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Chapter 4

Demand and Supply of
Builldable Land in Banks

This chapter builds on the analvsis presented in Chapters 2 and 3 to forecast
potential employment growth in Banks. Expected employment growth will drive
demand for buildable non-residential land in Banks. the level of land demand will
be compéred to the supply of buildable land in Banks to determine whether Banks
has a sufficient supply of buildable land to accommodate expected employment
growth. If not, this chapter will identify the amount and type of additional land
needed to accommodate expected employment growth.,

FORECAST EMPLOYMENT GROWTH iN BANKS

The purpose of an employment forecast in this study is to forecast the demand
for non-residential land needed to accommeodate potential employment growth in
Banks. Thus, what is needed is a forecast of employment by land use type. Banks’
current zoning code has three categories of land to accommodate non-residential
development: General Commercial, General Industrial, and Community Facilities.

‘Table 4-1 shows 2003 employment in Banks in these categories,

Table 4-1. Employment in Banks by land use

type, 2003

Full- Part- Seasonal/
Land Use Type Timg_ Time Temporary Total
Commercial 65 69 3 137
Industrial 116 24 44 184
Community Facilities 77 49 1127
Total ' 258 142 48 448

Source: K.J. Wan, Banks City Planner. Personal comespondence to Steve
Keliey, Washington County DLUT. March 11, 2003,
Note; businesses assigned a land useé type by ECONarihwest.

The employment level shown in Table 4-1 is the base from which future
employment in Banks will be forecast. Employment by land use type wilt be
forecast through 2025 to represent a twenty-year planning period. The first step to
forecast employment growth in Banks is to select an avérage annual growth rate
for total employment in Banks. Once the level of future total employment has
been forecast, assumptions will be applied to estimate the distribution of this
employment by land use type. These assumptions will reflect expected economic
trends in the region as well as the comparative advantages of Banks.

TOTAL EMPLOYMENT GROWTH RATE

Recent forecasts of employment growth summarized in Chapter 2 show a
range of expected employment growth rates in Washington County and Banks:
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* Metro’s forecast for the Portland region shows total employment in
Washington County growing at an average annual rate of 2.0% between
2005 and 2025,

* The Oregon Empioyment Department forecasts employment in
Mulinomah, Washington, and Tillamook counties to grow at an average
arnual rate of 1.4% between 2002 and 2012.

* Metro’s forecast of employment growth in the Banks area (TAZ 1297 and
1298) shows an expected average annual growth rate of 1.4% between
2005 and 2025,

These. forecasts suggest that employment in Banks will grow at an average
annual rate in the range of 1.4% to 2.0%. Applying this range of growth rates to
Banks’ level of total employment in 2003 results in a 2025 level of total
employment in the range of 608 to 693. This range of employment levels could be
reached with employment growth in the range of 160 to 245 over the planning
period.

The City of Banks has expressed a desire for an improved balance between
the number of jobs and population in Banks. An improved jobs/population
balance is desired so that Banks can be less of a bedroom community for residents
that work elsewhere and to provide a more robust tax base for funding services
needed in the community.

To improve the jobs/population balance, jobs in Banks need to grow at a faster
rate than population. Using Banks’ 2003 population of 1,430 as a base, the
population projection recently adopted by the City of Banks—3,739 people in
2024—-implies an average annual population growth rate of 4.7% over the next
twenty years.

According to the 2000 Census, the ratio of Bank’s population to the number of
working residents {regardless of where they work) was 1.87. Applying this ratio
to the 2003 population indicates that Banks would need a total of 765 jobs to have
the number of jobs in Banks equa! the number of working residents in Banks.
This is 317 more jobs than the number currently in Banks,

~ The share of the population that is in the labor fotce is expected to decline in
the future due to aging of the population, This will have the effect of increasing
the ratio of population to working residents in a community. If we assume that
Banks would like to have 3 ratio of population to jobs of 2.0 by 2024, and apply
this ratio to the level of population projected for Banks in 2024 (3,739), this
implies that Banks would need total employment of 1,870 in 2024. Applying this
level of employment to the 2003 level of employment in Banks implies an
average annual employment growth rate of 7.0% between 2003 and 2024,

An average annual employment growth rate of 7.0% over twenty years is
exceptionally high compared to growth rates observed for larger areas. The

' The ratio of population to residents that are in the labor force for Washington County as a whole was 1.82 in 2000.
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development of Arbor Village, however, shows that a single residential
development can lead to exceptionally high population growth rates in a town as
small as Banks. In a similar fashion, the locatior: of a single large employer in
Banks could lead to exceptionally high employment growth rates. Given Banks’
desire for an improved balance between population and jobs, anticipated '
population growth in Banks has increased the level of employment growth needed
to achieve this balance.

To improve the balance between population and jobs in Banks, and for
economic development of the area in general, the Banks Community Foundation
is pursuing development of a sound stage facility in the Banks area for the film
industry. The land needed for such a facility will be incorporated into the land
demand analysis later in this chapter. This initiative shows that the Banks
community is seeking large employers to bring jobs to the area to diversify the
economy. As with the impact of Arbor Village on population growth, a single or
few latge employers locating in Banks could have a significant impact on
employment growth in the community.

In summary;

* Existing forecasts of employment growth in Banks anticipate total
employment to grow at an average annual rate of 1.4% to 2.0% over
twenty years.

* Banks has expressed a desire for an improved balance between the
population and number of jobs in Banks, To achieve this, employment
must grow faster than population, which is expected to grow at an average
annual rate of 4.7% over the next twenty years.

* To achieve a number of jobs roughly equal to the number of working
residents in 2024, Banks would need total employment to grow at an
average annual rate of 7.0%.

While employment will need to grow faster than population to improve
Banks’ balance between its population and jobs, it seems unlikely that a small
community such as Banks will achieve a perfect balance between population and
Jjobs. Given this expectation, it appears that an average annual growth rate in the
range of 5.0% to 6.0% is most appropriate for total employment in Banks through
2025. This growth rate represents the City’s desire for an improved balance
between population and jobs in Banks, and Banks’ recently adopted population
projection.

Applied to Banks® 2003 empleyrignt of 448, this range of growth rates resuit
in total employment of 1,311 tqé 1.614 Sn 2025. This represents employment
growth in Banks of 863 to 1,16 T the next twenty years. While this is a
substantial increase over existing employment levels in Banks, it represents only
0.6% to 1.3% of total employment growth anticipated in Washington County over
the next twenty years.
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DISTRIBUTION OF TOTAL EMPLOYMENT

Data in Table 4-1 shows that the distribution of 2003 employment in Banks by
land use type is 31% Commercial, 41% Industrial, and 28% Community
Facilities. Economic trends, the location of Banks, and local economic factors.
have several implications for the future distribution of employment by land use
type. These implications include the following:

* Retail employment is likely 1 increase as a larger population base

supports mote specialized retail shops and services in Banks, However,
future population in Banks is unlikely to support another supermarket, or a
new discount store. Big-box retail uses are unlikely to locate in Banks
because of its small population and location away from other urban
centers or substantial levels of passing traffic. Thus, any increase in the
share of Commercial uses from retail growth will likely be modest,

* Banks does have potential to attract some office uses, particularly small
back-office operations, software development/support, or call centers. In
addition, population growth in Banks should support a medical office and
other services. These uses would contribute to an increase share of
employment in Commercial uses. A few of these businesses could reuse or
redevelop buildings and sites in downtown Banks. Some of these uses
could also locate on land zoned for General Industrial use in Banks.

* Given the setting of Banks and the skills of the workforee in the
surrounding region, small specialized manufacturing, research, and
engineering uses have the most potential to generate employment growth
in Banks, These uses would primarily locate on land zoned for Industrial
use,

* The level of employment in activities that use land zoned for Community
Facilities will grow with population growth, particularly employment in
public schools and city government. Economies of scale, however, will
allow employment in these activities to grow more slowly than total
employment, lowering the share of employment by this land use type.

These implications are refiected in the assumptions used for the 2025
distribution of employment in Banks shown in Table 4-2. These assumptions
show that the share of Banks® total employment in Commercial and Industrial
uses is expected to increase while the share using land zoned for Community
Facilities is expected to decrease over the forecast period. While the share of total
employment in uses on land zoned for Community Facilities is expected to
decrease, the amount of employment in this category is still expected to increase
by 135 to 196 jobs over the forecast period. Employment growth i Banks will be
led by businesses with Industrial and Commercial land uses.
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Takle 4-2, Forecast employment growth in Banks by land use tyoe,

2003-2025

2003 2025 ' 2003-25
Land Use Type Amount % Amount % Growth AAGR
Low Growth Rate
Commercial 137 31% 459 35% 322 56%
Industrial 184  41% 580 45% 408 5.4%
Community Facilities 127 28% 262  20% 135 3.3%
Total ‘ 448 100% 1,311 100% 863  5.0%
Middie Growth Rate ' ‘
Commercial 137 31% 509 35% 372 6.1%
Industrial 184 41% 655 45% 471 5.9%
Community Facilities. 127  28% 291 20% 164 3.8%
Total 448 100% _1,455 100% 1,007 5.5%
High Growth Rate ' '
Commercial 137 31% £65 35% 428 6.7%
industrial 184 41% 726  45% 542 B8.4%
Community Facilities 127 28% 323 20% 196 4.3%
Total 448 100% 1,614 100% 1,166 6.0%

Source: ECONorthwest.

Chapter 2 identifies industries with potential for growth in the forecast period
based on current trends. Chapter 3 describes the comparative advantage of Banks.
relative to other communities in the Portland region, which is primarily a smail
town character and setting combined with access to urban amenities. The
combination of market conditions and local characteristics suggest several
examples of businesses that might locate in Banks over the forecast period:

* Engineering or software design. The presence of high-tech firms in
Washington County attracts many highly-skilled employees to the area.
Some of these firms will spur development of spin-off or supplier
businesses, and skilled employees frequently develop small start-up
businesses using their skills. These businesses are numercus but tend to
not have recognizable names because they do not produce products with a
wide distribution,

* The Portland area has become a center for businesses engaged in the
manufacture of knifes and similar equipment. Examples of large firms
include Leatherman Tool and Gerber Blades, but each of these started as
small specialty firms and many other smaller businesses are located in the
Portland area,

* The manufacture of RVs, truck trailers, and other transportation
equipment in the Portland area creates the potential for small businesses
that make specialty parts and supplies for these larger manufacturers,

* Oregon’s timber industry creates the opportunities for related small
businesses, such as those that manufacture or maintain industrial
equipment, supply specialty glues and resins for wood manufacturing, or
provide logging supplies.

¢ Agriculture and food manufacturing in Oregon also create an oppertunity
for specialty food processing. Oregon has a lively and diverse mix of food
processors, including firms that make and package salsa, jam, mustard,
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pickles, potato chips, cheese and other dairy products, tortillas, granola,
soy and rice milk, teas and herbs, beer, and roasted coffee.

The firms that locate in Banks are likely to be small because firms with a large
level of employment are more likely to locate in more central and Jarger areas. All
of these businesses tend to locate in flexible buildings that can accommodate
oifice, light assembly/research, and distribution uses on sites of 0.5 to 5 acres.
These sites must be relatively level, have public services, and a reasonable level
of accessibility to major roadways. These uses should also be buffered from
neighboring residential and commercial uses to reduce potential conflicts.

DEMAND FOR COMMERCIAL AND INDUSTRIAL LAND
IN BANKS

Table 4-2 shows forecast employment growth in Banks over the 2003—2025
period. To estimate the amount of land needed to accommodate this employment
growth, we applied employment density factors for the number of employees per
acre for each land use type. The employment density factors used in Table 4-3 are
based on the actual employment density of typical land uses, including industrial
parks, retail stores, offices, schools, and public offices. Table 4-3 shows that
expected employment growth will generate demand for 38.5 to 52.4 acres of
buildable land jn Banks (net of unbuildable areas such as those for streets and
infrastruchire, wetlands, or in a floodway). '

Table 4-3 indicates the level of total land demand given expected employment
growth in Banks over the forecast period. Employment growth is transtated into
demand for land using assumptions about the number of employees per acre by
land use type. These assumptions are derived from the 1999 Employment Density
Study by Metro, in which they measured the actual amount of building square
feet per employee by industry and floor-area-ratio of developments types in
various areds of metropolitan Portland. The employee per acre assumptions used
in Table 4-3 reflect the employment densities in the subarea that includes Banks,
and floor-area-ratios for development types and settings comparable to the type of
development expected in Banks.

Table 4-3 shows that the range of employment growth in Table 4-2 results in
demand for 46.7 to 63.1 acres of non-residential land in Banks over the
2003-2025 period. Most demand will be for Industrial uses, with demand for 27.1
to 36.1 acres.

+
L

* Mewo. 1999 Employment Densitv Study. Revised May 5. ht
reeion.opeddibrary docsinaps datn 19%%qnplovimen idensity

W WwL e Ero-
study.pdf
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Table 4-3. Demand for buildable land in Banks generated
by expected employment growth, 2003-2025
- Employment Employees Demand {net

Land Use Type growth per net acre buildable acres)
Low Growth Rate " B '
Commercial 322 25 12.9
Industrial 408 15 271
Community Facilities 135 20 6.8
Total 863 . 467
Middle Growth Rate |

Commercial a7z 25 14.9
Industrial 471 15 314
Community Facilities. 164 20 8.2
Total 1,007 . 54.5
High Growth Rate

Commercial 428 25 17.1
Industriat 542 15 36.1
Cormmunity Facilities 196 20 98
Total 1,166 63.1

Source; ECONorthwest.

There are several other considerations, however, that may need to be factored
into the estimate of land demand:

* The Banks Community Foundation has been pursuing development of a
motion picture sound stage in the Banks area. According to a recent report
on this proposal, such a facility would require a site of 25-35 relatively
flat buildable acres.’ While employment at a sound stage may be included
in the forecast of potential employment growth in Banks, a 35 acre site
exceeds or is almost all of the Industrial land demand shown in Table 4-3.

In a larger city with demand for a hundred or more acres of industrial land,
the need for a 25-35 acre site could be accommodated within that total
demand by protecting large sites while allowing development of smaller
sites. In Banks, however, holding a 25-35 acre site for a large
development could tie up all of the City’s supply of Industrial land,
preventing development of smaller Industrial uses. Most of the Industrial
demand we expect in Banks will be for smaller and specialized uses that
require 0.5-5 acres of land. To allow this development and respond to
opportunities in the macket, Banks must have Industrial sites in a suitable
range of sizes or large parcels that can be divided.

If the City decides to support the pursuit of a sound stage or other large
Industrial use, it should include a suitable site in its supply of Industrial
land and protect that site from being subdivided into smaller parcels.
Given the context of land supply and expected employment growth in
Banks, a 25-35 acre site would need to be in addition to the Industrial land
demand shown in Table 4-3.

* Rural Development Initiatives, Inc. 2005. Land Use Considerations for siting a Motion Picture Sound Stage in {or around) Banks,
Oregon. Prepared for the Banks Community Foundation. [anuary.
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* None of the largest employers in Banks contacted for this study indicated
that they had plans to expand or contract their level of employment.

* Several businesses on Main Street in downtewn Banks have uses that are
industrial in character but are on land zoned for comtercial uses. Some of
these businesses have expressed interest in moving to larger sites zoned
for industrial uses: Such a move would create more room in downtown
Banks for small retail and commercial uses that are more c‘ompatible_ and
supportive of a downtown setting. In addition, some uses in downtown
Banks have potential for reuse or redevelopment These developments
would decrease demand for Commercial land in Banks by 1-3 acres.

+ Estimated demand for land to accommodate Community Facilities ranges
from 6.8 to 9.8 acres in Table 4-3. The Banks School District, however,
reports that projected population growth in Banks may generate demand
for another school, and that the optimum school site is 10-135 acres.* Since
a school site of this size is larger than the Coromunity Facilities land
shown in Table 4-3, a'15 acre site should be added to the estimated land
demand. The employment at the new school, however, should be taken out
of the employment growth that drives demand for Community Facilities,
leaving only growth in other public agencies. This reduces demand for
Community Facilities land by two acres.

* Demand for Community Facilities land is to accommodate employment
growth. This demand, therefore, does not include any area for parks or
open space. If the City of Banks desires land for parks and open space in
addition to the area shown in Table 4-3, this amount of land should be
added to any UGB expansion pursued by the City.

Table 4-4 shows the result of adjusting the amount of land demand derived
from expected employment growth to reflect the pursuit of a sound stage
development, the need for another school site, the potential move of several
businesses out of downtown Banks, and potential reuse or redevelopment in
downtown Banks. These adjustments add 35 Industrial acres for a sound stage
development site, reduce demand for Commercial land by 3 acres to represent
potential redevelopment in downtown Banks, and increase demand for
Community Facilities land by 13 acres. The result is to increase the level of land
demand in Banks over the planning period to a total of 91.7 to 108.1 acres.

* Marilyn McGlasson reports that the Distriet's current facilities have capacity for reughly another 500 students. Pro_;ecﬁed popuiation
growth of 2,300 over ihe next twenty years, as recently adopted by the City, would use morc than this capacity and require development of
another school. The District would need 3 years of lead time to acquire a site and build a school.
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Table 4-4. Adjusted demand for buildable land in

Banks, 2003-2025

Demand from Adjust-  Acjusted
Land Use Type emp growth. ments  demand
Low Growth Rate o
Commercial 12.9 ~3.0 9.9
Industrial 274 +350 62.1
Community Facilities 88 +130 19.8
Total 46.7 +45.0 91.7
Middle Growth Rate ‘ '
Commercial 14.9 -3.0 11.9
Industrial 314 +380 66.4
Community Facilities 8.2 0 21.2
Total 545 +45.0 99.5
High Growth Rate
Comimercial 17.1 -3.0 14.1
Industrial 381 +35.0 71.1
Commiunity Facilities 9.8 4] 2.8
Total 63.1 + 45.0 108.1

Source: ECONorthwest.

BUILDABLE LANDS INVENTORY

The City of Banks conducted an inventory of vacant non-residential land in
2003. The amount of vacant land identified in this inventory is shown in Table 4-
5. This vacant land, however, is not all available for development: According to
K.J. Won of the City of Banks, approximately 50% of the 8.5-acre Industrial
parce] at the southeast corner of Banks is in wetlands and stormwater drainage,
and so is not buildable. This area is subtracted from the inventory of vacant acres
in Table 4-5 under Constrained Acres.

In addition, several other adjustments are necessary to identify the supply of
buildable land in Banks:

The remaining 4.25 acres of Industrial land at the southeast corner of
Banks is surrounded by suburban residential development. Approval of the
Arbor Village PUD included a provision that the developer provide a
secondary access road to this parcel so that truck traffic would not need to
access the property via the residential area. Options for this secondary
access road are to create a new road crossing the railroad or a new road
under Highway 6 to connect to Wilkesboro Road. Both of these options
are problematic, and the location of residential units adjacent to this parcel
make it a poor location for industrial development. In addition, the
property owner has expressed a desire to change the Industrial zoning on-
this parcel. In the context of the substantial amount of Industrial land that
will be needed to accommodate potential employment growth in Banks, it
appears that the City should seek to rezone this property and add Industrial
land elsewhere to make up for the loss of this Industrial land.

A 3.3-acre Industrial parcel east of the railroad tracks does not have public
street access. In addition, the narrow shape of this lot makes it difficult to
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develop or use for industrial activity. Therefore, we subtract this parcel
from the inventory of buildable land in Banks.

The result of adjusting the inventory of vacant land in Banks for wetland
constraints and land unsuitable for industrial development is shown in Table 4-5.
This table shows that Banks has only 1.07 acres of commercial land and 0.96
acres of Industrial land, for a total of 2.93 net buildable acres.

Table 4-5. Supply of buildable land in Banks by zoning, 2005
Vacant Constrained Adjust- Net Bulldable

Zoning _ Acres _Acres ments Acres
Commercial ' 1.07 - 0.00 0.00 - 1.07
Industrial _ 12.76 -4.26 ~7.55 0.96
Community Facilities 0.00 . 0.00 0.00 . 0.06
Total 13.83 =425 755 2.03.

Source: ECONorthwest,

COMPARISON OF SUPPLY AND DEMAND FOR
BUILDABLE COMMERCIAL AND INDUSTRIAL LAND

Table 4-6 shows the result of comparing land demand from Table 4-4 with the
net supply of buildable land shown in Table 4-5. Table 4-6 shows that Banks has
a deficit of 9-13 Commercial acres, 61-70 Industrial acres, and 20-23.acres for
Community Facilities. This amount of land will need to be added to Banks Urban
Growth Boundary if the City of Banks wishes to accommeodate the potential
employment growth in the community estimated in this study.

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

Total Net Buildable Surplus

Zoning ~ Demand Supply (Deficit)
Low Growth Rate

Commercial 9.88 1.07 (8.81)
Industrial 62.07 0.96 (61.11)
Community Facilities 19.75 0.00 {19.75)
Total , 91.70 2,03 (89.87)
Middle Growth Rate '

Commercial 11.88 1.07 (10.81)
Industrial 66.40 0.96 (65.44)
Communlty Facilities 21.20 0.00 {21.20)
Total 99.48 2.03 (97.45)
High Growth Rate '

Commercial 14.12 1.07 (13.05)
Industriat 71.13 096 ({70.17)
Community Facilities 122.80 0.00 (22.80)
Total 108.05 2.03 1106.02)

Source: ECONorthwest,
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City of Banks Aspirations
Adopied January 13, 2009

The City of Banks is a small, rural community located in Western Washington County, situated just
outside of the Poriland Meiropolitan 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 aimost
completely diminished when in 1855 the Federal Government forced them onto Grande Ronde
Reservation, near McMinnville. Although a few remained in the area, by end of the 19" century the only
trace of the Indian existence was the arrowheads, etc., that farmers found, and still find, in their fiefds.

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 smail 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 1801, 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
pecple, up the road and relocated near the Banks property. The post office renamed itseif "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 surviving, not expanding,
during the Great Depression. Even though there was no major expansion during this time, significant
events took place that would shape the town's future. As the automobile proceeded to become the more
dominant mode of transportation in Oregon, the town's hopes of becoming a major railroad shipping and
receiving center were diminished. The town focus turned to getting major highways through or near Banks,
and in 1931 the Main Street became part of the Nehalem Secondary Highway. The Southern Pacific
Railroad limited the number of rail cars running through town and then completely shut down the Banks
Depot in 1933. 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 |I, 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 deveioped. 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 ecaonomy. Starting in
the 1970s, the timber industry was hard hit when state and federal govemment 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 westarly
and up the hills north of our current city center. We wili 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 fuil-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 refain, 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 wiil 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)
reguiations 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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Residential

o B
s

Amt. to be Brought

TLID Into UGB (acres)

2N3300001500 0.50
2N3300002400 1.00
2N330CC00200 0.39
2N330CC00300 1.57
2N330CC00400 1.27
2N330CC00500 0.65
2N331BB00100 1.27
2N3310000400 25.03
2N3310000402 1.03
2N3310000403 5.34
2N3310000404 19.25
2N3310000200 15.10
2N3310000600 31.86
2N331CAD6900 8.92
2N331D000400 9.94
2N331D001000 1.50
2N331D000700 2.72
2N331D00Q0800 1.72
2N331D000102 0.43
2N331D001290 0.43
2N331D000600 0.98
2N4380000600 16.00
2N331D000100 7.00

Industrial
_ Amt. to be Brought
TLID - Into UGB (acres)
2N331CC04000 1.97
2N331D002200 2.71
2N331CD06600 3.94
2N331D002300 1.42
2N331CD06500 2.29
2N331D002500 1.34
2N331CD06400 3.61
2N331D002400 3.81
2N331D002100 0.55
2N331D002800 0.45
2N331D001800 1.17
2N331D002000 1.01
2N4250002500 1.07
2N3310000603 0.07
2N331D001600 2.33
2N331D001700 1.00
2N331D001800 7.38
2N331CC03800 4.28
2N3310000401 5.74
2N3310000602 2.73
2N4360000800 2.10
2N331D001300 0.55
2N331D002600 1.22
2N331D001500 0.35
2N331D001400 0.55
2N331D001401 0.30
2N331D002700 0.13
2N331CC03200 1.97
2N331CC03700 1.43
2N331D001901 1.08
2N43600006800 12.50
10.59

2N4360001101

£3

AT b

Commercial

i Amt. to be Brought
TLID - Into UGB {acres)
2N331D000101 0.91
2N331D000104 0.02
2N331D000103 0.02
mzammcoonoo 0.63
2N4250002400 0.26
2N331BB05B00 0.04
2N331D000100 3.00
2N4360001101 7.12
: s N TR e R
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TECHNICAL MEMORANDUM 5.1 CH2MHILL

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

PREPARED FOR: KJ Won, City of Banks
Ross Kevlin, ODOT
PREPARED BY: Terra Lingley, CH2M HILL
Michael Hoffmann, CH2M HILL
COPIES: Kirsten Pennington, CH2M HILL
Michael Hoffmann, CH2M HILL
DATE: June 26, 2009

This memorandum summarizes the requirements of the Oregon Administrative Rule (OAR)
660-012-045 (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.

BANKSMEMOS 1_072208_TRACKCHANGE



Z IONVHINIVYL BOZZL0™ | SONIWSHNVE

93LJU0I] 9SIDASI ‘S1931S SSad0e [eurrewr axmbai
Aewz vorssrunuoy Sunnreg 3y} ‘Jea1s 10303[[0D
10 rerrajre pasodoad 1o Sunsixs ue sureiuos

10 SINAE UOTSIAIP PUE] B 3I3M JOIU0D S50y (€]

"8193.45
3y 4q paatas aq 0} puel jo ssn pasodosd ay; 0}
Pue ‘A}ajes pue aoususAu0 dqnd o} “SuonIpuod

eonydesBodos o3 ‘sypans pauued pre Sunsixo SIRSUBP pue Sasn [elns 0} spue] Jeini uo juswdopaap

03 UORE[3I 1193 UT PaISPISU0D 3q [[eys §130Ts [T (1 Sunruay Yim jussisucd pue §peol JO uonedyIssed

[EUONOUNS AU} YILM JUSISISUOD ITe YDIYM ‘SpIepue)s

'S}33G 10§ saur{apms sautfino sucnem3oy Bupeds reurs pue jonuos werpsw ‘Gurseds peoux oriqnd

UOISIAL( purer] syueq Y3 JO 7G0'ZST UOHIag D pue Lemaanp ‘adurexs 10§ ‘saInseaur [oQuoOd 8320V ()
‘suoyouny parfiyuap:

Aoy} 40f sans pup s40pLLI0D “sagponf uonvLodsupL 193304d 03
‘syustuaiinbas ayp1s pun jispaf ayquonddn ypm JUs}S181U00 ‘SuoynSai
OUPLUIPI0 UOISIAIPqNS 40 ash puy] 3dopo [joys SpuTULIE008 1190T ()

ueld welsAs uopepodsuel -yl jo uoneluswe[dw :SHOGZL0-099 NYO

Buipuig Asusysisuoy saueuipig

sjualwaainbay yd1

soueljdwio) ey Bujuuely uopepodsuesy apon syieg ;| eiqey



JONVHOMOVHL 60222071 SOWIWSHNYE

DOLAISE JO [9A3] SAPNIUT G40 (6] UDIoag

"anssl Je yuawaImbar ¥ 1 sy

WRIM 30URPIOIDE UL BIE Jey} SpIepue)s adueuLond
apraoid 0} OWRW ST} UT PapUSLTe pue

Pas1AR1 ST $9()" 16T ‘STU} APaWIal 0], U0z [eRuspISaI
€ Ul SUOKOR JuawidO[aASp pure 3sT pue] 03 predar
Ynm prepuess souewiogrod e apraoid jou ssop
0s[e 3po)) §,A11D) 9y, a1y anss ye juswarmbaz
¥d], 3Y3 ssa1ppe A[uooejsyes o3 ajenbape

10U ST UOLI088 9PO7) PAUCHUSWIAIONE AU} “ISASMO]
((tD{(@)%90'157) "2u0z [ermsnput 10 [epIOWICD

© Ul DIFeI} pUR SS3008 IRJNOTYIA 10§ SpIepue)s
soureurIozrad surejuod $90 16T uonDag spoy) Sumioy

“anssI

¥e uawaambax Y1, aU) Y3Im 2duBpIodde 19jeeid

ut 3q 03 owraw sy Jo xed se papusure pue pasiaaz
dIe SPIEPURIS 353 [, "7 0 TS UoRdag suonemnIay
UoISIAIQ pueT] ul paplaoid are sprepue;s 390G

SIOPLLIOD J1suen; tofew pue sAem
ysueq ‘speol yo uonemdo armyng osy01d of sprepuesg (q)

{10do pue

Ao uoyBurnysep -8-9) suonorpsunl peox wyo
Jo sprepuess pue Ajuoyine jusuneweur ssaooe

7O UOLUBUI OU OS[e ST JISY], 'SPEOI JO UOTBILISSL[D
[euondUnJ 343 JO UOISSNISIP OU ST 3],

"Jfen [eco]

pue y3nony; jo uoneredss pioge 03 pue sapradord
[enuaprsar jo uonosioid azenbape 105 Aressasau
jusunesT} B30 J0 493F 00Z-0ST 3o Sumeds
UOHIRsIAT pue Aemaanp wmwur ‘sur] Aadoid
SPIS JO Teal 3y} SUO[e UOHEAIISDI SS00L-0U B U
paurejuod Supuuerd usas Apdsp s[qeyms yim $10]

LHGdY MIAIATH 3000 Hd L TLYadN NvId WILSAS NOLLY.LHOdSNYY /AHYONNOR HLMOUS NYBHN SYNVE




JONVHONOVHL™ 602207 | SONINSHNYE

S91JSHes A[UO /T['TGT UONDS 9po)) dunioz ‘aaoqe
S13][Nq S} W01y PSUIIISIP 3 UED SE “I9AIMOL]

SY[emaplIs Jo uoneTeIsul p ‘saTI[10e]

[0U00 UCTIS0Id pue 3Feurerp uLois wdoxd

0¥ SaTIIOeF 3O uolereisy] > Bursed Aempeos
jusuewnsad pue sqmo fempeor jo uonereisug ‘q
Burpeis jeams v e :suoneayads pue suerd
I Yum pue spuswaoxdur Surmoro auy
Burpraoxd yo Ajnqisuodser sy sey 1adofasap
YL, ‘1 siuswpAozdw] parmbay 160761
UonIIS sUone[nSay UOISIAI( pueT syueg
UOT}edIPap 19a1)S

Buurmbai 10 yypim 13a1s ot Burseaour 'p pue
‘sputod §83008 JIYPA JO IAqUINU pue uonedo|
3y} Buronuey) > Sutpnpour suonpuos asoduur
Aew uotsstunwos Sunrurerd sy ‘osn [euonIpuod
mau e Suinursd uaypm ‘uonyedrdde asn
[EUOHIPUOD & Uo uonoe 3uiie) 10§ a5npados
‘LIT'1S1 9poD soueurpIQ Suuoy syueg

:SWIdI 39][Nq MOTaq Iy}
Ul PaqLIDSap se ‘aIaY ansst e juswaambar ¥ 11 oy
sessarppe A[rented saoueupiQ jo apor) syueq sy

S3S JO ‘SIOPLLIOD ‘SanIIoe]
uonerodsuer; joaj0xd pue spedur sznwunu oy I3pIO uI
sresodoid yuswdojeasp o3 suonrpuos £jdde oy ssasoxd v (3}

ST} SSaIppe o} 1x23 JunsIxa ou st axYJ,

SOYS 10 ‘SI0PLLIOD ‘SaI[IDey uonertodsuen Sunoeyye SUOISDap
SSTL pUR[ 3Imny JO MIIAAI PAJeUIPI00D 10 $s9001d v {p)

Hodire ue asey jou seop syueg arqeoridde jop

arqesndde joN

uonesSiary e 0} sprezey TestsAyd Sunnuyy 4q pue ‘sadegns
Arew3eun pue s10prLIod asiou podie UIYHM S3sN pue]
Burronuos £q syrodne asn orqnd 309301d 03 sarnsesy ()

'SpIoysang oner 3 /A pue suondinssp

140d3Y MIIAIY 3002 ddi TL¥GdN NYId WILSAS NOILY.HOJSNYHLANVONNOS HLMOHD NYEEn SYNYE




Wy

FONVHOXIVYL 602220 L SOWTWSHNYE

"[pav43 3phq 40 uvrigsapad aSvinoosip 4o ym adafiagu

1S ypmm uffoy apgouogny fo spaal aqssod 420243Ym Sp1oay yoym
puv ‘papiaoid a4y suondauuoo f1 Arayy st jaaniy a1oAa1q puv umugsapad
24aym. svaiv u} [2av.43 319A1q puv upLysapad sof sapnos 30a.up Rigpuospal
ap1aod goiyy shvmssaoon puv s322.435 3315-10 sapiaoid juaudojaasp

@3U Ui} 24msud 03 ‘sppanys pagoaffy Jo uorounf ayy puv spavpupss
FUGUISIULUL S53008 I JUPISISUOD UOHBNILL APMonyan pup

‘719A21q ‘utizsapad pustuaeuos puy afvs 40f aprao.d o3 a1y uonoas sup fo
sasodand 2y, ‘mojaq yi4of 198 sv satpunu0) [v4nd pup svaiv uvgin iof
SUOLPINGEa4 U0ISIALPqNS 40 25N pu] 3dopy 1jpYS SfUIULLIICOS 18207 (€)

"Sprepueis ayenbape
SULSP J0U $30p pue anea s1opod Junsxe ay.

‘sTeo8 Sunmued

SPIMIJeIs A} LM JUSISISUOD sT a8ueyp pasodoad
a pue ‘suoz pasodoxd auy wr panrurred sesn aigy
Bunaoddns jo a[qedeo are (ways4s uonerodsien
"2'T) senyey onqng () ‘ueyed asn purey pauuerd
pue 3unsrxa Surpunorms ayy yym sjquedwos

st agueyd pasodoad ayg () remeiay JuBWwIpUIUTY
Buruoz pue ueyg sasusysiduoy ZST'TGT uondag

'dSL 83 UI pSYRULpT SanI[oR)

30 SpIepuels sduewLioptad pue sandeded ‘suonoUN sy YHMm
JUSISISUOD a1e spIepue)s USsap pue ‘sanisusp ‘suoneudisap
98N puey 0} sjuewpuswe jey; Supmsse suorenar (3)

STU} SS3IPpeE 0 1x33 SUNSIXe ou s a13Y ],

'Speol 03 ssaooe ajeand 10ayye Yorym

suoedydde mpo ‘suoneoidde uonnied pue uoTISIATPgNS
‘s3urreay orpqnd axmbai ey suonedydde asn puef ;J0 10QO
PR ‘SQJIN “S31AL9S pure sanI[e) uonerodsuen Burpracad
sapuade orjqnd 03 ad0u spraocid oy suonen3sy (3)

suonedridde justndofeasp pue asn purey jo sad4}
ITe 3o Ma1aa1 L1 03 30adsar yyim paysnes st 2wy
anss je Jusweanbai Y11 ay3 yeys os spoyy Suruoy
33 SpusWre WmpueIowsw s1y [, ‘suoneordde

9ST [EUOHIPUOD 0} pre3ar ur juauwannbai ¥ 41 sny

1H0d3H MIIATY 3000 ¥dL ALYAdN NYTd WALSAS NOILY LHOJSNYY LIAMYONNOS HLMOMS NYEHN SHNVE




FONVHONOVYL B02ZL07+ SOWIWSHNVE

'SIUM SUIEMP (g URY} 210U J0U 10F JY1S Surpning

€ 9AI9S UeD PUE 1395 ()06 JO Y3SUa] urnuurxewr

B 3PN[IUL YDIM SPIEpUR)S Des-ap-[n) SIqLIDsap

(I 750'Z5T uondag suonemday uorsIAg pue syueg

uonavs SNy} ul 43105 39s sasodand
S 3m Jusysisuod ‘uerd juswdoreasp ® jo jred se
pasn aq Aew §3901s pus-pesp 1930 pue sdes-ap-nD (D)

"SI0303[[0D

ITolewr pue stewratre Suore sAemay1q Jo uornraw
OU ST 213U} I3A3MO0Y ‘S13913$ [[E UO SY[eMIpIS
sarmbaz suonenoy uorsiaiq pue syueq ayJ,

‘sAemasy se yons ‘skempeor

88300 pa[[onuoed Juole parmbaz jou are syTeMapTs Jei
1daoXa ‘sEaIE UreqIN UT $3398 [€90] 150W pue s10103][00
“s[erotre Buore parmbai aq [eys syremaprg "810303[[02
xofewr pue srertayre Suore pasmbaz 3q [reys sAemayig (q)

"SIDUSD AJ1Anyoe ‘,,Hmw?umn_ SY{UT] se

PAULSP OS[e dIe S[eLBITY WIS} 3y} SUlap JOU Sa0p
Nq ‘8133u3d AJ1A110 pooyroqySIau o} ssadoe MmofTe

03} SUSNOIY}-INDd 3ArY 03 s320]q Surnnbar afenSue|

AWOS S3pN{OUI sUOre[NSay UOISIAL(] pue] syueg

‘s19uRd JuswAodws 1o sdojs JIsuer) ‘seale
Burddoys ‘syred ‘sjooypds pauwrerd 10 Sunsixa 03 paywy
jou s1inq "sepnppur |, s19usd Ajanoe pooyroquSen , (V)

SIaUL) Ajanoe [[e

0} sAemssaode yons Jo uorsiaod al} 1oy pure sy8us]
*po1q resuy 1ad s{emssande a[a4o1q /irernsapad

103 sprepue)s Juswdo[aasp spnjour

0} papusure 8q pnoys suone[ngay uolsiAl] pue

‘uone[nox ayerrdordde apraoxd sstmIsyo 03 10
“1201q padeys A[ppo 10 Suof Afensnun ue y3nony
ssed 03 10 des-ap-TNo ® 03 159U 03 paxmbaz aq
Aew yuswresea Lem apAoiq pue uernsapad e ‘ssadoe
pue s>ustuaAu0D d1jqnd 103 a[qexsap uap4 ‘shem

3[P4d1q pue UeLSapa ] *D (g SYP0Id £50'ZGT UOToRg

"sAeMSSa00€ JO WiIof 9 uT papraoid
3q Arerausd prnoys sjo1 Jupyred Yy3noxyy uonemon
UBLISIPa ] ‘sAemSSa0dE pue sjeaxs apnppuy A[rersusd

Ireys spuswidopaasp renusprsar Arure-a(3ug Jawdopaaap
SU} JO S[IU JTEY-3U0 UNPIM SIS0 AHALOR pooyIoqySau

03} pue ‘sdo3s yisuer; pue seaze fenuaprsal Juade(pe 0 spoLgsip
[ef13uwI0D pue ‘s1sjusd Surddoys ‘sjuswidopasp poauuerd
‘spsuidoPasp Amurey-nmu ‘SUOTSTAIpQNS MAU UM

woxy s8305e S[AdIq pue UeLnsapad JUSTUSAUOD pue ajes
SIEPOWIIOdSE YoM papraoid aq [feys sanijoey ays-ug (q)

ST} SSaIppe 0} 1xa3 Sunsixs ou st I,

‘510 apu-pue-yred pue suoye;s

Bjsuen Jisuel) e pue ‘sjuswdoeasp [eLONNKSUL pue adgjo
‘ITe3BI MBU ‘BI0Ul IO SN IMoj Jo spuswrdoEAsp [equapIsar
Aures-nnuw mau jo jred se sani[oey Surjred ap4Aoig (e)

LHOJTY MIIATYH 3000 ML '31¥0dN NY1d WILSAS NOILYLHOJSNVHL/AYYONNOS HLMONS NYEEN SHNVE




JONVHIMOVHL 6022407 L SONINSHNYS

STy} SS3IpPe 0} 3x3} SUNSIXS OU ST ALY,

[9ABL 3]243 10 UeLnsapad aFeIN0dSIp 10 aim aIaJIopTT pmom
USTYM dFen S[IqOWoine Jo s[aAa] 10 sad A} Ajremonaed
‘sprezey woly 831y A[qeuoseal aIe Ysmm ‘sjuswasoldi
pue san1[ioey ‘senor uernsspad pue a[p4Ao1q suesir
(AISTUBAUOD pue dyeg,, (q) uondasqns jo sasodind 1o (p)

BTU} SS9IpPE 03 1%} SunsIxo Ou ST a1ay],

$10302][02

Tolewr pue sersaire Suoe s{em spAdig Surpniour ‘[aaen
a[04o1q pue uernsepad JusrsAUOD Sunepounuocsoe sanioey
apnput [reys Loy ‘eacidde juswndopasp jo UORIpUOD e se
paxmbaz ssimiayio axe sjuswaaoiduur peos 331S-1JO a1y (0)

819318 pauueld pue Sunsixa o} uone[ar

ur pue ‘asn puey ‘Aydez3odor azsym parmbsz Suraq
woxy s13axs sjdurexa jeu 3xa3 apnpur suonemSay
UOISIAL(] pue] syueg a3 ur suoisaoid [e1aussy

‘G661 ‘T ABJAf JO se Bunsixs
sjusaaIde I910 10 SUOHIILISAI ‘SJLIBUIAOD * SIUBUI>8ED

‘sases] Jo suoisiaoid aje[ola pnom sfemssaooe

10 19218 2TAYM PUE ‘21NN 31} U 10 MOU UORISULO0D

e apnpaid AqresrsAyd spuer jusselpe uo ypwdoraasp
Bunsxa Jey30 10 sSurpring ‘a]qeonoeaduar uondstod
Kemssadoe 10 390118 € axyew JeIy suonTpuod onyder8odoy
10 Ted1sAYJ 11s1Xe suohIpuIod Burmor[oy 3y} Jo azow 10 suo
a13ym paxnbar aq jou pasu sfemssadoe pue s3eans (g)

‘splepue}s

Bupeds jeans wnwpew pue sy N8us yoojq
jo uondope a3 axmbaz [1m yomym ‘uogemoIn
ueLnsapad pue s[04d1q axp A[qeuosear
SpTUL 0} paau suonenday juswidofeas(y pue

‘3IUBUTPIO

Y3 U papn[oul [[e oI¢ S[ONUOD §53008 pue

sa[3ue 1918 ‘sdiys Supyred ‘sxyremaprs ‘Bupyred
“PPIM 399nG “shAemssaode pue spans Surpraoid
10§ BLISILID PUe SPIZPUE]S SUTRIUOD §1991G
CS0°CST Uondag SUOKEINEa)Y UOISIAL] puer syueg

[SABI} UOLIDBIIP-JO-JNO DAISSIIXD

10 SpIepue)s pue ‘sAemssadde 10 s3eans jo Jurseds I10j
SPIEPUE)S 10} PIIWI] J0U SIE INq SPN[UT ALWI SaINSeaU
Yong ‘uonoas sip jo sasodind sy yim jueisisuod
sfemssanoe pue s1eans Surpraoad T0¥ BLILID IO Spaepue)s
UMO TI513 YSIqeIsa [[eys sjusuniiaaog [eso (()

1H0d38 MAIATY 3000 ¥d L FLYALN NV Id WILSAS NOILYLHOCSNVHLANYANNOSE HLMONS NYGHN SYNvE




8 HONVHOMOVHL 60ZZ.07 | SOWINSHNYE

yawdo[pAsq Jup) pauwel] sy UNIIM JuswoAow | - 'sanbruyoa; refnus pue sfemyrem
STeN(IDE] 03 pap1aoid aq jsnux wayshs uoneMmoID ‘sAB.MSS3D0E JO LOTIONIISUOD ‘s3urpping jo Buraysnp
9124519 pue werysapad v ‘uonemom) {6) sprepueig ySnonyp papraoad aq reys sjuawrdo[aasp [eIswwes pue
juswdoraAs(] §ET TST UORIAG 2po)) Sunioy syueg D $3xed 30130 MBU UM UOTR[NOIID trersapad [euseyu] (d@)
Cltibis

% 03 ¥ A[[ersua8 st suernsapad Jo ySusy dug wnwmpdo gy
yey3 Sunepisuod ‘di jo 8usy pue uoreunsap 3urrapisuod
suernsapad pue s1SIPAD Jo spaau [pAeI) J99UI puE ‘21038

e pue dojs j1suen e usamiaq s Yons suoneunsap uaamiaq
[24E4 JO 931101 33311p A[qeuoses1 e spraoxd ‘sdin J1oys 105

160434 M3IATY 3603 HdL 3LY0dN N Td WILSAS NOILYLHOJSNYY LAHYONNOE HLMOND NYEUN SYNVE




Introduction

The following text recommendations are recommended to bring the Banks Zoning
Ordinance and Land Development Code in compliance with the TPR. Recommended code
language is from the Model Development Code for Small Cities, 2 Edition. The following
section outlines the TPR requirements and the recommended revisions (text insertions / text
strikethroughs) to the City’s Zoning Code (Chapter 151 of City Code of Ordinances) and
Land Division Regulations (Chapter 152 of City Code of Ordinances).

Existing TPR language is italicized. Existing Banks code language appears in plain text.
Recommended additions to Banks code are shown in underline format. Recommended

deletions to Banks code are shown in strikeeut format.

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

(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.

(@) 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 1o 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 Jand division, partition, lot line adjustment, lot
consolidation, or street vacation; and when properties are subiject to Land Use
Review or Site Design Review.

BANKSMEMOS 1_072209_TRACKCHANGE



BANKS URBAN GROWTH BOUNDARY/TRANSPORTATION 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. Anv hew access
to OR 47 requires an ODQOT-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) Ina 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

developmient 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).

(11) Vehicular access and-traffe:

(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.

(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:

BANKSMEMOS 1_072209_TRACKCHANGE



BANKS URBAN GROWTH BOUNDARY/TRANSPORTATION SYSTEM PLAN UPDATE: 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.q.,
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
foregseeable 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 js associated with an approved land partition in
a residential district and the proposed land partion does not create
any new streets.

BANKSMEMCS 1_072209_TRACKCHANGE "



BANKS URBAN GROWTH BOUNDARY/TRANSPORTATION 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 (O) below, the
street right-of-way and roadway widths shall not be less than the width in
feet shown in the following table:

Type of Street Right-of-way Width Pavement width

Arterial 80-100 feet 40-52 feet

f 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 l

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;

BANKSMEMOS 1_072209_TRACKCHANGE
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7. Minimize drainage, slope, and sensitive lands impacts;

8. Street tree location;

9. Protection of significant vepetation;

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 adeguate 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,

BANKSMEMOS 1_072209_TRACKCHANGE 13
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(3) Altering land use designations, densities, or design requirements to reduce
demand for automobile travel and meet travel needs through other modes of

transportation; or

(4) Amending the planned function, capacity or performance standards of the
transportation facility: or

{5) Providing other measures as a condition of development or through a
development agreement or similar funding method, specifying when such measures

will be provided.

(B) Review of Applications for Effect on Transportation Facilities. 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 Rule — TPR) and the Traffic Impact Study provisions
of Section 4.1.900. “Significant” means the proposal would:

{1) Change the functional classification of an existing or planned transportation
facility (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 result in levels of travel or
access that are inconsistent with the functional classification of an existing or

planned transportation facility; or

(4) Reduce the performance of an existing or 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

BANKSMEMOS 1_072209_TRACKCHANGE
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Recommended additions to the Banks Zoning Code

151.079 TRAFFIC IMPACTS

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 propesal 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 (ADT) 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 QAR 734-051-180.
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Section 151.069 Design Standards.
(A) Generally.

(1) When reviewing design as part of permit review for 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.

(2) 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)

(f) Regulations to provide notice to public agencies providing transportation facilities and services,
MPQOs, 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 IIl action. The

records of the Washington County Assessor’s Office are the official records for

determining ownership. Notice of a Type Il application hearing or Type H appeal

hearing shall be given by the City Planning Official or designee in the following

manner:

a. At least 20 days before the hearing date, notice shall be mailed to:

(1) The applicant and all owners or contract purchasers of record of the
property that is the subject of the application;

(2) All property owners of record within 100 feet of the site;

(3) Any governmental agency that is entitled to notice under an
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

(N 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.
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are-also-autherized:
(BB) The notice shall include a_description of what is being

proposed and:
(1) The property address and legal description;

(2) The criteria applicable to the request;
3 The date, time, and location of the public hearing; and
4) A statement that failure to raise an issue in person or
by letter precludes appeal, and that failure to specify to which
criteria the comment is directed precludes appeal based on
that criterion.
(EC) Failure of a person to receive the notice prescribed in this section shall not

impair the validity of the hearing.

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

(g) Regulations assuring that amendments to land use designations, densities, and design standards
are consistent with the functions, capacities and performance standards of facilities identified in the
TSP.

Recommended additions to the Banks Zoning Code

Section 151.156

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 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.

(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 Review 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

Specific Uses

Long-term Spaces {Covered

Short-term spaces (near

or enclosed) building entry)

Residential Cateqgories
Household Living Multifamily 1 per 4 uniis 2, or 1 per 20 units
Group Living 2, or 1 per 20 bedrooms None

Dormitory 1 per 8 bedrooms None
Commercial Cateqories
Retail Sales And 2. or 1 per 12,000 sq. ft. of 2. or 1 per 5,000 sq. fi.
Service floor area of floor area

Lodging 2. or 1 per 20 rentable 2 or 1 per 20 rentable

rooms rooms
Office 2, or 1 per 10,000 sq. ft. of 2, or 1 per 40,000 sq.
floor area ft. of floor area

Commercial Outdoor 8, or 1 per 20 auto spaces None
Recreation
Maijor Event 8, or 1 per 40 seats or per None
Entertainment CU review
Industrial Cateqories
Manufacturing And 2, or 1 per 15,000 sq. ft. of None
Production floor area
Warehouse And 2, or 1 per 40,000 sq. ft. of None
Freight Movement floor area
Institutional Cateqories
Basic Utilities Bus transit 8 Nohe

center

Park and ride 8. or 5 per acre None

Community Service

2, or 1 per 10,000 sq. ft. of
floor area

2, or 1 per 10,000 sq.
ft. of floor area

Parks (active

recreation areas only)

None

8, or per CU review

Schools Grades 2-5 1 per classroom, or per CU 1 per classroom, or per
review CU review
Grades 6-12 2 per classroom, or per CU | 4 per school, or per CU
review review
Colleges Excluding 2. or 1 per 20.000 sq. ft. of 2, or 1 per 10,000 sq.
dormitories {(see | net building area, or per CU | ft. of net building area,
Group Living, review or per CU review
above)

Medical Centers

2, or 1 per 70,000 sq. ft. of
net building area, or per CU

BANKSMEMOS 1_072209_TRACKCHANGE
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Use Categories Specific Uses Long-term Spaces {Covered | Shori-term spaces (near
or enclosed) building entry)
review or per CU review
Religious Institutions 2. or 1 per4,000 sq, ft. of 2, 0or 1 per 2,000 sq. fi.
and Places of Worship net building area of net building area
Daycare 2, or 1 per 10,000 sq. ft. of None
net building area

Other Categories

, Determined through Land Use Review, Site Design Review, or CU
Other Categories Review, as appiicable

(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.

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 for Storage. Long-term bicycle parking requirements for multiple family uses
and employee parking can be met by providing a bicycle storage room, bicycle lockers,
racks, or other secure storage space inside or outside of the building;

(F) Lighting. For security, bicycle parking shall be at least as well lit as vehicle parking..

(G) Reserved Areas. Areas set aside for bicycle parking shall be clearly marked and reserved

for bicycle parking only.

(H) Hazards. Bicycle parking shall not impede or create a hazard to pedestrians. Parking
areas shall be located so as to not conflict with vision clearance standards

OAR 660-012-0045(3)(b)

(b) On-site facilities shall be provided which accommodate safe and convenient pedestrian and bicycle
access from within new subdivisions, multi-family developments, planned developments, shopping

centers, and commercial districts to adjacent residential areas and transit stops, and to neighborhood
activity centers within one-half mile of the development. Single-family residential developments shall

21
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generally include streets and accessways. Pedestrian circulation through parking lots should
generally be provided in the form of accessways.

Recommended additions to the Banks Land Division Regulations

(C) Easements.

Pedestrian and bicycle ways. Then desirable for public convenience and access, a
pedestrian or bicycle way easement may be required to connect to a 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. Gafe, 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 sighificant 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 emplovee 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) Cul-de-sacs and other dead-end streets may be used as part of a development plan, consistent with
the purposes set forth in this section

No recommended additions to the Banks Zoning Code or Land Division Regulations

OAR 660-012-0045(3)(b)(D)

(D) Local governments shall establish their own standards or criteria for providing streets and
accessways consistent with the purposes of this section. Such measures may include but are not
limited to: standards for spacing of streets or accessways; and standards for excessive out-of-direction

travel
Recommended additions to the Banks Land Division Regulations

See Recommendations for Section 152.053 (2)

OAR 660-012-0045(3)(b)(E)

(E) Streets and accessways need not be required where one or more of the following conditions exist:
Physical or topographic conditions that make a street or accessway connection impracticable,
Buildings or other existing development on adjacent lands physically preclude a connection now or in
the future, and where streets or accessways would violate provisions of leases, easements, covenants,

restrictions or other agreements existing as of May 1, 1995.
Recommended additions to the Banks Land Division Regulations

Section 152.063 Blocks

1. Alllocal 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.

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 accesswavy);

a. Residential Districts: Minimum of 100 foot block length and maximum of
[600] length; maximum 1,400 feet block perimeter;

b. Main Street Area: Minimum of 100 foot length and maximum of 400 foot
length; maximum 1,200 foot perimeter;

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;

. 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 commeon 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) Where off-site road improvements are otherwise required as a condition of development approval,
they shall include facilities accommodating convenient pedestrian and bicycle travel, including
bicycle ways along arterials and major collectors

Recommended additions to the Banks Land Division Regulations

Section 152.052

(P Off-Site Road Improvements. Where off-site road improvements are otherwise
required as a condition of development approval, they shall include facilities
accommodating convenient pedestrian and bicycle travel, including bicycle ways along
arterials and major collectors.

OAR 660-012-0045(3)(d)

(d) For purposes of subsection (b) “Safe and convenient” means bicycle and pedestrian routes,
facilities and improvements, which: are reasonably free from hazards, particularly types or levels of
automobile traffic which would interfere with or discourage pedestrian or cycle travel for short trips,
provide a reasonably direct route of travel between destinations such as between a transit stop and a
store, and meet travel needs of cyclists and pedestrians considering destination and length of trip;
considering that the optimum trip length of pedestrians is generally Y4 to Y2 mile.
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No recommended additions to the Banks Zoning Code or Land Division Regulations

OAR 660-012-0045(3){e)

(e) Internal pedestrian circulation within new office parks and commercial developments shall be
provided through clustering of buildings, construction of accessways, walkways and similar
technigues.

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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