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Planning Commission Meeting
May 31, 2016
Banks City Hall, Banks, OR

Chair Gene Stout called the meeting to order at 6:30 pm. The proceedings were recorded in digital format.

ROLL CALL 
Present were: Chairperson Gene Stout, Phillip Darrah, Rachel Nelson, and Sam Van Dyke. Michael Lyda and Lisa McAllister were excused. 

Attending: Jolynn Becker, City Manager; Stacey Goldstein, City Planner

APPROVAL OF MINUTES
1. Approval of minutes from the April 26, 2016 meeting
S. Van Dyke moved to approve the Planning Commission minutes of April 26, 2016 as presented. P. Darrah  seconded the motion, which passed unanimously. 

CITY COUNCIL REPORT
2. Verbal Report from City Manager – City Manager Becker highlighted the items addressed at the May 10th City Council work session and regular meeting with additional comments from City Planner Goldstein. Work session discussion topics included the water rate study, emergency preparedness, and marijuana grow operations in town. At its regular meeting, actions by Council included authorizing Staff to proceed with the Downtown/Business Corridor Master Plan and Rachel Nelson to provide design and branding services for rebranding the City with an emphasis on economic development. Staff addressed questions about the Downtown/Business Corridor Master Plan, providing details about the Plan and the anticipated timeline for adoption.

PUBLIC COMMENT – There was none.

WORK SESSION (None)

PUBLIC HEARINGS

Chair Stout read the conduct of hearing format into the record.

3. Mariah Vredenburg, – Wellness Center (Quasi-Judicial Public Hearing)

Site Plan Review 13590 NW Main Street, Banks, OR. 97106

Chair Stout called the public hearing to order at 6:47 pm and asked if any Commissioners had any declarations of ex parte conduct, bias, or conflicts of interest.

Rachel Nelson declared that she had a telephone conversation with the architect on the project earlier this month to let him know that while nothing in the Code reflected the desired look and feel for buildings along Main Street, some documents from the Economic Development Commission did give a vision for the buildings with both images and descriptions. She did not feel that conversation created a bias and that she could render an impartial decision.

No members of the audience challenged the participation of any other Planning Commissioners.

City Planner Goldstein highlighted the Staff report regarding the Site Plan Review application for the proposed wellness center, noting the City did not have specific design standards in place yet and describing how Staff and the Applicant worked to improve the building design. Staff included conditions about the concrete or cultured stone at the building’s base, adding design details to the blank south elevation, and providing trim around non-recessed windows, and sought further clarification from the Applicant. Staff recommended approval of the application subject to the proposed conditions of approval.

Staff confirmed there was room for street trees in the planter strip on Main Street and for one tree at the corner of the Depot St frontage. The City had a list of street trees that would maintain sight distance for cars and be compatible under power lines. 

Concern was expressed about the need to track shared parking situations because it seemed the vet’s parking spaces were already spoken for and parking demand would reach critical mass as the city grew. Staff clarified no shared parking agreements existed between the vet and anybody else and that not many shared parking situations existed because each property had its own parking spaces. The City did advocate shared parking agreements where possible since no plans exist to provide additional parking at this time and the City did not want to deny an applicant the ability to use their site because the parking situation was not ideal. The Downtown/Business Corridor Master Plan would also address parking needs in town and the Development Code would be updated accordingly based on that Plan.

Chair Stout called for the Applicant’s presentation.

Greta Holmstrom, Ardor Consulting, 1633 24th Ave, Longview, WA, 98632, representing the Applicant, stated she would address the three issues raised in the findings of the Staff report. She clarified the Applicant was proposing either cultured stone or concrete for the foundation because the building’s existing foundation was wood on the ground and rotting, so concrete was necessary. The proposed storefront blended the rustic appearance of the building with a more modern look. Cultured stone was an attractive, durable material used in many construction applications and had a 50-year warranty. The Applicant did not feel a split-face CMU block would be appropriate because its heavy appearance would not fit the proposed building design. She clarified the concrete foundation would be exposed 6 inches minimum above the sidewalk and extend up farther along the entrance where either cultured stone or concrete would be applied as a decorative feature.
· She explained that the south elevation was broken up with a roof elevation and because the wall was a one-hour rated firewall, there could be no penetration into the wall. Landscape screening of Pacific Wax Myrtle was proposed along the entire southern property line, so the wall would not be visible from adjacent properties or the street; therefore, the Applicant saw no need to provide decorative features along the south elevation that would need to be maintained.
· Some of the existing windows were being retained and those windows would still have trim, but not as prominent as the decorative trim border proposed on the new windows; therefore, the Applicant would rather not see that as a condition.

City Planner Goldstein concurred with the Applicant’s comments about the window trim and agreed the condition could be stricken. She also agreed that with the south elevation wall being a one-hour firewall and the inability to not have any cutouts, there was no issue with the south elevation remaining blank, especially combined with the proposed landscaping. She believed the cultured stone might be more in keeping with the flavor discussed in some of the planning documents regarding a traditional store front or farm community character as opposed to concrete. 

Ms. Holmstrom confirmed the concrete would be dyed to match the siding, but the Applicant had not discussed whether it would be stamped or not. Sheet DR-07 showed an image of cultured stone, which was a cladding and very common.

Rachel Nelson inquired about the possibility of using some sort of real or veneer brick to help tie into some of the buildings on Main Street. City Planner Goldstein did not believe brick would be a good fit for this type of building design and that the cultured stone provided more of a natural look. While the cladding was just decorative, such details were important to building design and could make or break an attractive building. She believed the Applicant had done a great job with the proposal. While colored concrete might be acceptable, Staff recommended the cultured stone, which would look better with this type of building and add architectural interest and detail.

Ms. Holmstrom stated the Applicant would like to retain the flexibility to choose either cultured stone or concrete. The Applicant would be comfortable with a condition requiring either cultured stone or a painted/detailed concrete to alleviate concerns about plain, gray concrete being used.

City Planner Goldstein confirmed the concern about plain concrete was a fair assessment. She added that using cultured stone on the north perspective with the painted, smooth panel siding would make corner of the building pop and agreed it would depend on the color. The Applicant has been wonderful to work with and she did not want to nitpick at the project. She hoped the Applicant would indicate that colored concrete or cultured stone would be used, but not simply painted on the surface.

The Planning Commission and Staff discussed potential language for a condition regarding the decorative materials. Ms. Holmstrom clarified the language should be clear that the cultured stone or concrete would not be provided around the entire base of the building. 

Following discussion, City Planner Goldstein proposed adding a condition stating, “The Applicant shall provide cultured stone or decorative concrete around the base of the building as illustrated on Sheet DR-07, Building Perspective and Materials sheet, dated 5-19-16.”

Ms. Holmstrom agreed to the proposed language.

Steve Vredenburg, Box 69, Banks, OR, clarified he was presently living in Manning. He stated parking was a work-in-progress with his building and in other areas, and had been evolving over the years. He has considered tearing the fence out behind his property to utilize his extra property via the easement he has between the veterinarian building and the Lyda property, but he did not want to do that to his neighbor. He said was open to doing something more with parking, but it had to find its time.

Chair Stout asked if anyone else wanted to speak in favor of the proposal at this time.

Mariah Vredenburg, 1275 NW Hammond, Banks, OR, stated that she was also involved with the project, adding that at least once a week, someone stops in to express their excitement about the project. Her naturopath from Vernonia would have an office in the new building, and she would provide message therapy upon completing her licensing. They had been approached by chiropractors, physical therapists, hypnotists, etc. about being tenants, which was why the plans were expanded to add a second story for more space. The response from Banks had been amazing and while there had been a few issues along the way, the Applicants were happy to work with the Commission. They wanted to build a wonderful building and did not want plain, concrete walls. She briefly noted that those renting spaces would be required to give back to the community, depending on their services, such as working with nonprofits, providing services on a sliding scale, or providing some type of free service. There are a lot of elderly and poor people in the area, and the health center was intended for the community. She noted the church across the street had offered use of their parking because of the opposite schedules.

Chair Stout called for neutral or opposing testimony. Seeing none, he confirmed the Applicant had no final rebuttal and that Staff had no further comment. He closed the public hearing at 7:30 pm and called for Commission discussion.

Rachel Nelson said it was a great project and she was pleased with the collaborative approach between Staff and the Applicant. The project would set a great tone aesthetically and economically, in terms of new business activity in Banks. She was excited to see the project come to fruition.

Phillip Darrah noted there were no primary care facilities in Banks and he would like to get something going like the new $1.3 million medical center in Vernonia. He noted Naturopath Carol McIntyre from Vernonia would be a good person to have in the community.   
and he thinks this will be an asset to the community.  

Sam Van Dyke moved to approve Application DR16-02 based on the findings and subject to the conditions of approval in the Staff report as amended to require decorative concrete or cultured stone as indicated on Sheet DR-07 dated 5-19-16. Rachel Nelson seconded the motion, which passed unanimously. 

BUILDING PERMIT REVIEWS – INFORMATION ONLY – (none)

VERBAL STAFF REPORTS AND UPDATES
4. West Oregon Wood Products 

	Staff reported that West Oregon Wood Products had gone out of business, adding the business was purchased and the buyer was moving all the equipment out of state.  The two buildings would be cleared out over the next six weeks, and Banks Lumber would use the building for storage. The water would be turned off and the file with the conditions regarding the restrooms at West Oregon Wood Products would be closed. Regarding concerns about turning off the water in case of fire, Staff did not know what would be stored in the building. All West Oregon Wood Products operations in Oregon had been shut down. Banks Lumber owned the property and had been leasing it to the company.

5. Downtown/Business Corridor

Staff reported no firm name had yet been determined for the planning project, which would encompass Main Street, downtown, and some initial visioning and design for the properties in the industrial area on Wilkesboro Rd. City Council would review proposals and approve one at its next meeting. Because the City was not working with TGM, the City was on its own timeline and could get started without the typical TGM delays. Staff described the work of the Steering Committee, noting that someone from both the Planning Commission and Economic Development Commission would be asked to be a part of the Committee. Councilor Mark Gregg volunteered to be on the Steering Committee. 

Staff also reported that a new, single-family dwelling was being constructed on the corner of Park and Wilkes St, replacing a dilapidated building was torn down. Such projects were reviewed by the County and City Staff confirmed the structure met the City’s Zoning Code.  

Staff clarified that State law requires that manufactured homes be allowed in residential zones, subject to certain stick-built design standards, which were in the Code. Trailer houses, or mobile homes, which differed from manufactured homes, were not allowed. Existing mobile homes in town had been grandfathered in, but if they were removed, they could not be replaced with another mobile home. Regarding the awkward lots in town, Staff confirmed flag lots are still allowed, but must meet certain minimum standards, such as a minimum 20-ft width for the flagpole. The backs of parcels are sometimes subdivided out for construction, but these have been approved by the Planning Commission. Some lots in the older part of town are quite long and Staff received inquiries about whether they could be subdivided or not. 

Discussion continued briefly about subdividing lots and what could be done to improve the look of these neighborhoods in Banks, and create beautiful, walkable, affordable neighborhoods. It was a sensitive issue because many of the unappealing-looking units provided affordable housing options that prevented people from living on the street. Suggestions included urban renewal; senior projects that clean up needed areas or improved landscaping; builders willing to donate materials; creating appropriate standards for redevelopment; and City programs like low-interest loans to enable homeowners to do needed repairs.  Rachel Nelson said she would discuss the matter with the Economic Development Commission.

OTHER BUSINESS
6. Banks Public Library – Remodel and Expansion in Two Phases – CUP 78-11

City Planner Goldstein presented the Staff report regarding the Banks City Library Remodel and Expansion, originally approved in 2011, and described the basis for Staff’s recommendation to extend the conditional use permit for four years, rather than two.

City Manager Becker explained that Phase Two of the project would extend the building out about 20 ft, adding approximately 900 sq ft to reestablish the Community Room. A sizeable amount had been raised from the fundraising process as the County had already committed $150,000 and about $140,000 had been raised from the community. In addition, grants of approximately $300,000 had been received, including $150,000from the Ford Family Foundation and approximately $100,000 from various miscellaneous grantors. The Grant Committee was comprised of the Friends of the Library, some City Staff, and other community members. 

The Library Director noted the Vernonia Library had received some smaller donations, including $8,000 to $10,000 from Stimson Lumber, adding that Banks was also a lumber community. Staff stated the Library Campaign had an actual grant writer who was familiar with all the different funders and the Committee was using her connections.

Chair Stout added some local businesses had contributed quite substantially as well. He confirmed that all of the conditions of the April 2011 approval still applied to the new library expansion building, including Item 3 on Page 2 of the Notice of Decision. He noted the project was using 900 sq ft of the parking lot and asked if a parking study had been done.

City Planner Goldstein replied the study was done as part of the analysis for the original Conditional Use Permit. She confirmed nothing had changed in the past five years that needed to be reevaluated. The permit was still valid because the Phase One had been implemented and building permits now needed to be obtained for Phase Two. Phase One addressed items related to buffer strips, swales, Clean Water Services (CWS), etc. CWS had approved the landscape proposal and none of the original conditions had changed. If approved by the Planning Commission, the project could proceed. 

She explained that she would typically do the zoning clearance review, but decided to bring it to the Planning Commission because the original CUP specifically stated, “The Planning Commission shall review…” She noted that upon the Commission’s approval, she would issue a Notice of Decision.

Rachel Nelson moved that the Planning Commission find Points 1, 2, 3, and 4, amending Point 4 to extend CUP 78-11 from two to four years, as specified on Page 2 of the May 24, 2016 Staff report for the City of Banks Library Remodel and Expansion. Sam Van Dyke seconded the motion, which passed unanimously.

ADJOURN: The Planning Commission meeting adjourned at 7:55 pm.


Submitted by:__________________________________
Stacey Goldstein, City Planner
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