ': 1 ·\~-,t 0 i 

::~n:a . r~-~~~;', 8 i -a;=: 
1-T_rJ._QU_. _,.ii_J>_~~~~i~-: l 11 '' ~ ~;,;;-
5+Mullt-hmllt Una 1 ·:;jj; -;. 40 It · 40 

ITorammu I .,••:.110 ~-~: "" -":3! +:f!k· · ," -. ~·· j l9 )~. _ ~ - - - ~ ~~~ . tr;;: , i o i~~o>>· , · ; .. ~;~ 
Percent of Exi~Sting Inventory by Land Use Type 

~S.,flleFamltyUnlts I· : ~ • 1000?0 ~ ' r-~ : .. , .-~ ~:,-r ·· -::, -
br:nufa~l!,.d o-.lltng Part _ .: .. ·• . "':' , [ ' • ~--' y-r~· ; ', h ·-. = . · ', --~-+~----·:'_, .·.~_. +-'__;--+-=-~ r Duplex Uniis . " .. . _ _1·, 1~.~ ·. ...: •. • _ ... ---:-'·~·,_.......,.,.-+,..,_---1 
% T...Ouaclplu Unlls ... it · · .. ,"'." . ~ ~~-1. · !:' 1J HlO go;,. ·. ' . ', · ,• :-' . ;· , :, .. J. . :>"!o/~ ·- ,.., · 
. '__ ,. _. .. •.• • l ~ ~ . % .~,. ~":.." \..: -~:~' . .. ..... ~ • ....:;;:4 ..;;.:.,.:,._...;_ 

%~MultJ.FilrrilyOnlt!l ; · . •· ;:.1()0.~ :. ~ .. :~;·. j: ''... _: .· .: .. , .. . '~., . 1~~ 
%TOUIUIIJIS :-;;0':.; !!&~ •. :·· OOOli· 11_~~-f · a.~~-~ ..:_ _<Hi"_;; j . : ? :~,.--r ·O~~: j 00~1 1· · 1:lQ-~ 
~ :=j t'llbel cr datadiP'S~~~'rfOrd:t~a.;~lemeot 

- · · 111l1..1lecl del$ on local zon.ng, pro)AOted d'IIIS!y, and exil!tin~ 1nvent.ry of housing by zonr11g 
_:_ ____ _ A nulll~~E« prt'dii(".HI h)' U'lo> nod&t retectlng the date 85SUJnpbur.& ctld eati.,,,.l~!.IISed 



For City of Banks as of 2024 

Scen·ario 1.1 

lemplate 17 
Projected Distribution of New Housing by .Land Use TyJlG f} 

$11J11Ie Family Uni~ I All Un_IW ~In 
LO$F W.inR$ %n• I . HDSF ,;_ In R2.! 

!LowerF'ril:41<11 1~-~~j 25% l ~ I .2~ 
!'ilidPrl~lia& _ f/1~_. -::::tJ 25% 50" 24'1'. 

H19hor PrieN~' r. -~ ..:i~ 30% 50D ~ 

~ -
HO;;F i % In IIIU ~In 

Total - !~.~.Jl:~ '·' j zi~~~ ~~.~~ -· 
Ex~ng Oi$trlbutiun - · ~2*~1 ·:,-;;.oo;;;::~:or;-i!.-P~~;;.;:.~~::.:!.-'F~t.4:~~,;.;;.;;.;~...,;;:..;:.;;:. 

'4 jn 

<f~, 
~-.~ 

Othet Total% 

·~13Cu~ 

IIIDP Unlta All Unila .}~"F' ~ ill A$ :,t: · I % ib ~~ :,:F % In M:l % Tn " in ' atnr Totat% 

J.owetllde;.d' 11~1t_o;~ : ~;~~f:,._ 
I. ~H.:it>~~i l ·· ~ , 1Mid Pncell" ;·1c;:i&.- f -~ CU'Ir,"J' 
1-f!gt'ler P~ct' I :;.~~ : f : . __ - ·- -·· - · , ti ,..,,_ 

· _ 1~ <·oi, ~ o5~1'9f!r"c"t"' ' ~o:·o-. ~ .1 "t.D!!i{- '' IWA-~ !h"'oo~· - !l'l o;ox;T :"'·a.""" . " "&:"-: ,, ~o. J~tr."¥'1 · r.,r~• 

t 
<I • : ~· ~ . . . ~ . ~:- _'l ;. _.,.!;,_ "*~ *'~ · ~ -- .J ' . :'! _ -~ _'f'?_::;. ,r ~ ':.- '. · _... ' • f~ ::;_..'l-~-

---~~~11~ - Distrfb~ •, ~ F- ..... ·~r.:) ~. ~~: -(_ ;. ~:. ~;· ;i. : ~=- · · . ~- · ~.,; :~ .. ~ -~ .. · ~ : . ~--0-~~; 
I - ~ in %In· .. • %in· 

llupllftlC Units All un1ts I.OSF ~In M ~SF .. tn IU.I -1..1"...,. % In MU % 1n 

E~JS1tng OlliiTiht)fklll 

l;.o:;r~~~~erPtic8d 1 

1 - ~or Pro~ un ts a•e thw 'W'Ital ~r ,.,.-~rs>u,:; un"" e~l'>llllll lnN'ItiB111'SS tha1 $30 000 
2 - Md P~ced t.nots are !he teMal or 0\Uf\llrotup u"tla .alfor:iebl;r at JneOII'\DS twot\vePn 'Sill coo .and SSO.(.()D 
3 - H:gher. Prtced unr•-. ere th¢ renlal or ?o~m«nhtp untl!! a!ford:1t;le ::IIITOOI'I'H o• .. r tSO.OOO 

b
-~- - -- -LJDeJ or 1<11.0 d~:lWJ;llol !Qr tldld etemenl 

. -- -----
PmjedPd peJt;ert'age uf 11tiW huu:ang~~n1~ that wll be t\ltll rn .h~:~ lat.d u:se type 

__ -_ ~~··:· . ·:-_:_, ·_ ': ' _· : · A nUIJ.~r pnxluced by lhe model relledlnq the data, essl.'mpt on~. Mel e~mole:s ~ 

" '" Other 

O.ltler ToUt~" 

Oth6t 



Total UnitS NMdOd 

Land Needed for New Dwelling Unit$ 

For City of Sanks as of 2024 
Scenario 1.1 

. Template 18 
Projected New Housing Units by Land Use Type~ 

Template 19 
Calculation of Additional Land Needed by Land Use Type e 

Suildable t.ands lnventory for Housing 

I.PSF RS HDSF A2.6 HOMF MU 

86H :'15 

73.8 35 
1-------+----'---+----t----t----+---- - ·····- ·---- .. . --

Land Needed by Land Use Type 

J..DSF I Rs I HCSF I R2.s r ~ow 1 MU 
···-- ··-----+· 

0 .. 0: 

443 ' 34.5 . -- '"'. .- ..• 1-------f-; ... ' ., . . 
Al;tes Nefldod 

·NQw Ac:rea Noooed 34,$ :U.4 

r---- ~-.. -- Label cr data desu!ptoc fol data element 
-----
' lhe num.>er Jfav~ Pd' l&nd Wit ' YJ~t1d'.l dtlla~~ ftum Ule Buildable l.af.4Jinvelt01'( 

: . · . ·. • ·..""~·~:~ ;'~ ;[ .~;.tF A rumbE!r prO<lJCe<l by !ne model rellec!t'1!) 1M data as<~nrnpnon~ . <~lid est males usell In th~~~ scanano 



10 

LDSF 

Graph 11 
For City of Banks as of 2024 

Scenario 1.1 

Additional Acres Needed .in UGB by Land Use Type 

.._ ~ ....... .. .. _ ... , ... -- .. ~ - ·--·--- ·-··-

~~~-----·:-~~~· .. ~: ·~~~~-­
•'. :t:: . 

R5 HDSF R2.5 HDMF MU 

---- -----

.. ' :---~~-- ~ -

. ;: :: ~ <. . .~.. . . 
• f • • ~ . -~ .... 

.. o:O'· 
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The Housing Needs Model · Version S ® 

A Methodology and Model for Calculating and Analyzing Housing Needs 

Model Parameters Input She&t 

Name 1den!1fying the area of mterest for this needs anaiysis 

Scenario Parameters 

Date of ttme frame of data lised to def1ne Current Housing Status 

Date or year that represents the end of the planning penod 

Vacancy factor for own~rsh1p umts user.f for th1s scenario 

Vacancy factor for rental units used for th1s soenano 

Name assigned to th1s scenario tratw1ll be displayed on output 

Ctty of Banks 

Ap1112000 

2029 

5.0% 

7.0% 

12 

Click on the appropnate button below tn seJect th~ mortgage assumptions to be used in thls modei run 
to set the Ownership pn~e po1nts ~or t.,rs scer.ario's t1me period 

Mortgage rates are h1g t1 0 H'gh 

Mortgage rates are low 0 Low 

Average hi:stoncal mortgage rate @ !-\stone 

Reminder - P1oas.e use the Tab key to enter data and move to the next cell which wiU accept data. 



CA CB 
Current Persons in 

Population Group 
Quarters 

Housing Needs © 

For City of Banks 

Scenario 1.2 

Template 1 
Current Housing Status 

as of Apri I 2000 
cc CD 

Occupied Persons 
Dwelling per 
Units., I Household 

Households 

CE 
Vacant 
Units 

Actual or 
estimated 

50 

CF CG 
Current Current 

Total Vacancy 
Dwelling Rate 
Units** 

CC+CE ~~E/CF 

* Number of non-Group Quarter Occupied Dwelling Units = Number of Households 
"'~ Excludes Group Quarter Dwelling Units 

x.xxx 
1----------f 

##fl. ,._ ____ ___, 

Actual or e5timated data for tbis planning area that is used as input to tbo Hou$ing 
Needs Analysis model formulas 

A number produced by the Housing Needs Analysis model templates reflecting the 
data, assumptions, and estimates used for this sc.enarJo's t1me frame 

Template 2 
Projected Future Housing Status 

as of 2029 
····- . - --··- · - ---, FA FB FC FD FE FF FG . 

Future future Future Future 
Population Persons in Persons per Occupied 

Group Household Dwelling 
Quarters Units* 

Estimated Estimated Estimated (FA-FB}/FC 

4,660 0 2.92 1,596 

• Number of non-Group Quarter Occupied Dwelling Units 
. .. Excludes Group Quarter Dwellillg Units 

Current Dwelling New 
Total Units Dwelting 

Dwelling Removed Units ' 

Units Needed .. "' 

CF Estimc1ted FD-FE+FF 

490 10 1.116 



Template3 

DwoJIIng Unit Needs Indicated by Tenuro Chol~e and Affqrdablo Co$t ~ 
for Ci:ty of Panl\5 as vJ.April 20'0$ 

Scenario 1.2 

.- --~oh rt . . -· . I T n 6 ""' ln -Cohort AI eoh011'1 UniiS lndiated R . . ~ Units )nOicated AdJ,UStment 
~ 0 

. __ , _ __ e ur as ~.of a1 HHa HHs • br ~ng TYtltl Ra':o Pr~ca Range _t~r.!!!:!? Wi~~ut M?rt9!Q&S 

Age J Inc. orne R81lter IIM>aownl.'f -!'4-~ . . Jibtrt.. R..nt.<ll Ow•.*' {Note 1) (Note 1) ~.or ttHs T O*aed ... IR&nl&IA. .'.·.nq . . : 
·---- ~.ll.. ··-· % '1o • ~ T , --:~ • CNvr• 2) J.~nrte ~ ,..,....!'!~ 

j •101< :J26~. H lti 11607i% • ~ • 't1 • "tfh o. ns <28..3k 20'4 L 0~;;...., I> o;::A · 
~2i;;· 830",\ 1/0it~- r--- .11000% -0== -~ . C"l 200-429 2Uk<587k 20'16. ~0 ~0~ 

21111<30.• 751 ot. 24~- OM:Ill% ·-;-- - ~--·-z2 .. ~- 430·664 ~7k<SWt 1b% 6/'~7oa ,;--·----· .,_ , ____ - .. . ~---- --- -· -·----· .. - ----·-- ·'~'" --• ---
~<40· ~~- :'1!11.,. 1a1•~ ,:- ~. r~~-- . 1!11!1-'lll<l 85k<U33& 1'~"· -~~.. ~· n 

f- <4lllt •' 50• ~ 1"' <10 \i~ t 0965:W. ~. H:•.-1---2.~ . 110. U.t9 113-:k <14t 711 ~ ·., 0 :l· ~ t I 
~:~-"'7'•- -~~~:- .... '!1~--~· 1SM1" .. ..,.. -:;...-- :~# a.'~~ 11so '7'" 1_~1 .1k;iUSj;' -~-r-:o:: • . ., "'~1·•· 

11'k• 50~~- 40:!~ 02t9l'1(. ·r..' " ~>6, o .- "t; ;.~ _ _!~U~ U~,Sll-o . - -~"- t"filD< .:i'· l~ '.St . 
.:to.. ~116 JO,_,. 1>21&.'1)!> ~'1 . fG'i '':,.1)3 ':~" D·t.JO '2.1)1< ZO ... f " l),t '.i~. j:·r,- o,z · 1: 

10k<20l ---~"-~;~_-:--~4,.., o.OOfC .... _ o iiiiD Ofi zoo-•29 zu, .. ,an ~-~ ~ -ow~£. · 
l ''J.<.IIIl ~ 'i":.O ~ 1:. I 07J~ :! 1 u· . :U . 4-m• 11M 5fo111<a51l t'tlft • ~-S•• ;• !f.J U) 

3Ct~ '11~ -o- 481:t · t~1:.W. 4t " ' ,HI •• l.& 6511·~ ~<11J'JII 1~ u· u.4 ~-?- •'t-" z . .i' 
4tk~ --13o;;- -: .. 1;y.. ·~2-4~ zr· . _,_, --~:··-i1~11i"'~1..; ·1ll ~~-;;;- · -ro;-1~~%.~:: 
---- ... - ... -. . ,._ $. ~-·- _ _ ,__~,.___, ... _....... .. _._.,_ , ._ . .•. . __ :.- ., -

Stlr<75k 2SU"f. 1Sn-" 13317%'lit 59 s~;7~,-~t US0-1784 ")41,""'~UII S'Jo • ' , t 2;' " !~'l.4 ; ,9f 
· -- ~:---- ·; - .-'--;;-:- ...... . . .. :;r--

7~ 141):; 860li . 149-1~ ~- U -.· {.U 17&5• 21UIIt 5S -~· ?8 /'; ~:r; 
ctok ll7f)';~ -uJ"- 4JJooc% · . o ,o o:o: o-199 ;~ ·-m- ··-oo--· ;:-:-:o.·o-&--

•ck<~ sq') :\ ·.oJ£. ;:B..1!;~-- ---~-~l_:...;_:·-~·2 ·---= · _____ a_~_ 2D0-42e ! usk~ii&n :zoi .. ().:; · ,_, aa 

~ 

:lll«:b 

I 20k<JOII 1-480':\ 52.0~ -2~~ 12 H' 60 430·5114 i 58..7••8511 .16'11. . OJI ~, . 
35<45 j 30k~4Qk - .i'z-\·9'~· 6-U~ . -:-"':i9!174't=: iT a t: 1 66:1·:!09 j ~~ "-113Jk .. - ·-;;~ "t,-·;:r- r·-·q;-:;:-

1 40~ <~ .l7.0o;o n .O!ot I 97V~ . 9 l~1 0:; • t10 ·1,•19 l 113 ~k <141.7_!1 8'1io <~ 11:.~. r .., U 

~- c7'51o H . MI. _. 84 011> 11.9912% . ' • 40 ,,.J'3 , .n :r• U50 .. ~~~ f141.7k <212.'Jit S% ".-.· ~ ., .. 1 . · ·.··'l~ 8-~ 
7Q,+ J:lt .. , AI~ tO.vJ;I)"i, 4'11 o;~ l'l f:l ; 176~ l 2S2'l .. • 5\, . · 11). ' "' ;:19 . . ~.. . . ......__.... ~. ,·.;<·-···~..-'W - _...,_, __ .,,;o_ 
.-1o11 !>11 ;;:::._ -~~.c~:. o.Q'JU!l!loO o .w . ~ ·.l I o-.-Ho f ..-u_~h ""' .\ o:O :J:J 

l 0k<.20k 443~ ~7Y. ~\'()0(\o/. I) !10 00 200 42.9 lUk-<'Se7.. 30~'- t 00 00 

lO~<)Ok L ;t{le;-;- -~·~ 1.75+4'}:, 0 -~ f--~4no---~--~m:;S$11 :zo·~ i 11 .&3 

¥5<:15 f..:~k.:-~--~ 14:1~ , 71)1':!. H281,. -,jj--t--~ _ l2-') J. ttl4•&o!l 11:!~<.1J3:S~ 1~,_ ~ ;-i- ,-,.·~i'?" 
..Wk<5t'l\ I t9':H, I II() 1'4> I 13!:1&1• l o I • 2 I 4 6 I J1D ·114' · 113,~k<-141- 71l 1'0% 0·,'1 · - ;.9 '~ 

1~% ";···};r 1111 _,;.~!.!.-~-]~~!.:. . . -~~'o '11)i0£ .'i. ! ___ __!!~_!.:J...,_ -~,!,~!_ --- }~~;}!.~*"~~!;!~~.~;!' 
7!!1<• •••• __ .!:_~- 111~ U'lOII~ 13 · It '1 ·4-f-_,!~~--- ---~~~: __ i_.!~~- -- 101 

~--- ~~: ... L ':92% I a9t>S-II. ·- ~ ~0 29 ..!: .'.~----<?!!~ -!~"- -~ 
1;lk <2C* 1.HI/. 1 664'1', IJ4386"• 2 rl G I J roo· 429 Z'Jk <:187k SO% 0.6 
2tlt<3~a-~ 2~· ---73u-t.-- ---~~ .. --~s--,·-·o-· . · -15 .CS.0 - 564 &17k--8sk .. -:.5%- - --2:3.,-

~5 .:65 .'.til~"'* · is *• · ""&i"j;'{" :-- I ooft5i; . . - . ~ - - 0 & " .. - 4 0 - lltl5 • gog 85k<113i'k.. W/o 'UI 

Uk ~Ill!_ . . to E:-b .. . _ i<J ~~--= =j_~38oi-<::~: ;=~- 2 !l 2 17 . _ f-~~-: 1149 ~l~~~:.it·;~ _ ... 3~- ~ 
! $tll<7S. + 7q'li (q~j, . 1'U58"(, ~ •lS 'll 1150·1184 i 141 .i'li<212!Sit 

~- ·- ·-·-.. - _;.,...::.:.._ ....._, _____ r------ r----·· -~--~-·-·-------~-· 

~ ___ _ m _!.. ____ .~..:~~ - --~ '>t- _ .?.P.~L-- ··-· o o o . . __ .__D~--- m~·--. _ _21~-~~:-. ·--~ 
"'~-., . .. ~..!::3 . . 'i41ffi ~OQOO'):· .. ,_!!..___,_~~--- flo ____ o_:~~--'-_:-'3~~- -~ 

;11!'i1'1"h 1 1 _ _!!_?_ ,_22. __ -~:; ~~!.J..?!'.;!~~~ -~~-- --·~ 
:)6:i'1Q'll. ---~---- ---~-- .. • _ _ ?.!' __ *-~~;;..~-~--~.!!'- ~?to'---~~~-- ._!>.!:., __ 

-65.,75 :!1-< '>llOOO'!I> !J 00 00 11!.5 - Q(l~ s~•'-1I S ~k 60!< OJ --·-·'···- . ---·- - --- ~-~-- -------- --------·-· -------· _ .. _ -,IY\. :ilC·;', LIIISi~ 3 02 2'T ' )10•'1"' 1tl.lt~1~17k ~:5'.-\ l:i 

- '":-'• 1 ~~7.~,... ~~ o~ s..1 • 11'So-:1764· ·,4n ..... ~1zet.. .:;-
7~• ')(y., --~_;;· l !HI~i¥:~ --·-·;--·- --O·l-- -- ---i6-- -- i7a;::_--·-'- - -- -itl;k_;-- 4''1'• I Z 1,~~-

t~~~-- ~~,· ..-2? ~ l ~ .,:;n~ 1 ,.Ii___ - .!..~ =~~~;-: -~ :.:-3.! j( ·~ ~~!~--- -·~ i5 Li>~ 
.2_~:-:f!_ll . .... ~!'_.l~~l tH' .l4W~~ __ !! ....... __ l _d ______ : .... ~~---- ... ~-=-~~-- . .!_~_l~-~-~~~r .. ~~·--- bJ _ j__1_11 _ _ . 

Fi
2oll~~- -- ~~-!~~- ___ !r.;L~;:. uO!'JOO"A. o ---~~---t-2E. __ 4!~-~ .... . ~n~~--L-~%.. ___ _ _ oo : ~-~ 

75 + <4CII 1~- 1';. f>S<'Ii. 0 ~::86'!4 2 0 J 1 7 665 • 909 85~ <1133~ 90% I 5 0.! : 
~---~·" .. , -·- -- -- . ----· ----·· · ···--· ------ ·· -- --- - -· - :• ·- - ·-·--· ·----- .. - ------- ---i -~~~ ... :~_!::__ .. _ .~::..§:• , 4'!8n._ ... _,_ .. __ ,!. __ t--- -~-1 ___ .. .• ~?. ____ .! ~~-- ~!-'9_ -~~!~-~~4) ~~I .. ~o~ ... -'~ .. --~-J 
<7~~ !;_(,•,. Sii{-"N . 00000"4 0 I oo llD 11:>0-1764 141l1o..._.,,:/SI\ 80'l'· (10 U!l •. 

U511• tHn. ~ - ~~0·~-T-~-oOOO.O~{.-~.:.._~-o · I Qo ot> 17'5+ 212~~ _ 70'4 oc oCl 
~~~---- .. 1. tDO O".l. 440 I 115 m 

t.Jote ~ ln~onft' h~: .t.. 1nrl."'ru:o: '>ll' ~,'11~:1 •• 1~ il'/.1.:. ..- r ,-.;t ,.JIIi Pur., 11..n>lf'· 11.11 ~.tt:h mu.r''" ·..churl• tpn .. ~,;'lllne JPI'et 1Jmlt$1.lf dlf.;tl).tt>~ houSI:IQ for that <:ohof1 1 E: TK·"~mg 

that .s nor.t.os! bi:rder!!d llfhllre nv m,1e tflall J(flit of UW lnll.l.'lebcld ~,,,.. IS !>pent on no~ ';In') 
~:!': ? .. ~. :t ~is 1s the Jl<llt @n! of olilfll'r bou~l~~ Jll~ e<littll" Nho l>Y<> Ill a hC'usln--: unl at a h'tji'K!r (lr:a:> pol•: Md <a11 afford !hal unit due I'> IJG or I. w morlgilg<: pPyments. 

~ 
Label Ql ~at;, d~~(;()J:IIor for :la•a oenoenl 

!IH pt'JC'?.ltaLIP of Hiu.~l'hLicls"' lno$ 1'~1' 1 htc'>me coholt113! wll uwnor trill- Ce;.-,•:1$ 2000SIIItlni"Y.P£> ~- ~~mp~· Oat;. 

Th> f>G"'-"'Uti;t of t-.wso.!•dd'•ll"l "'" n 'h ·r .~o ; L;~on•• coh"" - Ct'll!'u• 200) Sumn:ary !'tiP~ . . S.~m~ 1) .. 1:1 

.•. numD« pr~d ~the f'-:luo"'g Nocdo .'vl>IY"<" '' "'PI<>'t: r-.11<-<.tl'g ho dl>llll, .,:ourrploQt>J ot'd tobtr -1l e • '"..d.., U.o ..ee-;o,oo 



Rilflt' 

0·199 

200-~42~ 

430·064 

666 -9041 
~-,---'j 

91D-114t'. 

1150-1714 

1·765+ 

Totals 

Current Housing Units Needed by Tenure and Cost® 
For City of Banks as of April 2000 

scenarl.o 12 

Template4 
Housing Units Indicated by Tenure & Cost** 

Rental Ownership 

Cum% 

212.51.+ 1W.O'le I AI OMs 

:!8 'iOI, To&als- 73 5'.~~ 488 

~ HouSing l)nll$ lndtcated IS ~a~ on !!'JE!'Catculalton or Dwelling l,.inrt Needs Indicated by Tenu-e Ooace .ind Mford~;~bla Cost' 

template ilnd i!ICOrpotales· the inclusJon of 11 v&cercy factor, The numbeB • ep!C$1!nl the IJfotlsihat c-.ould be alford eel at 1hat roat 

" Rent and Pm:e Ra 'lges are $Ia ted m 1999 ®liars <md are tl1e upper hmlt$ for affordable houstng lhouS!rg that t& non-east burdened) 

Template 5 
Housing Units Needed by Tenure & Cost" «~ 

---·--· 
Rental Ownership -----·-- ------- r------ -··---··-·- ·--- - .-.:...,..-----

Pent 
OU1 Te11ant Needed 

~ofUnlt< cum% Pr1ce Out Neflled 'll of Unota Culli "" 
Factor"' Vouct.em• .. Uruts f'a::tor'" Units • 

1-
1 ao,., 

····-- --·-··--- • '" ·- ·-----
0·199 o~:. 7 OC.'>I- <56-Tk ~ 9 -. 2"7% 2 ~ 

"MCI- 421! !i% 10. A,_~~. i 1 4 ~4 t;.> 7lt c85k 
..., __ 

~h ~ 89'. 11 .~~~ ·---- ----· :r i2:,~-430 -66-ot 5'11. :."() 15 9"4 30 3'10 8Sk .. 11:1.3k 5~· 37 10 70:. 
--· -

S65 - 909 10% 26 20.~ 51~ 11l3k ..:141 7ll 1% 41 
.l 

11 g•.., 34 ~)i, 

910· t149 25~ 17 i 298% G:IJI'h> 141 7h <210. 5I< 1.1% 110 :>4 0'11. 1181% 
-~-· - ·- --· f---· -- ... -~- ·~::-- --- ~~ 

-·· - ··"'(-------
11li0+ 'iO'¥. 74 1<1l>'\lo 1MO"-" 21Vik+ ": li t"~ 1fll"< '\1 w::. < 1no IV'k 

Tclals () 1;!3 .h of All :2t 5~~ :>4'l '.4ofAII 13!'). 

• Ho·.JI.lfl!l Unite Needed ts b~ed on tho 'Hov~•I'IIJ Lnott JndtcatGd by T•mum anc Cos · table- and on<.orporalP.s a.1 adtuatment fa~tor t:> reflect 

!hat some hOOJ~Id$ Will choose to lltcupy a hOIJStng •mtt n a lower rost category than~ ~;o.1e they cOUld aftora 

.. Tn(1 adrustrnent ~c.tor represents lhe ~ra-rtage adJUSt.nents needed to reflect househ£>1ds o~~ho <.ould Jfford that co&t k>vet but chose a 

loll'er cost umt !0111 F ~etor) 

•• • EstlmateCl n.'.lllliller of %ctlon 6 Vouchers/Cer11flcatt>s 'X similar wbsldlet~ usell to lower ten aM paltl rents to tnts prtce pblnt 

§ Label or daiJ desc nptor for data ele111enl 

The pen::ertage "f HrusehJ_Id& that could affrml a un11 dl thiS hOusing cost but .:hose a tower CO!>t UJott 

A nurrber pr~utf:d by the HQusmg Neo:Jds Ana!yl.1s template teflectlng thil oala as~ur.poons. and estimate.. used ttl l.hts scellll'IO 



Graphs 1 &2 
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Template G . 
Current Inventory of Dwelling Units~­

For Cit; of Banks as of April 2000 
Scena.rio 1.2 
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r~mplate 7 
Curn~n t Unmel Housing Needs @ 

Housmg UrlHs Needea les-s Cummt Inventory 

~ntal O'lo\'nership 
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na, 

[~ label or cam <I<SCI!plor f'lr data elomMt 
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Income•• 

<10k 

10k'<201t 

20k «:30k 

30k<4~k 
-----·· 

40k<50k 
,. 
~k+ 

Current Senior Rental Housing Units Needed by Cost* ® 

For City of Banks as of April 2000 
S~enario 1.2 

Templates · 

Householder Age 65-14 Householder Age 75 + 

Rent t# Units %of0nlts Cum% #.Units %of Units Cum% 
·--· ----- ·-

0-199 0 . ~0% 2004 l 27,9~ 27~Jb . -- -- -
20n -429 . •' 1 ;,. 3R'-% · A02% 3 00 g;:, S87% .. v-'• ;J(<M 'h-~- ' ... -=....:...___,~~-:...."~ ~~ ··~o -~ 

430-664 I) 151% 55 3%:!: ·o 06% 99.3~ 

·-
666 -909 Q 2J.7'lls 58.0% . 0 6.6~ 06.0% 

4 ·;:_ 
~···t;:·*~ • --- - I : 

911) -1149 . 1 2!%1'MI 83 .1% 0 41% 1()() 0% ~ . - ~ ..,. 
1150+ 0 16 9Jn lO&IJO~& 0 0 O"h :ooO% 

lotaas ?. %of All : 29.9% 5 %of All 1o.no 
· - - ~ - -

7 

• Senior Housing Unlts Needed i$ based on the ~calculatlor. of O:Weltng Unit Needs Indicated by Tenure Choice 
ard Affordable Cost templat~ anctmcor;')orate~ tha incluo;;lon ot a var.ar.cy factor an1 tht> Out Far-tor 

... Income represents rango of income no(tdcd to pay the ront and be affordable. # Umts IS not tho same as 
number of households at that lncome due to Out Factor and vacancy factors used to arnve at # UnitS 
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I ____ ,.__ .-()~~~-s~h:~der65·74 . FJtfo~seholder75.-~.~-~~oid~~-~ 

l 



Template 9 
Future Dwellin9 Unit Needs Indicated by Tenure Choice and Affordable Cost 1> 

For City of Banks as of 2029 

Scenario 12 

Cohort TentJA:' 

Ago 

•2~ 

!5~5 

;)5 ,.oe 

4-~ <SS 

5!';<65 

115 <-75 

75.,. 

lntomo 

'~'"!l 
Renter 

" 

~Jose 1·11'\CMOe Hl"ll. 3nG l'm;•U•~ •·~·od in 1~ ~')liars Fl•m' .find l't~ R.rog~· fQr ea"" lflUI~ C?llorl reprP.S<"rt the UI>D:!t fir,lll'. for anoroabte 001.~1ng for !Mt :o::tlo.t 'e ~ousi~C 

lh3l i• non m ;t l.U'dene6 •..tlf,n, no ll'Dre lll'n 30".1. ol the h<lumold ne~m• 1$ o.ptnt "n ho.D11111 
Nrjfp "..',. 'k.. t"' HH'l ·'l fhfi. pf'T.f'"Ani nf OW.lflt' hru~t'J:d"' t."1 tt,i~C~ L"nbc"rt who ~VA V'l a hri.UUng 6\11 ::~t :1 NghPr (lrir ... · r.<»nt ~rd t""ln -tff'1n; lhl:\t urit dt•-.· ~') ':¥' N inw mM~ 1l'l.,.nrPf\tc. I -d·---............ «,··--The -'etcef\raqe- .rtf t ~DthP.haktJ. 111 lh:r. Age /lnU'IJ""\,n .-:-.. · t-?rt thtrt will~.,, c. rGnt 

The p.,....enla~e of J.iOlfa..hohno Uut If& In lht• /''7> I ~rn;ome -">l.ort oe of the S<"ensoo o u,.,. '"'""' 
·-- A n"..nnbcr Jro.JI.JIIOO<i by lhc Hcu~in" ~~ -dt /'n3~1f; ternpto:Jte 'Qflocmg lho tJota .J!)C·'..l.T'Ipwt'l 'l. :~,.J w~m..ltoc :.~~d 111 th~ '\e•"nOrt; 



Future Hou~ing Units Needed by Tenure and Cost@> 
For City of BankS as of 2029 

Scenario 1.2 

Template 10 

Future Housing Units Indicated by Tenure Choice and at an Affordable Cost"@ 

Rental ownership 

1 Ront• t. •o;~~ _ ! ~of una._!-Ct.m% I Priolt' II#~';"" I % ol ~~F .. ; 
0-139 

200-429 

310·114$ 

1160-11~ 

176~ 

Totals 

<21Uk Z\,1 

%ofAII · 735'11: i,I)O'J 

• Housing unlis Indicated '$l>aiiett on the 'Calwlabon nl Current Dwelling linUs lildltated by renurto Ch<>fce and Al'forJabJe CO$r 

teiJ'plate and I!Cbrporat'islhe lllcJIJsion of a ·~acancy fattoc, Th& :lllllibel'$ ll'pr~er~ the un~<> that co!Jid be ajforded at !hat cost 
•• Pent arid ·PrJCO f?ll(-lges ~ ¢.ted Jn 1 G$19-.Jolla.rs ~nd ,.p~~t ~t,fjcflj~e hou~;•ng c~t 11$eds (tloJ!'IIJng thai IS no11-cost bvrdened) 

Template 11 
Future Housing Units Needed by Tenure & Cost*«~ 

~----------R;;;~·i·--··------·-~-· ... ····--·· ------ ~-Own-·_e_r_s_h-ip-~-

f Rent I f~~J~o:::::- N:~l~~~~-;:- "-% . Priu --~:: ·~~-.:-,%of..;,;! •~..::. 
o -139 J w... '-t v e ll'"' e O'l't <SG 7h o~ :10 1 e.s':!'. 1 e So/o 
2;:;-r-~;-~ -;;;···• ·-····;s;;, 11'>'~ 5G7k;;~ S'i. ~ll r 89'11. ~~-;-')~:-~ 

··- ...... .... 
If 2~ 14~0,0 

11 .S'!L J6 ~<;;; 
f--------~ ~--

.)50~ 71~::_1 

430-GS4 ~!'i I 11 15£'11. t·~OJ~ .. B5k "'113.3k I :;·~ I 139 -· ........ ..... . ·-f-·-
685 . 905 10% l 93 ?(' 7'1(. e, o-4 113.:k <141.7k T% 143 

' 
-- ·· .-.. -l3,0 ·114, 25'J!. : ·3~ 29 t'i. i ~0 8.,. 141,7k <l1:0: 5k lito ... '\<4 

I I 
1~..... i 11!10 .. 50% _I , es ~'JI , ;'iO" 1 101),~ 212$1t .. :t.o 

TOtal~; I .... '" 7 '>OofAII l ~d ()II, Totals 1 1.2~:: 

200'!'. \DO 0'4 

%of All i3 ~,., 

• llousJTlg Ur,Jb Needml •s ba'!Cd on the 'He<l~ll'l9 Umtll llld•cste-::1 by Tt-011~ and C->S\' tabe and tr.corr;-onne:~ all edJuslment factl)r to r<'fll\cl 

tloat some households will ct.oose to orwpy a houstrJQ unrt n a lower cost c.at~ thafi the one t~.ey tould afforrl 

•• T ha .;dJUSIITient factor 1'3prPcents thE> percetotage ad)ustm~ts needed to reflect houselit'ltl" "-he rould aff·lrd that ~o!lt IPVPI hut l"ho-tP :1 

!.ower cos' umt iOut Factor) 

... E;tu11at&d number of ~KJn 8 Vouctu'!tsiCerllficaiN. or ~mlar subs•dres usll(lto lower tP.nant pa1j •em; to II-tts p·•ce point 

§-·. . 1 ~hPinr data dMtnplor for .-lata eiPrN•nl 

Tilt! ).Jtlll.eiii·.I~Jt' ur Househuld:'o th.al c..oulrl <'ffUid d Ullll do t!u& h.:JU511llJ C..ilbl bul ... l~!.>t:! d lv"W"dl w:,t l>llll 

A nJmber J-roduced t-v the Houstng Ne~ Ana~/l>IS template ;-eTie.:IJr.g the data, <S-"Urnphors. aro est,mates usEd •n 1:)1:,. scemmo 



T •• 

Template 12 
Future Housing Units Planned by Housing Type ·s 

Existing Units plus New Units Added 
For City of Banks as of 2029 

Scenario 1.2 
Rental ' 

.. . ------- I . I Single I .. - •• I I I I I 
Nee*r:f 
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DupleX 
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Rent 
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- ~ '00 '~~­
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t-33 
~-c '; 
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.. ff•£ ·.-: 

~~' '*' 

100D"h 
. o ~ . I .. ,,-" ·q l ~ of' l 86 ' 
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46.8?& o o?t. ..L.::..?..:.~_j_ __ H~1~ I 3tH"~.% ·100 0%' L .... ?ercentagP 

__ __ Ownership __ ____ ---·---- ___ _ 
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l.!nik Units 

Needed 
Units 

0 · I 0 

~-- -- I 100.0% 
<:Sti.7k 80 

8tl 0 I o 

, . · :;,Sk 86 
100.0'-

lib 0 0 0 ·-· ... ... ·~· ·--
,..,_ 

-1. <i 13.3k 139 100 D'-

1.39 I o ·-- -··---
(J i 0 0 

0 0 0 
. ~ ·- :r, ..-I l t 7k 

~ 
. <~1 2 51( 

143 
100.0°,\ 

143 {l 

434 
100.0% 

i34 0 c 0 0 

-:.. .i 361) 
100.0% 

360 oJ c 
L '( otals 1 .24~ 1.242 0 0 

Percentage 1000% 00% 00'% 

Total Renta l and Ownership Units 
N:lcdcd 

Sing It> Manufactd 
Duplex 

Tri- s ... Multl· 

Units 
Family Dwelling 

Unrts 
QuadpJ,x Family 

Unit'L- rE!}rk Un1tc; Units Un~ts 
r 
f iota Is 1,689 1,452 0 25 49 11>3 --------1--·----· 

... _____ 
- f-~--- f---

" f Total Untts tltl9% 00% lb'l'. t9% 9 ,.~ f" 

Laoel or data descnptor for :lata element 

Total Units 

100C% 

80 

1000% 

86 
~ '"' •'¥"' +~B 

1000% -
-~·--

133 

1000% --
143 

100.0% 

434 

1000% ·-
360 

1,242 

101)0% 

Total Untt& 

1,589 

1UOU% 

·-- --~ 
_ The planned percentage of ;:iwelling un1t.s needed of ths hcu~:ung type at lh1s pnce po.nt in the reqlon 

A number prcduced by the model reflecting 1he jata. assunpboTJs, and estJmate.s \~Sed •n this scenano 
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Graphs 4&5 
Future Total Housing Needs® 

Scenario 1.2 
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Graphs 6 & 7 
New Housing Needs @ 
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Future Senior Rental Housing Units Needed by Cost~ © 

For City of Sanks as of 2029· 
Seenario 1.2 

TemplatQ 13 

Householder Age 65 - 74 Householder Age 75 + 

Income-~ Rent I iUnlts I "'o of Units ~ Cum% # Unlts I % of Units I Cum % -
<1Dk 0-199 

1 Ok <2Dk I 200 - 429 

20k <JOk 430-664 

30k<4Gt\ 681- 91)9 

40k<5Gk 910 ·1149 

501\+ 1150 .. -
Totals Z5 

• Senior Housing Units Neeced is based on the 'CalcuJafiOI'l Cif Dwelling Unit Needs lndtcated by Tenure Choice 
and Affordable Cost template and Incorporates the focluslc.n of a vacancy f;u~tor .and the Out Factor 

·~ 1ocome represents mnge cf income needed to pay the rent and be affordable. # Uruts ;s oot the same as 
number of hOusehvlds at that 1:-~come due to Out Factor and vacancy factors used to arn11e ell# Units 

Graph 8 
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Rent 

Template 14 
New Housing Units Needed by Housing Type @ 

For City of Banks as. of 2029 
Scenario 1.2 

New Rental Units Needed 

Sing!& 
Needed Unitsl F:amily Units 

Tri-Quadplaxl 5+ Multi- 1 Totaf Unlls 
DupleJC Units I Units Family Unlb 

··- ···-----· .. , _ _.,......,..,....,._ 
0·199 

200-429 

430-664 

665-909 

910 ·1149 

1150 ... 

Totals 
--"- "------r------_1 

Percenti'ge 5.6% 3P. 5% 100-0% 

New Ownership Units Needed 

Single Manufactd I Ti'I..Quadplex s• Multi-
Price Need~d Units Dwelllng . Duplex Units Total Units 

Patmily Uulw 
Park .Units i Un1ts Family Units 

- -·---·-
7G11 '%" I : 0 i 

;--_.,. _____ 
<56.7k 16 0 u 0 76 -.. ·- --~- ~- - - " 

58.7k <85k 76 78 0 t 0 0 0 78 
---

85k <11~.3l '22 122 0 0 . 0 
I 0 122 

n---~ 113.3k <141.7k 86 as 0 0 0 86 
·----· . 

I 
141.7k <2125k 164 164 (l 0 0 0 164 

·- ·--··--
212.6k+ :!35 335 0 0 0 0 335 -

Totals 8€1 86-~ a 0 0 0 861 

Pereentagfl' 100 O"A. t) Oo/ .. 004!'. o.o~ 00% 1~0% 
.. -- -···--- ---__ .. - ·- ·· ---- ---·· 

Total New Rental and Ownership Units 

. J Single 
Manufactd 

Tn-Qu~dplex 5+ Multi-
Dwelling Duplex Units Total Units Needed Un1ts· Famtly Unih 

Park lJntls 
Units Family Units 

Totals 1 199 1,020 'H 37 1.23 1.199 
! 

'Yo of rotal Unrts ts!:l.O% u u% 1 b'lo :5 1% 1UJ% 1000% 
- ---- - - - -- - - -- - -- ---- ~ --~ ---

I I Label or data deswptor for data P,lement r· A number produced by the model reile-;ting ·h.:~ data, a&Um.:>bons. and 9strmates •.Jsed in 1h1s scenario 



Graphs 9 & 10 
New Units Needed by Housing Type e 
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For City of Banks 

Scem;1rio 1.2 

Template 15 
Planned Hou.sinQ Densltv bv Local Zonina District ® 

Lo cal Zonll'Q Dl~t ~c:nptlon 
Local 

. . C!)<le 
Slngb Farollv Residential {F:ulu.te Ln~Fl lDSF 

Single Family Re$•denbal R' 
Single Family ReSidenbdl (Future HDSF) .- HDSF 
~lb-fomlt)' :le31denbal R2 5 

Mulb-family Resideralisl (Fut•Jre HDMF) HDMF 
MiYed Use (Future MU} MU 

Planned 
Ol!nJ.fiL 

6 22 

8 71· 

10.89 

17.42 

24 

10 

~~g:;oa~s~suCih~'i]!~.ti~l~or'~cimffle~tal-witit·'.~:~~i$,t;9 imrill· ~:'a]b.o~n~::..~.~---' 

Template, 16 
Existing Housing Units by Land Use Type ® 

Housing Inventory by Land Use type -··---· . -·· ·- ·····-··· -·----- . r·· Existing LOSF 1 R5 HDSF R2-5 HDMF IIU 
---- -- -- -

Single Fam11y Umts 4JZ 4,.U 
---··-···-·-~- •• Manufactured I 
Dwvlling P:trk Unit!; 

u. 

D•Jp l&lt Units 6 b 

Tri-QUadplex UnitS !2 12 
----·--~· 

51' Multl.famll)' Units 4C :40 ___ ,. __ .,_ . -·~ ... '--·- -- >-----· 

·-·--
Oth&r Total 

432 • _ ........... 

u , ___ 

~; ~ I 

12 . 

40 

-~- f-·---- ·1------,---·-
Total u ntts 490 0 03 0 0 0 0 I 0 I 4'1() 

-··-·- ·- ·.!___ _____ ·----------- -----·· 
Percent of Exis ting Inventory by Land Use Type 

---.- ·-----·---·=r --,-----
~ Sloglo F•m;ly U••h \UDO'l!.l 1ot0% 

Man<lfactur9d Dwelling P.nk i . -~-- -- '":' "'"'"'":' ' ·--· 
nit'g 

00% 
--··- .. -·- ·"'···-- "-""-· -- ~ - ..... .. ----

•4 Duplox Units ' 1000% 10CO% ' 
i ·--

•.<. Trl-Quadpl~>x Units 1001l'l4. torO% 
- i 
% S+ Muii-Farruly Untts 100()'1(, ---+· 101?0~ 

Cb 2'~ r··o .. o%'" ~ s•,(, 
-- ---

:.,.. Totdl Uorts 0 O'fu 00')(, 00% oool 00~ t c O'X. toe o% 
. ----'---· 

F-- --·~ ''"" 0"''"' ''""''"' '" ,, ....... ,, =---- 1.1pullfld d~ta O'llnt"al ronittg proJected do>'l.<;rly_ and exurttnq tn•enlol) nf M!Jsng I') l".,r,r•.g 
1 fl. n~ber ptodvcecl by the r.)()(!s l rofl.ectu;g the Jata, assumpfloot. a ld e5timates uted 



For City of Banks as of 2029 

Scenario 1.2 

Template 17 
Projected Distribution of New Housing by Land Use Type w 

:;,:. 'l %inRS 1.;~:, IY.ln;;~;r.~F l%in .. m[ ~In r ·· :;~ j Other tT~~L~-Single Family Units I All Ul'llts 

. LetNet Prl~;d-.- ·-1£·-t~=-:~t-~:-+...:.::=-jf--~-+!.!:::=-J.---.t-1&% I f.U~ I 2!:".{, I I I I J I I· 1t>l.clj­
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25._, t. w~ I ~!l'\i. I I I I I I I· 1®'0'"k - . _.;,;;:,._ 
'r.tid Ptic::J . -'--314-' ,... 
F -- ··-•·· 1 I 

m"' • 'itl"JJ. 1 2w.;, 1 + .. ~ . . . . : .(oo Q1f.· ---- _ ---~- ~,··~ ~--w·:f· ~~- -YW••~-~~· _· :«t, __ ,.:o.t: ... ,._ 
Higher Pricecf ·ll-'3 , __ 

' ,...:--:.~t"h"';:• ,;,; . I -- ·-~ : I I • 
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-~~~ ,_..._,_ --;,;*;;;-•....-.~~-- """"""·--~~- ~-..-- _ .. _.,.,_ i · .. ~~ 
lOU IY.tl ' - :j . - ' M ' lOOk% ~ , , p .,.,. , ... f'' ~ ~-"--·-

~~ %~ %~ • 
t n._q~ I % In M , HrtC::f "'I. In ~z.~ HDIIF lllo In MU '% In % tn I other To~l % 

E•'mtng OIStJiDUMn 
r-- ----- -" 

MDP unns All Units 

c --~~~~ .. o;o,~ 
~~~~ .... ~ 

(.\!0%' 

. ± I I I h I I , ~ 0,0% l~ Q~% 0.~ ,OJt''JI> :~~,.~--~OO"A. ~0'14 - f 0,0~'\ i~t· 

~;; ~rlr:edi ~~=1· :.·.#" ... ~ .. ~~ 1--.- I 1- -- I I .~ ~ ~ ·-· · I I I I f ." ..... ~- - 0 . . . : - : :~ 
rotal 0 

00% 

~~~ j %an Rsl JO:F 1•/. in ~ul ~~~".: I % in MU l %In I ~~in I Othor I Total% 

Ex.lattn9 Di&tnbuthn 1_ , 

~--· . - - - · ·Ji.o --· 

l>upla:x Units All Units 
. . .. ---- -- . ~ ---·· 

wq.rPncad
1 

3 . __ _, --:.-!~~--- . 100C'Xo 

-~-'l,cecr' _ 1~ r-·-- P----~~- 10\"•'i> _ ;;+=;~ __ . . too:o'llt 
•aher PricPd, 0 . 0.0~ 
~tai t9 - o.o'lb o o% -;-;;:n,- ·u;;·o;., .o ~~ o.oc::. o (1% . o oil.- -o:;-;*'"': ... 1ook%. 

------·- - 1--·--· ' 
Existinq Dlstttbuti:)n 100.G'I. ' , 100 O'lb 

. ·-· 
Tri-Quanple-c Units I All UnitS % 1" "' • RS "'• '" .,; · c2 s % ifl • ·Mu "' • • Ot .. • T 1 -.t LDSF ,. IR HOSF ,. In r ' HOMF YO ltl '• In .'o In ,.,, W "' 

---·--. - . -· 
ower Prit:ed1 2!! i 'O"<. '30'YP 100 0% --· ~---- -------~------- ------- - · . 
id Priced~ 12 j ·100% 100,011(, 
. .. ----~ --··- ---·-1---

.Higher PJ!cod' 0 0.0% 
·r;,;;---- J7 ·i oo'4 o.fl'l'. 0.1)"1.! i9-4'lt. 206%. o~ I oo\~ oO% o~-1'. 10!l0% > 

Eln'!>ting OiSIIIbUllOn 
~ 

___ 
1 

---1------ . too =>%__i 1 --r-----· -~-of)~ 
5+ Multi·FilfJIIIy ~-<. irt . ·"loin "-' in ~ • . 

Units All Unlls 
1 

LDSF 're In R5 HDSF %In R2.5 . HDMF % In MU t In 1o In Other Total % , 

-~~r Prtcec:t1 - ·- ---..~8-r- 1----- JO'JO · ·• 3o~;, 4~%- --··- -- f--·-·-·-~ .. tc;-~1 
-- ··--·· - ·----- f------ --:..::..j 
Mid Priced' 75 'JO<iO 3(1% 41l~l. 1000"_. - ---- - ·--· -

· Hi~ller P 1 lc~d' 0 00% 
-- --- '-----r----- ---- ---- ·---~----

!Tot.>l . . ~2-' --~0'10 I)~~ _C ·J~- t-·30.0% t JO.C% ;,_40<:;~ Ou% 0?~-~(.'11. -~~ 
L ... Exi~ti~!!_~~~tllb_~~~o-~-- ---- _ _ _ .. . --- lOO 0% - ·· l __ __ . __ 100 O'll. 

1 - Lower ::>need un.t!i are the renu:u OJ ownersnlp unJts atfordabr~ at ln~s less than $30.001) 
~ ·· Mld 1'.~-::ed unlls are the 1er!tal or ownership unlt.<s affOrdable "'~' mcomes be!WeM ~JO.lJOO aM soo.ooo 
3 - Higher Pnced >J!"IIs or~ ltre re.nte~lor owue.shtp umts affordabk< at •ncome"> :>ver-;50,()00 

~
j labcl """' d..-.cr.~r '" "'" , .... .,, 

r,·ojed_,d percantoge of OG'-V hou.;;mg ur.ol~ that WIU be bUolt in thi~ lai'C! U:>l: type 

___ . A number j:·rOdiJ~ed by t~c m"CCel reflecloi'XJihe data, a'lsumpttons. and estronales us~ 



Land Needed for New Dwelling Units 

For City of Banks as of 2029 
Scenario 1.2 

Template 18 
Projected New Housing Units by Land Use Type ~ 

LOSt= RS HDSF R2.5 I HD:~ I MU' I I l -~ler t-.:otal -
0 

5+ Multi-F:otmlly 
Unlt'l 

TotaJ Units Needed 

0 

284 510 228 

0 0 

19 0 

"30 8 

37 ~~7 

--- ·--
86 - 45 

Template 19 
Calculation of Additional Land Needed by Land Use Type e> 

Buildable Lands Inventory for Housing 

LDSF RS HDSF R2,.5 HDMF I MU Other .. 
Cmrent UG8 AcR's M8 '35 I 

' 
AciP.'t m Use- 718 '35 

I -- ·--
Constr..inHd Acres I 

Available AcM:S 0,0 HO 00 CIO 
··-i 

00 00 I OD 00 o) I 

Cu•reot Acres 'l4 QJ)% 001'1:· 00% 39% 00% ooc,;. •}0% 0.0% 0 i)o/, 

Anes in Use ~'- ' OIY'"'- %5~ 00% 4 :;;·){, 0.0% 00'~ :>O'~ 00% 0 •)% 
' ·-r-~--- ~--· -- ·- ·-r--- -· 

Ava1lablo AcrCI$ 0.4 I OO"'io 1000% 0 lr-4 O.O'll. 1)0% 00% ) .0°4 0.0"4 O.O'l4 
i ____ .......... -

E.x1Sting Untts per j f. 85 1657 
Acr~~-m Use 

-~-'---

Land Needed by Land Use Type 
. - ~-

f LOS~- - ·- -~~ - r HOSF Rl ~ 1 HOMF MU · · 
·· --·· ·-· ·· . . 

Ott-er 

Acres Needed 457 58!) 
i 

:i07 49 i 1 9 49 00 0.0 0.0 

Ne'N Acres Needed 45.7 45 .6 20.7 49 I 1.9 4.9 0.0 0.0 00 

Ttw nurr.t:-er oJf acres per ;a"d '.JSe type as denved from the Buildable L3nds Jnventol)' 

Total 

90'3 I 
! 

~ 0 
... >- ,...W; 

13.0 i 
100,0')\. 

100.0'4 

100.01'~ 

~ .34 

--

Total 

136d 

123.7 

§ Later o: dsta descnptor for data eJ.ament 

A number produced by the mode! ref!ecbng the data, assurnptic.n s and estimates r sed 10 thts !><:enano 



Graph11 
For City of Banks as of 2029 

Scenario 1 ~2 

Additional Acres Needed in UGB by Land Use Type 
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Chapter 4 

... 
ot 

. f'.bis chapttr buii~:!:i on the ~a I:-· sis pt esc-:;ted In c·~!<tpter;3 "2 .:m•! 3 t<J fore~a:;t 
pot~ntial ~m?kiymel'l.t gnlwthi~:. :Satil{s. E~-pectcd ~mploymmt grC\';ih will driv~ 
demnnd for.buildabte npn-residcn.tial ~and in Banks. the lc\cl ofland demand will 
be compared to the $up ply of buildable land in Banks to detenninc whether Banks 
ltas a sui'fieient supply of buildable land to ~cco:nnnot.late e.xpetted employment 
growth. If nlJt. this chapter vv1ll idcntizy the amount und type of additionallwi.d 
needed to ~ccC.mmodate expt"cted emplo}'Illent growth. 

FORECAST EMPLOYI'JlENT GROV'JT .. J IN BANKS 
The purpose of an employment forecast in thu; study is to forecast t~ demand 

for non-n..~identialland needed to accommodate potential employment gro\\1h in 
B::mks. Thus, what is needed is a forecast of ~ml'loyment by land use type. Banks. 
current zoning code has t.hre~ categories of land to accommodate .non-residentiaJ 
devdopment: G~ncral Commercial, General industrial. and Community Facilith:::, 
Tab!~ 4-1 ~hmvs 1003 c.mployment in Banks in these categories. 

Table 4 4 1. Employment in Banks by land use 
type, 2003 

--------------· ~Fu~J~t~~P~a-rt~--· ~s~e-as-o-.n-a~II----

Land Use Typ~"- ____ Tt_me Time Temporary Total 
C~'1lmercial 65 69 3 137 
lndt;Stna\ 116 24 44 184 
c~.-.mmunrty Fa!;Jlmes 77 4$> 1 1n_ 
Total. 2S8 142 48 443 
Sour.;e. K J Wcm, &nils CJly P~antwr Personal c;o:re:>(;lr.>ndenc-! to Stev& 
Kelley, W:lSi·,;r.~ton CLI',J;"Jiy CLl;T March 11, 2C03 . 
l'loM ous;r.es~:es as!>.gr~""j :i iar.d :..;se iV;'>€1 by ECOt·!orthwe~: 

The ..--mploymcnl level &hown i11 T;:thle 4-l i') ·1hc! hnse f10m which futur~ 
employment in Banb will be fQrecast f.rnploymC'nt by land u;.;e type ·wilt bt 
forecat:,t through 2025 to represent u twenty-year pla.nning period. ·tbc fir~ step t<l 
for~ca~t employltlent g10wth in Banks is t1.1 select an aver.1gc armual growth rate 
i·Jr t<ltal emph.i)'ltiCTit in Bank<s. On<:~ th<; leYel of luturc to tell tmlploylT'.cnt ha;s 
b(:!~n forcca~i. as:>ur:nptiO'Ll5 will lx: .1pplicd to ~:-tirnate the distrihuti~~n of this 
emph,ymcnt b) land ns~ i:r'pe The..;;e assumptlo:ns wiU rct1ect ~~pccted economic 
u·tT.ds m tht! ·~·c·gkm .n wdl as the con1par~tlV(' ad'rantltges of f3aP.l.s. 

TOTALEMPLOYMENTGROWTHRATE 
Rc~~n1 f.:m::ca~.ts. ot' employment gro\.\th 'lwnmrui~~d in Ch:lTltC'r 2 ~hoY.' a 

1<1.11ge of cxpc.:t.l·d employment grv\vth rates in Washiugton Ci.JUnt)' and Banks: 
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• ~ ... .ferro'') fi.>recc.~t for the P1~r:t~<1nJ regi<nl shews total empli))'.mt:rLt in 
\Vushir!gton County gro\,cillg at :.m ~··· ·emge rumual rate o.t 2J.% t •Ctvve~n 
~005 and 2015. 

• Till' Oregon Emp{oymcnt D~pnrtment fme:castc; employment in 
.Multnomah) \Vq.<;hmgton, and T1Uumook coun:ies tr• grow at an average 
.:um•.Ml r~-l.tc of L+'% lx:t'.\'een 2002 and 2t)l2:. 

• ~Jctro • s fore~actt of t:mployment growth in th\! Ban].-_.:. area (f .AZ 1297 und 
1298) shows an expected average annual growth rak of 1.4% between 
2005 and 2025. 

These forecru;ts suggent that t!mployment !n Banks will gro\o\1 at an averag~ 
annual rate in the range of 1.4% to :l.O':io. Appl)•ing thls rang~ of gro\\-th rates tc' 
Banks' level of total cmploym~nt in 2003 results in a 202.5 level of total 
employment in the range of 608 to 693. '(bis range of employment levels could be 
reached with employment growth in the range of 160 to 245 n\et the planning 
period. 

The Cit'j Ctf Banks ha'i cxpress!.!d a C(lsire for an improved halanc~ het'Neen 
the nurnher of jobs and population in Banks. An improved jobs/population 
balance t~ desired ~o th3t Bank~ can be less of a beJro\1m commumty for rt>6id~nts 
that ·wt,rk elsewhere ru.td to provide a mort! robust tax base tor funding servic~ 
needeJ in the corruouruty. 

To improv~ the job5/populuuon balance, jobs in Banks need lo grow· at J. faster 
rat~ than population. lJc:.mg Rlilks' 2003 _p(tpubth1n Ctf 1,430 as a base, the 
population piOit!ction rta.:~.ntly adopt1.·1.1 by the City ofBanks-3,739 people in 
1024---implie.;; an av~ragc annu&l popuiation gro'\.\-th rate of 4. 7!% O\'er the next 
t\.\cnty yccus. 

Accordtng to the :WOO Cen~us. the mtic) of Bank·s populatmn to tht:. r.umber of 
\\corking residents (rcgJ.rdless of where they work} was 1 .87. ' .A.pplyi.ng this ratio 
h) th~ 200J pc·pubtiCln mdka}es that Danks would need a total ol'765 jobs to have 
tile number ofjob!'-i in Banks equal the nwnher oi'v.mking n~.:,~dcnt<> in Bunks. 
This is 317 more j.)br. th::.n the nt1mb~r currt!mly in Bank(_, . 

The share of the popula:ion th~\t ts h1 th-'! lahm fcn:c i~ t":qxctl!d t,) dcdine m 
the future du~ to aging ofihc popula.tkm. This \'riU !:lave th~ ~ffcct ot iurr~a.<sing 
the ratio of poputatitm to working rc:sH.lents m a comrmmity. If we assume thai: 
Banh Vl'ouid like tv have a ratio ~":\f populati.-~n to jcb$ of 2.0 hy 202..j., ::~nJ apply 
thi':l ratio to th~ level 0f populaJi·)l"t proJeded for R~.nks in .~0:!-l (3 : 73 9). thh 
implies that H.mks v .. <mld n~~d total cmploymt:nt of 1:870 :in .2024· Applyin~. lhi<; 
levelL)f emplu}l~lt::nt to the 2.(103 kvd <:• f employment ill BJn~·$ implk~ an 
J\t:r:Ige .:mnual cmplv: ment gro\vth rat~ or 7 o<% bl!t~\e.en 2003 and 202-l 

t'.n averoge annual.;mploymt;t:lt grO\vth r3te of7.0% o'.rer twent; years is 
~xcept.ii)llally lligh cc•mpart:d to ~row~h rate'> nb::.crv'!J tor Lug~1 a1e:as. The 

Tilt.. r,l'iv ofr"rulfltlr·rt to T! ;•J•:n~'> ;h<It -:.r~ llo ,h~ l...ho: t~r~.., f.:>r \\.;:,h:TJ•, ton COlll"' t)' .!-. tl. YP<lk w..-s I el•l' :woo. 
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d.evd•~pm.,!nt of Arbor Villa:Jt!~ however. shuw.:> th:.:tt n srngJe re5 ;d-:nth l 
d~vek·prnt:.rit can lead to e~.:cer,.tionaily b.igh poplJ1ution gro\'rlh rate~ 1n a to\vn as 
SI"!!'ll! m: Bi:tnks. 111 a S:imHat· t3.1\hinn, L~e lcmatio.t: of a singl~ large empl0ycr ·in 
.8<1P..ks c~uld lc~d to exccptior.aHy hlgn employment grO\\Ilh tatcs. C1\ en Bank.:;' 
d~!)irc tor an improved balnru.~~ beiv.'cen. population and jobs, anticipated 
p.::pui!ltion grO\\:fh in Rmk.> lla$ increased the lc\-ei or emplc} m~nt grvwth needed 
K £1Ctlicve· i:hi$ b::tbnc ~ .. 

To impr(IVe the balance between population and j~>bs in J3anks~ and for 
economic de~~elopmcnt of the orea in gener:al, th{: Banks Community F·Jun.datiou 
h pursuing dcvell)pment of a sound stage facilitY in the Banks mea for !he ftim 
industry. 1hc land needed for 3uch a facility will be it•.cprpomte<.l into th~ land 
dem~md analy3is later in this chapter. This Lrtitlative shows that th~ Banks 
co1rununity i~ scci'i.ng large employers to bring johs to ib~ atea to div~rsify the 
economy. As with the impact of Arbor ViUage on population growth~ a single or 
f<:W latge employers l~ating in Bank::; could have a signiticant impact on 
employment growth in tb~ community. 

In summary: 

• Existing fo.rccasts of employment growth in 13ank5 anticipate total 
employment to grow at an av~age annual rate of 1.4% to 2.0%J over 
twenty years. 

• Banks has expressed :t dco;ir~ for an imprm·cd balance between the 
population ond number ofjobs in 'Banks. To achieve this, employment 
must grm>~ faster than pi,ptllatio.n. which 13 cxpeckd w grow at .:m average 
anuu.ol rate of 4. 7% ov~ the next twenty yean. 

• To achicv~ a nurn bcr of Job.; tc:.ugWy equal to the nwnber llf w1>rking 
re":;idents in ::2024~ Banks wouid nee-d tc·m.l amplo:rmen£ t.o gww at an 
avcr~ge a.nnuul rate of 7.0~'c.. 

While. cmpk.,ymeut will need 10 grow f.ast~r til;ID populution to 1wph1\'~ 
Banks' bala.nc~ bet>Yc-en it& p:-_)pubt1on ,mJ. jc•bs. it ::.e..:!r..S unlikdy th~1t a smwl 
communny such as Bank~ \Vlll achJcvc a pc1tcct balanee bt::tvvcen Pl'pulatwn (Jl1d 

jobs. Giwr. this exp~ctatioli, it appears thnt :m ,'n ·cragc anmml gJO\vth rate in the 
r.lilgc t:Of .5 .0'% tLI 6.0% is mo . .,;t appropt iate for total crr.ploymcnt l1"1 Banks through 
~025 . This growth rate represents the City' s dc:sirc fm an impw\.~d babnce 
bct\wen popul.1tion ar~djl)bs in Bunks, and Banks' recently ad0ptcd populatkm 
pr~jection . 

• \ppli~.:d tv Bunks' 2.003 .:-m; ·in~ :n~.nt of 4~!.8. th is range of ~p O\\th r;lt.:s n~~ult 
intn t.ul emplo~· m·;:nl: <•f t :n l h) 1.61-l- .in 1(•25 . Tb1s reprcs~nb employment 
•aov~Lh in Banks \) f &63 to 1.1 h6 (J·.'cr th.c- nt:.'~t tw~ntv vc.u s \Vbi l~ thi., i~ ~l 
~ubstantial mcreJ.s.: ov~r c.thttng cmrloyment h:.vd; ii1 Banks, lt rcprt;:;ents C'nly 
0 6% to 1.3% oi'total employment gro\Hh antlc\patcJ in \Va.;,hmg:ton foMty uv~r 
;he I'C::-. t t•s ctlL) years 

··- -
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LlST~JeUTION OFTOTAL EMPLOYMENT 

Data in Tabl~ -t-1 ~bow':i that th~ dHttibutinn of~(J03 en1ploy1.n~nt in Bank'> by 
land use type is 31% Comm.en!lal. 4-1% .~ndustrial, and 28%) C0rrununity 
·Fac.ilities. Fcencmic trends, the !'-'cation ofBan.k3, and l•.)cal t:t ·~onomic facto;.·~ 
havt: ~everal :m~"~Hc :\:iom for th~ fut~!l·;! distr.ibufon cf employment by 1~rd u~~ 
t:pc. T~se lrtlp:l!.:.Utions indude the ft"llowing : 

• Retail employment is likely to increas.e a:s a lnrger .Pl'pulation ba'>e 
supports mt'rc specialized 1ctail shops nod servk~es in Bank~. Bowc·ver, 
future population in Banh i;:; unlikely to support another supermark~t. or a 
new discount store. Big-box retail u..~.'i arc unlikely to locate in Banks 
because of its small population and location aw~y frum other urban 
centers or substantial levels of pas~ing traffic. Thu..c:, any increase- in the 
shru.e ofComm~rcial u~es from retail growth wi11 likely be modest. 

• Banks does have potential to attract some office m;es. particularly small 
hack-offici! operations, :;oll'ware development/supp0rt, or call ccntc~. In 
addition, populmlon growth in Bank; should :mpport a mt:dkal otlice and 
other services. 1hese u<ie.') would contribute to a:n increac;;c share of 
employmc·iJt in Commercial uSL-s. A few of thes.;:: businesses could reuse or 
redevelop buildin$;,rs nnd site:-> in downtown Banks. Some of th\!~c uses 
could also locate on land zoned tot· General Industrial rue in Banks. 

• Given the 3~ttin2: ofBanks and th~ skill~ of the \<\'Otkton::e in the 
st.mounding tegi"on. small specializ.ed manutacturing, rc>'iearch. and 
engine':!ring u.-ses have the most poto:ntiul to generate employment growth 
i11 Banks. Thes~ uses would primarUy locate on land 7oncd t(,r Indu~trial 
USc;:: .• 

• The level 0f employment in acti\iiti::!s tlh~t u~c lo..nJ 10neJ for ColllJil.unity 
hK'llltl~~: wlll gr0w wi£h population growth. parlicu.larly employrn~m in 
public <Jchool8and city go'.-emmcnt. Economies of 'lcale. howevcr. Will 
allow ~mployment in the5e a~tivitics to grow ~norc slowly than tol:ll 
c-mploymt.:m~ low.:ring the shat'-! of cmploymem by th1:~ hmd tl..'ic t) pt 

l'hl:se implications me teilected ic the assumptioru, used fur the: 2025 
distribution of employment m Banks5hown in Table 4-2. These as:-:umptivn:-. 
sb.ow tl1c1t the share of Banks' total employment in Commerc-~al tilld In\lustrial 
usi!~ is expected t0 incica.c::c \vhil.c the ~bare uc;ing land zoned f(JI Community 
r 'acilities i.:; cxrcc ted to (iCI,;f\!(15C (!\ \!t the force a...:{ petiod. Wlulc the ~hare of k!la.l 
~:mployment in use~ on h:mJ z~,m(!d fot Community Facil\t}e:;. JS expected to 
Jecrrasc; the amount ')f employwent m this c1tego•'Y 1s iittll cxvect~Jto ll1Ctt!;.lsc 

~y 135 to 196 JObs Ovt•r the fm:::east period Ernployrn\!N gro\\th m Da.•1b wtll b.; 
led by bu!)meo:::\CS \\ nh Indu<stnal and Cor~.JJ.Uerdul la.nJ U<l~" 
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ta~.;le 4~2. Forec~et e'np~oymen t g_rcwth in 9anks by Jand use ~Jce. 
200~2025 . . 

2u~J~ 202!5 2003-2.3 
J..and U~e ]i~ Amount %. Amcunt % Growth AAGR 

·~-· Low Growth Rate 
Ccmmerc.lc:>l 1~-· .,., ; 3t% 459 35% .322 c 611-'o 
In cJli Slrio3l 1~~ 41% 590 45% 4C6 54% 
Commumty Fac~llties 127 28% 262 2G% 136 3,3% 
Total 448 100% 1,311: 100% 863 5.0% 
Mfddle Growth Rate 
Commercl~l 137 31% 509 35% 372 01% 
ind•Jstrial 184 41°/<1 655 45% 411 5,9% 
Community Fac:litles 127 28% 291 20% · 164 3.8% 
Totat 44a 100% 1.455 100% 1,007 5.5% 
High Growth Rate 
Commerc1al 137 31% SG5 35% 428 6.7% 
lndustnal 184 41% 726 45% 542 6.4% 
Community F~ilitie.s 127 28% ~23 20% 196 4,3°/o 
Total 443 100% 1,6H 100% 1,166 6.0% 
~.7ute<r. EC0Nol1h'ltest 

Chapter 2 idcntific{) industries with potential for gro"Wth rn the forecast period 
bllSed on current trends. Chapter 3 d~scr1bcs the compamtive advantage of Banks 
r·:!lative to other communit~cs in the Portland legion, whi~h is primarily~ a small 
tcP,Vll~!hm actcr and setting com~ined with access to urhan amenities. "The 
combimttion nf market cnuditi.oils ~mel local charac;teristic~ suggt~t 8evcrnl 
el{ample~ of businesses that mightlot::ate in Banks over the forecast period: 

• Engine~ring ot so.fiworc design. Tile presence oJ hlgh·tcch fitms in 
Wa~hington County attr:.;cts many highly-skilled employee~ to the arf!~t 
Svme of thes.: 1im1s v. ill spur dcvclupmcnt (l f -:;pin-off or supplier 
bus.ir,.:~.3es~ and sJdUt:d employees fr~..:pJcntly de•,.·elop s.mall start-up 
bll!;incsscs ttSing thd1 :skills .. TheM~ bu5in.:ssc l'> ~rt: nwnellms h'llt lend to 
not h.:1w n;cognh:;l.:Jle n<l.m~., 1:-cc~n.~!i~ thc:y Jo not proc!ucc pmdu('t<; wi·;J, 4 

wid~ Jistribution . 
.. 

• 

• 

.. 

Banks Goal9 TcchmGal P.sport 

The Portland ar.!a has become a centt!r lor busine~3c~. engaged it: thl.! 
manufactur~ of knites aud ::-imilnr e\{uipment. Ezampk-: oflarg~ tirms 
indu<k L~athetman Tool und. Gerber B!ad~s. but eal.'h ufthcs~ swrtcu u!) 
sm~l :;pcdalty tim1~ and many Gth~r smalll!t hu~incssc~ are t~xatcd in the 
PonlanJ area 

The mgnufactme of RV'>, tn:ck trmlcr:{. anJ utl:cr u·.:tr,sporta:rion 
t.::c1ulprrt~nt in th(;! P•1ttland arc;1 cr~atc'} tht: potential fur <,J'1ali husine,se~ 
thut make ')ped;.1lty parts and slipplic~ for thc~e Jarg.:r m::muf8.C:!llrt!r:;. 

Oregon· s tim bet mdustry crt:.1k":i the oprortunitic~Jor rdat~d .<;mall 
hu.'>1m!'i$C'3, '>ucb a'i tho~\! that oumrfacturc (Jr mamt.:nn mdustnal 
.:qu!p!Tlcnt. supply spt:<.:iahy glm.:s and r~:.m.:; fot \\'C•Od m~tnufui.:tur~ng, t)f 
pr<.1\·idc !oggmg ::;upphes. 

~\gt 1c1Jltmc <=~nd food JT1a11uf.1ctw tng m Or.;:go.t'\ !'-lSt) cre~te an <.'pponunn:;: 
f<)r spc(Iulty loud pruc.:ssing. Ore:gon ha.'> a Ii vcly and dht~r~e ·mix of fcod 
prcc·t>·'5l\rs, includm~ flm~s that mJ.kc: ;mJ packo:tgc saha. jam, mu'3tard. 
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pic~;lecs, por11to chip~, che~se :md <Ti::;er clait.3· fTOduct'>. tortilla~ , granob, 
5<'.1~- .lnd nc.; milk. t~as Jnd hu bs, beer .. anJ roasted coftce .. 

The ilirus that lr>catc in Bill1h ar.:; likdy to be !lmall b~cm.1se iinns with a large 
lcve.l of ~ployment are mm~ like ly to l ... ,catc in more c~mrat and lc.1rger areas. ,.\ll 
of ili.cs~ b:.tSine:sses tend to locate ~u tkxibl.e building' th;lt c.:in ;~ccor•1moillttc 
o.:::tke~ lig.:-:J aszc;ni~ly/rc'.:iearch, and ilis1. ~ • bution t~se·~ ;:m site·i cji 05 ; l) 5 ~ere > 
Th\!sc '.:iites mu~t be relatively level~ hlls ,~public sctvices, anJ a reasonable lcvd 
of acccS61bHity tl"' major roadways, These use~) should also be buffered from 
neighboring residential and. commercial uses to rt:duc~ pokntial contlict3. 

DEMAND FOR COMMERCIM~L AND INDUSTRIAL LAND 
IN BANKS 

Table 4-2 ~hows forecast l!mployment growth in Banks over the 2003-20:.!5 
~rind. To estimate the amount of land ne-eded to U{~commudate thi'l employment 
growth. we ~pplied employment u;;!nsity factors fur the number of employees per 
acre for each land use type. The employment density ta,;tors used in Table 4-3 are 
based on tbe artualeniployment density oft:t picaJlnnll uses, 1nduding indtl:J1rial 
parks, ret:lll ~"totes, offices, schools. and pubU~ offices. Ta~Jc 4-3 ~;hows that 
expected employment growth \Vill generate demand for385 to 51..4 acres of 
buildable land in Banks (net ofunbuildabk ar\!as St:lch as lho$!:! for streets and 
infrast:r'llctwe, wetlands, or in a tloodway). 

table 4--3 indicat.es the level of total ]and demand gh eo. expected employment 
g~:mvth in Banks over L'le f01ec:!St period. Emplr.yment growth is translated into 
demand for land using assmnpti!:'ms ab0ut the number of employ~es per acre b~· 
land use type. TbesG assumptions ure derived fiom the 1Q09 Employment DenJit:r 
Study hy Mctr0,: in whir;h th~y measured th~ actual amount ofbullding square 
feet per ~mployee b~, industry and tlccor·::uea-mtiu of developments type<; in 
vuri\>US area-; ofmetmpolitan Portland. 1hc ~mployee per acre a':>~lU11ptions used 
in Table 4-3 tdkd the employment J~nsitit:s in the subatea that 1ndudc<> B(IJ1ks, 
:.::.nd tloor-arca-raiios for d~vdopmcnt types and settings cc.,mparable to the type of 
d•;vel(lpment e'-pected m Banks. 

Table 4-3 shows that tht! range of t>mployment growth i 11 l..ihlc 4-2 results in 
d~manJ for ·b. 7 tv 63 _ 1 acres of non-residential land in liG.nks ov~r the 
200~-·2025 pcr.iod Mo'5t Jo:::m:md wiH k fur Indu~tnal use~. with c.lem.and for 27.1 
lo 36. l a~rc:)_ 

--·----- :- ---- · - - .........--

~ ·J o:.t, C' ]'J~N J:rn~~l; : ~ m.::w D et,;,;f' .• :.t:t•iy ll~'V~~. t :'vl.1: '5 •tt••, : '-~C .. •i...:'::~ £: ,1 : 
~£ .. ~~~ :.1·} '1..!:~!"' .. ~ ~~~:- :,. '' . ~ . J:: _ _:~;,.: ·.'.~ ~ : .~2:!·::.4!.'.-~~ ..! 1.•_·_ 1.:~ _ ;;.d~!!;.:_O:Hi i ' · -."', ~ f 
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Table 4-3. DemanJ for buildable land ln Banks ·j~ncn~ !.ed 
by expected employment growth, 2003-202:5 

·- ·· .............. - ~-Jnployment Employees Demand {net 
;,L.andUse Type growth par net acre buHda~le acres) 
low Growth Rate 
Ct:mm ~:-cia I 
!n(I:J~tl iaJ 

Cc,mmunity Facilities 
Total 
Middle Growth Rate 
ComJl'lerei~l 
Industrial 
Community Facihtle<:> 
TotaJ · 
High Growth Rate 

., .. ,.., 
VJ:;,..:,.. 

4C6 
133 
863 

25 
15 
20 

372 25 
471 115 
164 20 

- __ 1 ,007' -~-- . -·-- -~-

CommEirdal 428 25 
lndustriai 542 15 
Community F~littes 196 .20 
Total ___ _ 1,166 
Stll,lra; ECONorthwest, 

12.9 
--- ·-- •, .;.I : 

6.8 
46.7 

149 
31A 
82 

54.5 

17.1. 
361 
98 

63,1 

Thete arc several oth~r considetmion.1. ho\\'cvcr, tbat may need to be iactored 
imu tht.! t.--stimate orland demand: 

• 'fbe Banks Commtmity .Foundation hac; been pur:ming dcvelopmerlt of a 
mo.tion pictme sow1d ~rage jn the Banks area. According to a r('ccnt report 
(lU this prl)posal, such a facility would require a site c,f2S--35 relatively 
flat build3ble acn!s. · ·while employment at a ~ound stage may be included 
in the forcc~st of potential employment growth in Banks, u 35 aer.e l)ite 
cxce~ds ~r is almo::>'T. all oflhe Industrial land d~r!.wnd 5hown in Table 4~3 . 

r n a larger city with d~mand ior a hundred or more acres of iruhn-uiaJ land~ 
the need for a 25-35 ac-r~ site could he th:commodat\.'\1 \Vithitl thalliJt:-~1 
•lenllllld by prote~.ting large sitc::s ¥-~role aJ!O\.vi:ng development of ~malkr 
sit~s . !.u Bank::., howc,;er, holding a 25-3:5 <a.cre she for u large 
devdo.pmc::nt C011ld tie up all1)i the City's supply oOnducstrialland. 
pri!vt>nting dev~lopm;:>nt of ;.;m:.1ller lndu~trial uses. !\.lost of the Indu~trial 
dernand W\! t:xpe~t in Bank$ \v!il be tor smaller and sp~daliz~d us.~;; that 
n:quire 0. 5-5 acr~.c; of land. 1 o .11low Ihi8 dcvclnpmcnt and respond to 
orpt,mmitks in tl;(.' m:.1rket~ Banks mu~;t have lndt.c>trial .'.lite:; in :1 suitable 
range of size:> or l~.ugt parcels that can be- di-v idc~L 

If thr City dt'dde:; to support tht pursuit of~ sound st~~e or other larg~ 
T ndustria"l use, 1t &hculd !ndt!\.h.· a ~unahk~ ~itt in irs 'iupply of!lhiu~triul 
land and protcl:t that :me lrom b..:&g ,')uhdividcJ into smaller par~els. 

Given the conte:t of ]dnJ supply <md c'\~~ted en•ri(IYOl~!nt grow1h in 
Banks. l.i 25- -~5 acr::: ':ilt(' woutd n~ed to b,· in addition tv tho;.· lndu:;tria! land 
J~manJ ~hov: n m Tabb ..J.-3. 

--·-·--- -· ------------
· n.:~r.,l D.-\ ~!,,pr.J::nt l11i t' •• w • :s. ln~ Jin);5_ f.,wd :.<'><' r_-o..._u:J~J- i .. JJ;;, fot <·-lh 'J ·.J -\loi!(JIC Pu::,ll'.! ~WI--I ..: -..,gJ 111 ;·a-- .. u :" .Ull.l) Bunl-~. 

(// ~ .. t.;c/1'. Pr·~p!tr ... d ior t:-..:: B-.'1.·.~ ~ Cominunay r QU!ll.i.mon JtlllUJ.i .... 
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Nor.i! o.i:" the· krrg::!it employers : n Da.nk:s ~ont.1ci:ed ~or thi,;; Sltldy mdicak d 
that th<;y had pl..i.i1S to expand or ..:ontract their k vd of e-mployment. 

s~ve: ·.:· J bl.;Si.ness•;·s on \Jain Slreet in ~~o'->ntown Bunk') have n:k'~ :hat at" 
indtt')tr.ial .in (har~ckr but ~e •)tJ. 1ill1d .mned for comme•:d al us~·.,, So1i11.: of 
th~3c huine-ss~s have cxpres!\ed interest in movin£ to la.rg~r sites zoned 
fnr in..1l.!Str!a1 u.,e1~ . Such a :n~'"·e ·~ voulJ create mer~ room in downto·.-..n 
Banks for ;)Jnall retail and c~··tr..mercial u-res that arc m~..)r~ cn~':1patihic an1.: 
supportive of a do\\11t.uwn setting~ l:a addition, some uses in dowmown 
Banks h~nc potential for reuse or redevelopment. These developments 
would decrease d~mand for Commercial land in Bcnh by 1-3 acres. 

:Estimated demand for land to accommodate Community F adlitie5. ranges 
from. 6. 8 to 9.8 acres ln. Table 4'-3. The Banks School Distri~.:l, however, 
reports that projected population growth in Banks may generate demand 
for anoth~t school. and that the optimum school sit~ is 10.-15 acres.-' Sinc.e 
a school site of this s.i:ze if> larger than th~ Cummt.mity FacUit.i.es land 
shown in Table 4·3, a 15 acre site sh{luld be added to the estimated land 
demand. Th~ emplo}mcnt at the new school. however, should be taken out 
of the employment growth that dri\'cs demand f()r Community Facilitit!s~ 
ka\'ing only £!"1...'\-Vth in other pl1hlic agencies. Thb reduces Jcmand for 
Commuru.ty Fadhtics land by two acres. 

Demand fM Community Fa.cilitics land is to accommodate employment 
growth. T.ais demand, ther~fore~ do~s not indude any area for parks m· 
open space. Ifthc City of Banks desires land for parks am] open space in 
~ddition to the area shov•n in Table 4-3~ this amouni ofhnd shouJd be 
added to any UGB expansion pursued by the Cit}'. 

Table 4-4 shl1\VS the t ~:-;ult of adjusting th~ amount of1.1nJ demand cltri·;~d 
from expcctcJ (.•ln.ploym~nt gr<)\\th to wfkct the pursuit of a sound stage 
devcJopmcnt, the ne~,d for .mother $Chool si te. the po1ential mov·~ of several 
husincsse~ out of downtown Bank~. and potentiiltcu\~ o~ 1edevelopwcnt m 
Jc'.\"ntoY>'ll Ban~s, TIK·sc a.dju~tments add .~5 lndu:stri.1l acres fo1 a sound stage 
devch)pm~nt site, tcducc deP:1.anJ fc,r Commctd allanJ by 3 acre~ to tcpzesl'nt 
potc-nual red~velo11ment tn downwwn Bilrlks, and mcrea8c demand l(,r 
Comrtmnity FacihticG land by 13 acr~s. 1he ft:!>ult is to iru:rl!.:t'S't the lt:vd of lund 
dcmaT1c.l in Banks oh.·r the pbmling period tc> a tot.ll of 91.7 to lOiU acres. 

---- ···--- -

' \ [,llli)fl '. lcCl~.;;t""~nrc.:j.'Nt:. \hr.u J1, ·. IJ t~a , t.: ( ' o..L':T;,:,'"lt i::c~ • r ·,~~ th\~ ~.;> ::;a .. ny r• !l ,(,u~;:hl~ a'IO.i!,u 500 ,;tuJ.::nt ~ P •0J<.CtcJ ~~pu l,;t ·•J•1 
151 ov, th (.I 2} '111 IJ" ~r rne .•.: ·.:( t~,el' t,;- yr.:.u :, • . t; rl!tt:mly ;t<lui'te .:i. by t~<. City; ·vot• ld a·:e ,,Jfl r·~ '" .ln ~;. , :: c.1pad t; .:.nJ n:.-;u•r.! clv .!lo11rr;<e.11 oi 
,mC'ttlt.: r ·;l"hovl. '1l .e Distract wcruld ne;:d 5 ye.i~.'> o!"' it.:..rl iJme t.o .u..q-••Jre J. -;ite :m<:l ht-1 hl ;:. :; ... hoo' · 

Page 4-8 E·20 Northwest May 2005 Banks Goal 9 T echnJccl Report 



Table 4·4. Adjusted demand for buHtlable !and in 
B anks, 2003-2025 

Demand from Adjust- ~dusted 
~User:,:ee . en1p gro~~ ments d~mand 

Low Growth Rate 
Commercial 1~ 9 -3.!) 9~ 
lndu:>tt iat 271 + 3f. 0 e:2 1· 
Comi"riunity Fac:litles 6.8 + 13.0 19 8 
Total 46.7 +45.0 -!!:!. 
JVIiddl~ Growth Rate 
Commercial 14.9 -30 11 9 
Industrial 31.4 + 35 t) 664 
Community Facilities D? 

""' "'·-- 0 212 
T.otal 54.5 .. 45.0 _J9.5 
High Growth Rate 
Commercial 171 -30 14 1 
lnduatrial 361 ~ 35.0 71.1 
.Community FacdJtias 9.8 0 22.8 
Total 63.1 +45.0 108.1 
~~.:rce . ECONcrtt.wed. 

BUILDABLE LANDS INVENTORY 
The City of Banks conducted an inventory of vacant nor.-re~idcntiaJ Jand in 

2003. The al.noun1 of vacant land identified in thic; inventory Is ~ht.:>wn ;n Table 4~ 
5 . This vacant land. h(:\VI!Vcr, i$ not all availabl!! lor d~vdopment. A.c~o1ding to 
KJ. Won ofthe City ofi3anh~ appn:,;\:imately 50% of the 8.5-acre Industiiul 
parc.d at the c;;outhcast corner of Banks is jn w\!tlands and r;t•mi1wat.t!r Jr::Unag~, 
nnd so i.a not buildable. Thts n.rl'n is suhtmctcd from th~ mventory l',f <v&'ant ac.r~~ 
m Table 4-5 unJcr Constraint>J Ac.r~s. 

In ::tddit;on, se·verul uthcr udjustment<> are nec~<,smy t•> ·i.Jcntif;, t.h~ supply of 
butlJablc l~1d in Banks: 

• The n:maining 425 (}Cft!S ofindu~tri~lllanJ at the southe<'t~t (l)mer of 
nauks is sarroundt!d by '3Ubnrban re3ldct1tial devdopmetH. AppiO'/al of the 
Arb<.•r 'V11lagc PUD included a provi5ion. ·th::tt ihe devdopt.-r provkle a 
~ccon!.lary acct~ss roaJ to this parc.d :<o th.::tL truck uallil' '.\·ould not r.l!t:d to 
ucc~:;.s the property vtJ the rc-;iclcntialarca Optiom f01 thh St'cond~ay 
::u:cc~;, waJ are to ~.:reate a nev. road c-ros~ing the raihoad N ·ll.'l.e\v roaJ 
u11dcr Highway 6 to ccnrlCCt w \V1!ke-sboro Road Both ofthc::.e O?tions 
ar~ probicmoi:.tc. anJ the;: loc~ti.-m ofrc:;idcntial uni!~ J.Jju.ccnt to this p:lt(el 

m::1kc it a po)or loc.1t10n fur mJustnJl dt:\elopm.::nt In addition, thi! 
r~ropcrty 0\\llo:'!f h.as expre~scd 3. d~sin: tu ChJ11ge the InJnstrial zoning l}h 

thi(.; pared In the wntl'xt of tih.:: Sllb.5t..mti<.!l amr1unt oflnJusirial l.md thnt 
wm be ne?d~tl to acCOJ'TUilOd[itC p.Ot\'!l.lt~al employment grmvth in Bank!'. tt 
jppean thJ.t tht> City shoulJ ~eek to r.:zone tht~ p!OI•crty· anJ nJd lndtlitnal 
land ds~\vhtt~ to mak~ up forth~ 1o:,s of th1s [ndm:t.nal lane . 

~ A 3 3-act;.: Industrial parc~l ea~ of the 1:il1ro.1d trad .. s du~:.:; n•)t hav~ public 
street access. In :1dditi.on, the nano'A' shape of this lot ma1:es 1.1 di'ffic:ult to 
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J~velop or u.:,e fm 1ndustt-id :;u;ti vit:: . 'fh~rc ~c.c;~. vve '>Ubtr.K! this _pared 
.ft\Jm the inveP.t01Y o.fb:uilct.lbl~ land in B.ruL\cs. 

l l:lc result of adj!istiug the inv~n!ory vfvac::t~t land in Banks for \h:tland 
constraints aild lmd ur.scitable for industrial deve!t>pment is ~ho-.;vn in TC1ble 4-3. 
Ibis rabt-: :.hows that Banks has onty 1.07 acres <if corrun~r-;iall::md nnd P .96 
;.i.\!res oPnllustriallmlrl, for a tot:il :: ·f ~ )3 nci builc~~.bl~ acr~s. 

Table 4"5. Supply of buildable land in Banks by zohing, 2005 
vacant Constrained 

Zoning .Acres Ac~s 
commercial 1 07 ~ ~~ ~lfoo 
lndustr!al 12,76 -4 .~5 
Community F'~gilltle§ -~~--0 oo _ -~ 0.00 
Total 13.83 -4.25 
Sou~ ECONorthwest 

Adjust­
ments 

000 
-7 .S5 

0.00 
-7.55 

Net Buildable 
Acres 

1 07 
0.96 
0.00 
2.03 

COMPARISON OF SUPPLY AND DEMAND FOR 
BUILDABLE COMMERCIAL AND INDUSTRIAL LAND 

Pag~4-~0 

Table 4-6 shoW-5 the re.suit of comparing land demand from Table 4-4 with the 
n~t supply ofhuildaolc lar.d ~hown in Table 4-5. Table 4-6 shows that Banks has 
tt deficit of9--l3 Cvmm~dal acre~, 61-70 Industrial ac-rcos, and 20--23 acre~ fer 
Commt_t.nity Fadlitic~. This amount ofland will n~d to be .1ddcd to Ba.•1.k." Urbtill 
Gro-.;vth Bound:ity if the City of Banks wi~hes to accommodate the potential 
employment gmwth in the community e&timatcd in 1his ~m<ly. 

Table 4-6. Estimated surplus (deficit) of buildable 
land in Banks, 2005 

Total Net Buildable Surplus 
ZoninfJ Demand Suppi~_(Deficit) 

Low Growth Rate 
Commerc1al 8 88 1 07 (8 R 1) 
lndustnai 62 O"i 096 {61 11) 
Commumt'J Facihbes 1975 000 (19 75) 
Total 91 .. 70 2.03 (89.6'a. 
Middle Growth Rate 
Commercral 11 88 1.07 Cl081) 
lnJustnal 6640 096 (65 44l 
Commur.tty Facil.tie-s 21 ~0 000 {21.20) 
Total 99.48 ··- 2.03 (97.45) 
High Growth Rate 
Commerctal ·14 12 1.07 (13C5) 
!ndu'3lr!al 7113 096 (70 17) 
Commt.:nlty Fac;ht1es 22 80 0 00 f22 :>:> 
Total 108.05 2.C3 . '.}.~§~;_ i_ 

Sourca· EC•JNorthWP.5t 
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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 economic 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 19th 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 all 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". In the 1890'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 John 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 importance 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 renovate 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 surv ivi ng , 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. Although the town lobbied to get the Sunset Highway, a major artery that connects 
Portland to the Oregon Coast, the final plan for that highway bypassed the City of Banks and placed it just 
three miles away. The Sunset Highway was not completely finished until 1948. 
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During World War II, 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. 

The fact that the Sunset Highway bypassed the town has had both positive and negative effects. On one 
hand, the 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 
modern 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, 
Washington 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 small 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 
expanding 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 the 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 extension 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 aspirations are expanded below. 

In particular: 

What is your planned capacity for these areas? 

We 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 time, 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, achieving 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, Banks 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 quality 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 the 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 
form 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 appropriately 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 
enhance 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 will also need to invest in infrastructure at every opportunity available. We will fund 
infrastructure development 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 type 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 
refurbished 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 vehicles 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 require continual upgrade and modernization for the intermediate 
timeframe. 

No new financing strategies are being considered 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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TLID AREA (sq.ft) AREA (sq.ft) 

2N3300001500 21882.70707 0.50 

2N331 CC04000 86025.43908 1.97 

2N331 0002200 117898.72745 2.71 

2N331CD06600 171544.33952 3.94 
2N331 D002300 61902.09885 1.42 
2N331C006500 99547.80512 2.29 

2N331 D002500 58386.53840 1.34 

2N331 CD06400 157205.99292 3.61 

2N331 D002400 166006.42258 3.81 

2N3310002100 23846.8341 0 0.55 

2N331 0002800 19503.00071 0.45 

2N331 D001900 51142.17419 1.17 

2N331 D002000 43877.33693 1.01 
2N4250002500 46455.12477 1.07 

2N331 0000603 2929.51672 0.07 

2N331 D001600 101383.44016 2.33 

2N331 D001700 43500.47593 1.00 

2N331 D001800 321529.06070 7.38 

2N331 CC03800 186324.44541 4.28 
2N3300002400 57 48495.79895 131.97 

2N330CC00200 16862.25093 0.39 

2N330CC00300 68344.96640 1.57 

2N330CC00400 55293.97798 1.27 

2N330CC00500 28509.44084 0.65 
2N4250002300 27230.87191 0.63 
2N4250002400 11295.10962 0.26 

2N331 BB05600 1776.75630 0.04 

2N4360000600 5492199.29181 126.08 

2N331 BB001 00 55325.04801 1.27 

2N3310000401 250022.7 4 794 5.74 

2N331 0000400 1090148.08452 25.03 

Preferred Alternative UGB Expansion Tax Lot Inventory 
(as proposed Jan, 2010) 

OWNER1 . SITEADDR 

CHILSON DAVID MELVIN & 14520 NW SELLERS RD 

PARTAIN JIM UVING TRUST 42005 NW WILKESBORO RD 

RIEDESEL RONALD K 41101 NW WILKESBORO RD 

HERINCKX DANIEL P & PHYLLIS E 41919 NWWILKESBORO RD 

OREGON STATE OF 

EVERS GENEVIEVE M TRUSTEE 41745 NWWILKESBORO RD 

BURLINGTON NORTHERN INC 

HERINCKX ROGER & CINDI 41525 NW WILKESBORO RD 

KEMPER WARREN E & REBECCA V 41455 NWWILKESBORO RD 

O'CONNOR SARA LYNN 41065 NWWILKESBORO RD 

SHAW SANDRA I & TOMMY D 

HARTFORD DALE & PHYLLIS 40835 NW WILKESBORO RD 
SHAW SANDRA I & TOMMY D 40975 NW WILKESBORO RD 
BURLINGTON NORTHERN RR CO 14175 NW SELLERS RD 

UNITED STATES OF AMERICA 

LLOYD HARLENE REV TRUST 41060 NW PACIFIC AVE 

CUTRIGHT ALFREADA 41010 NW PACIFIC AVE 
HERINCKX ROBERT C & DONNA J I 12175 NWAERTS RO 

STEPHENS JERRY L & JOAN A 42155 NW WILKESBORO RD 

WINTERS CLEL & 42095 NW BANKS RD 

MCCRAW COREY & VALERIE R 14480 NW SELLERS RD 

MERS 14350 NW SELLERS RD 
DUYCK BENTLEY J & EILEEN M 14230 NW SELLERS RD 
DUYCK LEOLA M REV UV TRUST 14170 NW SELLERS RD 
STOCKER RICK R & TINA L 42585 NW CEDAR CANYON RD 

WEST DANNIE 8 42627 NW CEDAR CANYON RD 

BIROS ELIZABETH J & EDWARD A 191 N MAIN ST 

WOLVERINE FINANCIAL LLC & 42580 NW CEDAR CANYON RD 
MEADE LEON STANLEY 42050 NW BANKS RD 

BECKER DONALD E & 41940 NW BANKS RD 

CHRISTY RIDGE FARMS 

Partial 
UGB Full or Inclusion 
Inclusion Partial Amt. 
Use Type Inclusion (acres) 

Res Full n/a 

lnd Full n/a 

lnd Full n/a 
lnd Full n/a 
lnd Full n/a 
lnd Full n/a 

lnd Full n/a 

lnd Full n/a 

lnd Full n/a 

lnd Full n/a 
lnd Full n/a 
lnd Full n/a 

lnd Full n/a 

lnd Full n/a 
lnd Full n/a 

lnd Full n/a 

lnd Full n/a 
lnd Full n/a 
lnd Full n/a 

Res Partial 1.00 

Res Full n/a 

Res Full n/a 

Res Full n/a 
Res Full n/a 

Com Full n/a 

Com Full n/a 

Com Full n/a 
16 Res; 

Res; lnd Partial 12.5 lnd** 
Res Full n/a 

lnd Full n/a 

Res Full n/a 



TLID AREA (sq.ft) AREA (sq.ft) 

2N331 0000402 44861.33083 1.03 

2N331 0000403 232633.38848 5.34 

2N331 0000404 1015225.70458 23.31 

2N331 0000200 858861 .92292 19.72 

2N3310000602 118931.15650 2.73 

2N331 0000600 1387801 .52607 31.86 

2N4360000800 2112720.81201 48.50 

2N331 CA06900 388560.54000 8.92 

2N33100001 00 2831709.51914 65.01 

2N43600011 01 922246.08744 21.17 

2N331 0000400 432915.96509 9.94 

2N331 D001 000 65136.22115 1.50 

2N331 D000700 118448.85171 2.72 

2N331 D000800 74989.65325 1.72 

2N331 D000102 18793.92904 0.43 

2N331 D001290 18600.19694 0.43 

2N331 D000101 39543.95396 0.91 

2N331 D001300 24092.63518 0.55 

2N331 D002600 53056.54 719 1.22 

2N331 D000600 42740.98201 0.98 

2N331 D001500 15306.47159 0.35 

2N331 D001400 24001 .92272 0.55 

2N331 D001401 1297 4.89551 0.30 

2N331 0002700 5750.45059 0.13 

2N331 CC03900 85621.85163 1.97 

2N331 CC03700 62227.06143 1.43 

Preferred Alternative UGB Expansion Tax Lot Inventory 
(as proposed Jan, 2010) 

OWNER1 SITEADDR 

BANKS CITY OF 

SMITH KAREN J 41512 NW BANKS RD 

CHRISTY RIDGE FARMS 

JENSEN MAURICE & MARCELLA 41200 NW BANKS RD 

BANKS LUMBER CO 

VANDYKE SAMUEL J & 
WOLVERINE FINANCIAL LLC & 
QUAIL VALLEY GOLF CORPORATION 

QUAIL VALLEY GOLF CORPORATION 12565 NW AERTS RD 

VANDYKE JOINT TRUST 

QUAIL VALLEY GOLF CORPORATION 

QUAIL VALLEY GOLF CORP 40995 NW WASHINGTON AVE 

TRUSSELL JOSEPH F AND 41108 NWWASHINGTONAVE 

HUGHES ROY L & SANDRA M 40960 NW WASHINGTON AVE 

HUGHES ROY L & SANDRA M 

HARRIS JANICE LOUISE 40800 NW WASHINGTON AVE 

QUAIL VALLEY GOLF CORPORATION 40755 NWWASHINGTON AVE 

LUNDIN FRANKLIN H & MARILYN J 12345 NW AERTS RD 

DIBLER RICHARD & SHIRLEY 40805 NW PACIFIC AVE 

BECKER DARRYL LEONARD & 41262 NW ROSE AVE 

LITTLETON RICHARD L & 40875 NW PACIFIC AVE 

REES TROY L 40695 NW PACIFIC AVE 

PARKER CHRISTINE EJKENNETH E 40677 NW PACIFIC AVE 

LITTLETON RICHARD L & 
VANDERZANDEN STEVEN J 42085 NW WILKESBORO RD 

PORTLAND GENERAL 
-
c12311 t-JW WIL!(ESBORO RO 

Partial 
UGB Full or Inclusion 
Inclusion Partial Amt. 
Use Type Inclusion (acres) 

Res Full n/a 

Res Full n/a 

Res Partial 19.25 

Res Partial 15.10 

lnd Full n/a 

Res Full n/a i 
lnd Partial 2.10 

Res Full n/a 
7 Res; 

Res; Com Partial 3Com 

7.12 Com; 
Com; lnd Partial 10.521nd 

Res Full n/a 

Res Full n/a 

Res Full n/a 

Res Full n/a 

Res Full n/a 

Res Full n/a 

Com Full n/a 

lnd Full n/a 

lnd Full n/a 

Res Full n/a 

lnd Full n/a 

lnd Full n/a 

lnd Full n/a 

lnd Full n/a 

lnd Full n/a 

lnd Full n/a 

2 



TLID AREA (sq.ft) 

2N331D001901 47038.99142 
2N331 D0001 04 28572.61324 
2N331D000103 998.23375 

Notes 

AREA (sq.ft) 

1.08 
0.66 
0.02 

Preferred Alternative UGB Expansion Tax Lot Inventory 
(as proposed Jan, 2010) 

OWNER1 SJTEADDR 

HARTFORD DALE & PHYLLIS 
USA BUREAU OF RECLAMATION 
USA BUREAU OF RECLAMATION 

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

Partial 
UGB Full or Inclusion 
Inclusion Partial Amt. 
Use Type Inclusion (acres) 

lnd Full n/a 
Com Partial 0.02 
Com Full n/a 

3 



Residential Industrial Commercial 

Amt to be Brought Amt. to be Brought Amt. to be Bmught 
TLIO Into UGB (acres) TLID Into UGB (acreS~) TLIO Into UG6 (acres) 
2N3300001500 0.50 2N331CC04000 1.97 2N3310000101 0.91 
2N3300002400 1.00 2N3310002200 2.71 2N331 00001 04 0.02 
2N330CC00200 0.39 2N331 CD06600 3.94 2N33100001 03 0.02 
2N330CC00300 1.57 2N3310002300 1.42 2N4250002300 0.63 
2N330CC00400 1.27 2N331 C006500 2.29 2N4250002400 0.26 
2N330CC00500 0.65 2N3310002500 1.34 2N331BB05600 0.04 
2N331BB00100 1.27 2N331C006400 3.61 2N3310000100 3.00 
2N3310000400 25.03 2N331 0002400 3.81 2N436000 11 01 7.12 
2N331 0000402 1.03 2N331D002100 0.55 iiOJrAL ~ 

1,2~00 

2N3310000403 5.34 2N331 0002800 0.45 
2N3310000404 19.25 2N3310001900 1.17 
2N331 0000200 15.10 2N331D002000 1.01 
2N3310000600 31 .86 2N4250002500 1.07 
2N331 CA06900 8.92 2N331 0000603 0.07 
2N331D000400 9.94 2N3310001600 2.33 
2N3310001000 1.50 2N3310001700 1.00 
2N3310000700 2.72 2N3310001800 7.38 
2N331D000800 1.72 2N331CC03800 4.28 
2N331 0000102 0.43 2N3310000401 5.74 
2N331 0001290 0.43 2N3310000602 2.73 
2N331D000600 0.98 2N4360000800 2.10 
2N4360000600 16.00 2N331D001300 0.55 
2N331 00001 00 7.00 2N331D002600 1.22 
TQTAL ... J53.89 2N331D001500 0.35 

2N3310001400 0.55 
2N331 0001401 0.30 
2N331 0002700 0.13 
2N331CC03900 1.97 
2 N331 CC03700 1.43 
2N331D001901 1.08 
2N4360000600 12.50 
2N4360001101 10.5 

10:Y:A'£ . 80,93 
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TECHNICAL MEMORANDUM 5.1 CH2MHJLL 

Banks Urban Growth Boundary/fransportation 
System Plan Update: TPR Code Review Report 

PREPARED FOR: 

PREPARED BY: 

COPIES: 

DATE: 

KJ Won, City of Banks 
Ross Kevlin, ODOT 

Terra Ungley, CH2M HILL 
Michael Hoffmann, CH2M HILL 

Kirsten Pennington, CH2M HILL 
Michael Hoffmann, CH2M HILL 

June 26,2009 

This memorandum summarizes the requirements of the Oregon Administrative Rule (OAR) 
660-012-045 (also 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 are missing altogether. Table 1 summarizes City code compliance with the TPR. 
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Table 1: Banks Code Transportation Planning Rule Compliance 

OAR 660·012·0045: Implementation of the Transportation System Plan 

(2) Local governments shall adopt land use or subdivision ordinance 
regulations, consistent with applicable federal 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 

BANKSMEM05 1_072209_ TRACKCHANGE 

• I) t'''~',t' l . ~ ar ua ~' ' " < . ... .,.., _ . 

Complies ~ith 
TPR 

Section 152.052 of the Banks Land Division 
Regulations outlines guidelines for Streets. 

1) All streets shall be considered in their relation to 
existing and planned streets, to topographical 
conditions, to public convenience and safety, and 
to the proposed use of land to be served by the 
streets. 

13) Access control where a land division abuts or 
contains an existing or proposed arterial or 
collector street, the Planning Commission may 

!-rQQf-C 
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BANKS URBAN GROWTH BOUNDARY/TRANSPORTATION SYSTEM PLAN UPDATE: TPR CODE REVIEW REPORT 

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 
andODOT) . 

(b) Standards to protect future operation of roads, transit • Street standards are provided in Land Division 
ways and major transit corridors 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 traffic in 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 

I and amended in this memo to provide 
; 

performance standards that are in accordance with I 
I 

the TPR requirement at issue. 

Sedion 151.066-indudes level of se1:·vice 
! 

BANKSMEM051_072209_TRACKCHANGE 



BANKS URBAN GROWTH BOUNDARYfTRANSPORTATION SYSTEM PLAN UPOATE: TPR CODE REVIEW REPORT 

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 noise corridors and imaginary 
surfaces, and by limiting physical hazards to air navigation 

(d) A process for coordinated review of future land use 0 There is no existing text to address this 
decisions affecting transportation facilities, corridors, or sites 

(e) A process to apply conditions to development proposals 4 The Banks Code of Ordinances partially addresses 
in order to minimize impacts and protect transportation the TPR requirement at issue here, as described in 
facilities, corridors, or sites 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 

I 152.051 Required Improvements 1. The 
developer has the responsibility of providing 
the following improvements and with the 
plans and specifications: a. All street grading, 
b. Installation of roadway curbs and permanent 

I 
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, Zoning Code secti<~~J?!Jl7 2J~afufies_ 

BANKSMEM051_072209_ TRACKCHANGE 4 



BANKS URBAN GROWTH BOUNDARYfTRANSPORTATION SYSTEM PLAN UPDATE: TPR CODE REVIEW REPORT 

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 0 There is no existing text to address this 
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. 

(g) regulations assuring that amendments to land use f Section 151.157 Comprehensive Plan and Zoning 
designations, densities, and design standards are consistent Amendment Criteria: (C) The proposed change is 
with the functions, capacities and performance standards of compatible with the surrounding existing and 
facilities identified in the TSP. 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. 

BANKSMEM051_072209_TRACKCHANGE 5 



BANKS URBAN GROWTH BOUNDARY/TRANSPORTATION SYSTEM PLAN UPDATE: TPR CODE REVIEW REPORT 

(a) Bicycle parking facilities as part of new multi-family 0 There is no existing text to address this 
residential developments of four units or more, new retail, 
office and institutional developments, and all transit transfer 
stations and park-and-ride lots; 

(b) On-site facilities shall be provided which accommodate • Section 152.053 Blocks 3) c. Pedestrian and bicycle 
safe and convenient pedestrian and bicycle access from ways. When desirable for public convenience and 
within new subdivisions, multi-family developments, access, a pedestrian and bicycle way easement may 
planned developments, shopping centers, and commercial be required to connect to a cul-de-sac or to pass 
districts to adjacent residential areas and transit stops, and to through an unusually long or oddly shaped block, 
neighborhood activity centers within one-half mile of the or to otherwise provide appropriate circulation. 
development. Single-family residential developments shall 

Land Division Regulations should be amended to generally include streets and accessways. Pedestrian 
circulation through parking lots should generally be include development standards for 

provided in the form of accessways. 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 • Banks Land Division Regulations includes some I 

limited to, existing or planned schools, parks, shopping language requiring blocks to have cut-throughs to 
areas, transit stops or employment centers; 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 • The Banks Land Division Regulations requires I 

collectors. Sidewalks shall be required along arterials, sidewalks on all streets, however there is no 
collectors and most local streets in urban areas, except mention of bikeways along arterials and major 
that sidewalks are not required along controlled access collectors. 
roadways, such as freeways; 

(C) Cui-de-sacs and other dead-end streets may be used • Banks Land Division Regulations Section 152.052 I) 
as part of a development plan, consistent with the describes Cul-de-sac standards which include a 
purposes set forth in this section maximum length of 500 feet and can serve a 

building site for not more than 20 dwelling units. 

BANKSMEMOS 1_072209_ TRACKCHANGE 6 



BANKS URBAN GROWTH BOUNDARY/TRANSPORTATION SYSTEM PlAN UPDATE: TPR CODE REVIEW REPORT 

(D) Local governments shall establish their own 4 Banks Land Division Regulations Section 152.052 
standards or criteria for providing streets and accessways Streets contains standards and criteria for 
consistent with the purposes of this section. Such providing streets and accessways. Street width, 
measures may include but are not limited to: standards parking, sidewalks, parking strips, street angles 
for spacing of streets or accessways; and standards for and access controls are all included in the 
excessive out-of-direction travel 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 4 General provisions in the Banks Land Division 
one or more of the following conditions exist: Physical or Regulations include text that exempts streets from 
topographic conditions that make a street or accessway being required where topography, land use, and in 
connection impracticable, Buildings or other existing relation to existing and planned streets. 
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. 

(c) Where off-site road improvements are otherwise required 0 There is no existing text to address this 
as a condition of development approval, they shall include 
facilities accommodating convenient pedestrian and bicycle 
travet including bicycle ways along arterials and major 
collectors 

(d) For purposes of subsection (b) "Safe and convenient" 0 There is no existing text to address this 
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 

BANKSMEM05 1_072209_ TRACK CHANGE 



BANKS URBAN GROWTH BOUNDARYfrRANSPORTATION SYSTEM PLAN UPDATE: TPR CODE REVIEW REPORT 

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 %to V2 
mile. 

(e) Internal pedestrian circulation within new office parks t 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 

BANKS MEMOS 1_072209_ TRACKCHANGE 



Introduction 
The following text recommendations are recommended to bring the Banks Zoning 
Ordinance and Land Development Code in compliance with the 1PR. Recommended code 
language is from the Model Development Code for Small Cities, 2nd Edition. The following 
section outlines the 1PR requirements and the recommended revisions (text insertions J 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 1PR 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 strikeoat format. 

OAR 660-012-0045(2)(a) 

(2) Local gavemments shall adopt land use or subdivision ordinance regulations, consistent with 
applicable federal 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 

Recommended 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, 
consolidated, or modified through a land division, partition, lot line adjustment, lot 
consolidation, or street vacation; and when proper ties are subject to Land Use 
Review or Site Design Review. 

BANKSMEM051_072209_TRACKCHANGE 9 



BANKS URBAN GROWTH BOUNDARYrmANSPORTATION SYSTEM PLAN UPDATE: TPR CODE REVIEW REPORT 

(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 OR 6. Any riew access 
to OR 47 requires an ODOT -approved approach road permit. 

(P) Functional Classification. Development should reflect functional classification of 
roadways as identified in the Banks Transportation Network Plan, including 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. All land use and 
development applications in a Commercial or Industrial zone shall 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). 

(B) It is the responsibility of the applicant to demonstrate compliance v;rith these standards. 

(11) Vehicular access and traffic. 

(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) Traffic generated by the proposed use may not have the effect of adverselv 
impacting the existing level of service (LOS) at nearby intersections. 

(B) All land use and development applications shall comply with the following standards 
and procedures for the purpose of protecting the future operation of the Banks 
transportation system: 

BANKSMEM051_072209_TRACKCHANGE 10 



BANKS URBAN GROWTH BOUNDARYITRANSPORTATION SYSTEM PlAN UPOATE: TPR CODE REVIEW REPORT 

(1) Development Standards. 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 
vacation must have frontage or approved access to a public street. 

(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; 

(c) 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. 

BANKSMEM051_072209_TRACKCHANGE i1 
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BANKS URBAN GROWTH BOUNOARYfTRANSPORTATION SYSTEM PlAN UPDATE: TPR CODE REVIEW REPORT 

(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 public 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 (0) 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 40-48 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 following 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. TIA' 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) Amending the Comprehensive Plan to provide transportation facilities, 
improvements, or services adequate to support the proposed land 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, 
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(3) Altering land use designations, densities, or desitm 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. When a development 
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 Ru1e - 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 (exclusive 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 resu1t 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 planned 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 TRAFFIC IMP ACTS 

The purpose of this section of the code is to assist in determining which road authorities 
participate in land 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 reviewed for potential 
traffic impacts; when a Traffic Impact Analysis must be submitted with a development 
application in order to determine whether conditions are needed to minimize impacts to 
and protect transportation facilities; what must be in a Traffic Impact Analysis; and who is 
qualified to prepare the Study. 

(A) When a Traffic Impact Study is Required. The City or other road authority with 
jurisdiction 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 application involves one or more of the following actions: 

(1) A change in zoning or a plan amendment designation; 

(2) Any proposed development or land use action that a road authority states may have 
operational or safety concerns along its facility(ies); 

(3) An increase in site traffic volume generation by 300 Average Daily Trips (ADD or 
more; or 

(4) An increase in peak hour volume of a particular movement to and from the State 
highway by 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 
requirements, 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 
professional engineer in accordance with the requirements of the road authority. If the 
road authority is the Oregon Department of Transportation (ODOT), consult ODOT' s 
regional development review planner and OAR 734-051-180. 
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Section 151.069 Design Standards. 

(A) Generally. 

(1) When reviewing design as part of permit review for any land use action or 
development, 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. 

ffi All off-street parking lots shall be designed in accordance with city standards for 
stalls and aisles as set forth in the following below. 

Section 151.137 Procedure; Preliminary Site Development Documents [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 be as for a 
conditional use application(§§ 151.116 and 151.170 et seq.). In addition, the 
development standards of§ 151.138 apply. 

When reviewing 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 Amendments] 

Unless part of a legislative action, the procedure for quasi-judicial comprehensive plan and/ 
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, conditional use, zone change, or other 
land use action, 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. 
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OAR 660-012-0045(2)(f) 
(j) 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. 

Recommended additions to the Banks Zoning Code 

§ 151.174 PUBLIC NOTICE. 
(A) Mailed notice. The City shall mail the notice of the Type III action. The 
records of the Washington County Assessor's Office are the official records for 
determining ownership. Notice of a Type III application hearin~ 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 hearin~ 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 
intergovernmental 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 
and 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 
shall be made part of the administrative record. 

A notice of public heaiffig on any land use application required 
according to § 151.171 shall be posted at 1 or more locations within 
the city, including the City Hall, at least 10 days prior to the date of 
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the hearing. 
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property (based on records at the \Aiashington County Department of 
Assessment and Taxation) within 200 feet of the site of the application. The 
notice shall be mailed at least 10 days prior to the date of the hearing. 
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are also authorized 
(.Q.ID The notice shall include a description of what is being 

proposed and: 
(1) 
(2) 
(3) 

The property address and legal description; 
The criteria applicable to the request; 
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. 

(EQ 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 
F. 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 land 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 measures as a condition of development or through a development 
agreement or similar funding method, specifying when such measures will be 
provided. 

G. Exceptions. Amendments to the Comprehensive Plan or land use regulations with a 
significant 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, The amendment does not include 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. Development 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 belaw. 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. 

(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 Design Revfew shall provide bicycle parking, in conformance 
with the standards in the table below, and following subsections. 

(A) Minimum Required Bicycle Parking Spaces. Uses shall provide long- and short-term bicycle 
parking spaces, as designated in Table 3. Where two options are provided (e.g., 2 spaces, 
or 1 per 8 bedrooms), the option resulting in more bicycle parking is used. 
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Use Categories S~ecific Uses Long-term S~aces {Covered Short-term s~aces (near 
or enclosed} building ent!]£} 

Residential Categor;es 

Household Living Multifamily 1 Qer4 units 2, or 1 ~r 20 units 

Groug Living 2, or 1 12er 20 bedrooms None 

Dormito!:Y 1 ger 8 bedrooms None 

Commercial Categories 

Retail Sales And 2, or 1 12er 12,000 sg. ft . of 2, or 1 Qer 5,000 sg. ft. 
Service floor area of floor area 

Lodging 2, or 1 Qer 20 rentable 2, or 1 ger 20 rentable 
rooms rooms 

Office 2, or 1 Qer 10,000 sg. ft. of 2, or 1 ger 40,000 sg. 
floor area ft. of floor area 

Commercial Outdoor 8, or 1 ger 20 auto sgaces None 
Recreation 

Major Event 8, or 1 Qer 40 seats or Qer None 
Entertainment CU review 

Industrial Cat~ories 

Manufacturing And 2, or 1 Qer 15,000 sg . ft. of None 
Production floor area 

Warehouse And 2, or 1 Qer 40,000 sg. ft. of None 
Freight Movement floor area 

Institutional Categories 

Basic Utilities Bus transit !! None 
center 

Park and ride 8, or 5 Qer acre None 

Communit~ Service 2, or 1 ger 10,000 sg. ft . of 2, or 1 ger 10,000 sg . 
floor area ft . of floor area 

Parks (active None 8, or Qer CU review 
recreation areas only} 

Schools Grades 2-5 1 Qer classroom, or Qer CU 1 Qer classroom, or Qer 
review CU review 

Grades 6-12 2 12er classroom, or 12er CU 4 Qer school, or ~r CU 
review review 

Colleges Excluding 2, or 1 ger 20,000 sg. ft. of 2, or 1 Qer 10,000 sg. 
dormitories (see net building area, or 12er CU ft. of net building area, 
GrOUQ Living, review or Qer CU review 
above} 

Medical Centers 2, or 1 ger 70,000 sg. ft. of 2, or 1 Qer 40,000 sg. 
net building area, or Qer CU ft . of net building area, 
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Use Categories SJ;!ecific Uses long-term SJ;!aces {Covered Short-term SJ;!aces {near 
or enclosed} building entrvl 

review or 12er CU review 

Religious Institutions 2, or 1 ger 4,000 sg. ft. of 2, or 1 12er 2,000 sg. ft. 
and Places of Worshi!2 net building area of net building area 

Daycare 2, or 1 r;2er 10,000 sg. ft. of None 
net building area 

Other Categories 

Other Categories 
Determined through Land Use Review, Site Design Review, or CU 
Review, as applicable 

(B) Exemptions. This Section does not apply to single-family and two-family 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, whichever is less. 
Long-term (i.e., covered) bicycle parking should be incorporated whenever possible into 
building design. 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 damage; 

(E) Options {or 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 other secure storage space inside or outside of the building; 

(F) Lighting. For security, bicycle parking shall b'e 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 facilities shall be provided which accommodate safe and convenient pedestrian and bicycle 
access from within new subdivisions, multijamily 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 

BANKSMEM051_072209_TRACKCHANGE 21 



BANKS URBAN GROWTH BOUNDARYfTRANSPORTATION SYSTEM PLAN UPDATE: TPR CODE REVIEW REPORT 

generally include streets and accessways. Pedestrian circulation through parking lots should 
generally be pravided in the Jonn 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 cul-de-sac or 
to pass through an unusually long or oddly 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 shall 
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. 

c. "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 multifamily 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 shall 
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 or existing 
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. 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, 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 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 
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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 and 
planned schools, parks, shopping areas, transit stops and employment 
centers. 

(4) Sidewalks, planter 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) Cui-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-ofdirection 
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 distance of 250 feet or more. In the case of 
environmental or topographical constraints, 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 or topographic constraint precludes some 
reasonable street connection. 

2. 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 
[600llength; 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; 

c. 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; 

3. Pedestrian/bicycle accessway Standards. Where a street connection 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 neighborhood are lighted, 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, provided 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 when 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, 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)(c) 
(c) VVhere 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% to 1h mile. 
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No recommended additions to the Banks Zoning Code or land Division Regulations 

OAR 660-012-004S(3)(e) 
(e) Internal pedestrian circulation within new office parks and commercial developments shall be 

provided 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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CilY OF BANKS COMPREHENSNE PLAN 
AMENDMENTS TO UPDATE URBAN GROWTH 
BOUNDARY, TRANSPORTATION PLAN AND 

RECREATIONAL LAND NEEDS 
OCTOBER 20 10 

I. 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 
determining its future commercial/industrial land needs 
consistent with Goal 9. 

The TGM grant funded planning studies that enabled the City to 
evaluate 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 (TSP) that would satisfy the requirements of the Oregon 
Transportation Planning Rule (TPR) pertaining to Goal 12. 

As provided in the grant program guidelines, a professional 
consulting firm (CH2M HILL) was retained to perform the study 
project work tasks. A Technical Advisory Committee (TAC) was 
formed 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 Sheriffs Office. 

Opportunities 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 study file. 

II. PLAN AMENDMENT PROPDSAL 

The subject plan amendment proposal is organized into three 
parts as follows: 

Part I: Urban Growth Boundary Expansion- Goall4 
Part II: Transportation System Plan - Goal 12 
Part III: Recreational Needs - Goal 8 

The proposed plan amendment documents for Parts I and II 
were prepared UJ?der 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. The urban growth boundary will be updated and 
expanded when the vacant and developable land within 
the 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. 
Consistent with the above policy statement, the City has 
undertaken a TGM planning study process to consider 
expanding the UGB. Over the course of the study process, the 
TGM project consultant, i.e., CH2M 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 members, plus reviewed citizen reactions regarding the 
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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 201 0" 

The UGB technical report is attached as Exhibit A and explains 
the analytical process used to determine the amount and 
location of land to be located in the UGB expansion, including 
the following planning components: 

o Population Forecast 
o Residential and Related Land Needs 
o Employment and Related Land Needs 
o UGB 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 (Boundary 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 here by amended as follows: 
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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." 

Amended Policy 3 

"3. The City will annex lands located within the expanded 
Urban 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 

"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 
water and sanitary sewers; or specifically identified by 
the City of Banks as in tended for urban development 
purposes within the immediate future. Immediate 
Growth Areas are in tended 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 
and sanitary sewers as specifically analyzed in the 'City 
of Banks Urban Growth Boundary Expansion 
justification Technical Report dated October 2010n; 
and Urban Reserve lands located outside a UGB that 
will provide for future expansion over a long-term 
period." 
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Existing Policy 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 
Shopping 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 
County zoning until such time that City zoning is assigned 
to the land." 

Existing Policy 8 

"8. Conversion of this area from Future Urban to 
Immediate Urban will be considered on a 
determination that a need exists for additional 
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immediate urban land and that adequate public 
facilities and services are available to the area.'' 

(The uFuture 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 

u9. 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" and ({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; 

• Develop TSP elements including a plan for streets, bike 
and pedestrian facilities, street design standards, and 
development codes to implement OAR 660-012-045 (2) 
and ( 3) of the Transportation Planning Rule. 

.. Identify solutions to provide access and circulation for 
Banks to improve connectivity for bikes, pedestrians 
and vehicles and reduce reliance on state highways for 
city-wide circulation. 
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• 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 TSP 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 
• Mobility 
• 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 
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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. 

a. 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. 

o Need: Provide increased left-tum lane storage capacity 
at intersection of Main Street/Oak Way/OR 6 ramp 
terminal. 
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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. 

a 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. 

o 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. 

o 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. 

o Need: Provide north-south circulation system on east 
side of Banks in UGB expansion area and access to new 
land uses. 
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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. 

Concept # 11 Option A: Install bicycle/pedestrian 
overcrossing of railroad from area east of Banks School 
complex to eastside of Banks (UGB expansion area). 

Concept #11 Option B: Install bicycle/pedestrian 
undercrossing of railroad from a~ea 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: 

o Add a new 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 Add 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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Part III: Recreational Needs - Goal 8 

Background 

The City Council adopted a Park & Recreation Master Plan 
(PRMP) for Banks on September 11, 2007. The expressed goal 
of the PRMP was: uro 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: 

o Playlots 
o Neighborhood Playground 
o Neighborhood Park 
o Community Playfield 
o Major Community Park 

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 golf 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 

11 



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 
consultant 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 Utilizes new report format and corrects study items 
such as park names. 

o Adds 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 t'The Intertwine" section that 
describes a regional trail system including the Banks­
Vernonia State Trail, Council Creek Regional Trail and 
Turf to Surf Trail (page 15). 

o Provides a detailed discussion about the operation and 
activities 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). 

o 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. 

Recommended Comprehensive Plan Amendment 

The Planning Commission reviewed the draft PRMP during a 
public hearing on September 28, 2010. After much discussion 
and due 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 
included 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 and 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. 

"Policies: 

b. Development of pedestrian and bicycle 
pathways and trails should be promoted." 

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. 

6. The City recognizes the Quail Valley Golf 
Course as a recreation resource that meets 
current and long-term recreation needs. 

7. 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. 

8. 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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