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1. Summary 
The City of Banks has met state mandated procedures and requirements associated with 
determining whether there is a need to expand its current urban growth boundary (UGB). 
Based on analysis consistent with state regulations, there is insufficient capacity inside the 
city’s existing UGB to accommodate the forecasted 20-year need for residential and 
employment lands (year 2029).  

Based on calculations performed in accordance with applicable state land use law statutes, it 
will be necessary for the City of Banks to bring 154.63 new acres of buildable residential 
land and 93.55 new acres of buildable employment land inside its urban growth boundary.  
In totality, the City of Banks will need to expand its UGB to include 248.18 additional acres. 

2. Purpose 
The first objective of this memorandum is to determine, in accordance with applicable state 
land use law statutes, whether the existing supply of residential and non-residential 
(employment) land inside the current Banks UGB is sufficient to accommodate forecasted 
demand over the 20-year planning horizon.  The second objective is to document the 
amount of additional land needed to accommodate agreed-upon 2029 employment and 
population forecasts. 

This memorandum addresses Task 2.3 of the Banks UGB/Transportation System Plan 
Update statement of work. 

3. Background 
In 2005, the City of Banks completed the following work items related to determining the 
need for UGB expansion: 

• 2024 Population Forecast: In 2004, the City of Banks updated and adopted a 20-year 
population forecast that was coordinated and adopted by Washington County. The 
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adopted population forecast amended the Banks Comprehensive Plan. Banks 2024 
population forecast documents are provided in Appendix A. 

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

o Housing Type & Density Study  

o Housing Needs Analysis Study  

o Residential Buildable Lands Inventory  

The City included a residential lands supply/demand comparison calculation in their 
2005 Residential Needs Analysis. However, this calculation did not account for acres of 
land necessary for parks, schools, and transportation facilities related to residential 
growth. This calculation was performed in December 20081 according to the safe harbor 
methodology provided in OAR 660-024-0040(9). 

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

• Employment Land Needs Analysis: In 2005, the City adopted the Banks Economic 
Opportunities Analysis and Economic Development Strategy2 (EOA) and subsequently 
amended it to the city’s comprehensive plan.  The EOA, performed in accordance with 
the applicable requirements of Goal 9 and the methodology provided in OAR 660-009-
0015, provides an employment lands Buildable land Inventory (BLI), an employment 
land demand analysis, and subsequent supply/demand comparison. Based on the “low   
growth rate” demand scenario in the EOA, the supply/demand comparison calculation 
indicated that 89.67 new acres of buildable employment land will need to be added to 
the Banks UGB to accommodate the estimated need3. (Note: the City of Banks , in 
coordination with the Department of Land Conservation and Development (DLCD) agreed that 
the low-growth rate demand scenario best represented conditions in Banks.) 

The 2024 Banks EOA is provided in Appendix C.   
 
The results of the 2024 supply and demand comparisons for residential and employment 
lands are as follows: 

• An estimated 113.88 new acres of buildable residential land will be needed to 
accommodate forecasted demand for residential land in Banks, including 22.78 acres 
for associated parks, schools, and transportation infrastructure.. 

• An estimated 89.97 new acres of buildable employment land will be needed to 
accommodate forecasted demand for employment land in Banks, including 15 acres 
for a future school site and 4.75 acres for transportation infrastructure.  

                                                      
1 See Banks Urban Growth Boundary Update: Infrastructure Land Needs Memo, pp.3-4 (2008) 
2 Banks Economic Opportunities Analysis and Development Strategy, May 2005 
3 See Table 4-6 of Banks Economic Opportunities Analysis and Development Strategy, p 4-10 (2005) 
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Per OAR 660-024-0050, when a lands inventory demonstrates that the development capacity 
of land inside the existing UGB is inadequate to accommodate 20-year land needs, the local 
government must satisfy the deficiency by either increasing the development capacity of 
land already inside the city, expanding the UGB, or both, and in accordance with ORS 
197.296 where applicable.  

4. Update of Needs Forecast 
The results of the residential and employment land needs analyses that were adopted by the 
City of Banks into its Comprehensive Plan in 2005 were for horizon year 2024. Because the 
current UGB amendment process continued in 2009, the City of Banks needed to extend its 
previous 20-year projection to 2029. Therefore, in accordance with applicable OAR 660 
Division 24 provisions, this section of the memorandum updates the 2024 population and 
land needs forecasts (both residential and employment lands) to 20294. This section also 
addresses land use law issues related to updating the residential land needs forecast. 

4. 1 Population Forecast Update (2024 to 2029) 
In 2004, the City of Banks adopted a 20-year population forecast of 3,739, which was also 
approved by the Washington County Board of Commissioners.  The City of Banks updated 
its 2029 population forecast in accordance with the safe harbor methods defined in ORS 
195.034 (1) and OAR 660-024-0030. Appendix D provides correspondence between the City 
of Banks, Washington County, and the Department of Land Conservation and Development 
(DLCD) documenting state-mandated inter-agency coordination regarding the 
methodology used to update the population forecast. 

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

  

 
 
 
 
 
 
 

                                                      
4 It is important to note that this update is for land needs (demand) only, and that the supply of buildable residential and 
employment lands remains the same as was calculated in the previous Banks residential and employment land inventories 
performed in 2005. 
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Table 1 
City of Banks Population Forecast Update (2024 to 2029) 

Year 
Population 
Forecast 

2024 3,739 

2025 3,907 

2026 4,083 

2027 4,267 

2028 4,459 

2029 4,660 

4.2 Residential Land Needs Update (2024 to 2029) 
To update the Banks residential land needs analysis to year 2029, City of Banks staff utilized 
the same state-provided model5 that was used to establish their 2024 forecast, but 
substituted the updated 2029 population forecast for the previous 2024 population forecast.  

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

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

Buildable Lands Inventory for Housing  (net buildable acres) 

  LDSF¹ R5 HDSF¹ R2.5 HDMF¹ MU¹ Total 

Current UGB Acres  86.8  3.5   90.3 

Acres in Use  73.8  3.5   77.3 

Constrained Acres       0.0 

Available Acres 0.0 13.0 0.0 0.0 0.0 0.0 13.0 

Current Acres % 0.0% 96.1% 0.0% 3.9% 0.0% 0.0% 100.0% 

Acres in Use % 0.0% 95.5% 0.0% 4.5% 0.0% 0.0% 100.0% 

Available Acres % 0.0% 100.0% 0.0% 0.0% 0.0% 0.0% 100.0% 

Existing Units per Acres in 
Use  5.85  16.57   6.34 

Land Needed by Land Use Type (net buildable acres) 

 LDSF R5 HDSF R2.5 HDMF MU Total 

Acres Needed 45.7 58.5 20.7 4.9 1.9 4.9 136.6 

New Acres Needed 45.7 45.6 20.7 4.9 1.9 4.9 123.7 

¹ Proposed zoning district to be adopted into Banks Zoning Ordinance concurrent with adoption of UGB 
expansion amendment into Banks Comprehensive Plan 

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

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

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

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

4.2.1 2029 Residential Land Needs Analysis Update - State Law Issues 
In consultation with DLCD, the Banks 2029 Residential Land Needs Analysis as presented 
in Appendix E was modified for better conformance with State law.  Specific items covered 
include minimum residential density standards, manufactured dwelling park units and 
single-family attached units. 
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Minimum Residential Density Standards 

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

Zone Minimum Density Standard  

Low Density Single Family (LDSF¹) 6 dwelling units per net buildable acre 

Single Family Residential (R5) 8 dwelling units per net buildable acre 

High Density Single Family (HDSF¹) 10 dwelling units per net buildable acre 

Multi-Family Residential (R2.5) 17 dwelling units per net buildable acre 

High-Density Multi-Family Residential (HDMF¹) 24 dwelling units per net buildable acre 

Mixed Use (MU¹): 10 dwelling units per net buildable acre 

¹ Proposed zoning district to be adopted into Banks Zoning Ordinance subsequent to adoption of UGB 
expansion amendment into Banks Comprehensive Plan 

Manufactured Dwelling Park Units 

In the 2024 Residential Land Needs Analysis (see Appendix B), the model used by the City 
of Banks to calculate residential land use needs, and the subsequent 2029 update (which 
utilized the same model used in the 2024 analysis), resulted in a projected 2024 need of zero 
units for Manufactured Dwelling Park Units. This projected need is a reflection of model 
limitations6, and was not intended to indicate reluctance on the part of the City to plan for 
manufactured dwelling park units. The City currently allows for manufactured dwelling 
park units as a conditional use in both of its existing residential zones. In concurrence with 
the UGB Comprehensive Plan amendment process, the City of Banks will be amending its 
Zoning Ordinance to permit manufactured dwelling park units outright in all residential 
zones aside from the R2.5 and HDMF zones7. In addition to being allowed outright in the 
existing R.5 zone, manufactured dwelling park units will be also be allowed outright in 
three proposed residential zones (LDSF, HDSF, and MU). 

Template 18 in the 2029 Residential Land Needs Analysis (as shown in Appendix E) is 
modified per this memorandum to project the need for one manufactured dwelling park (36 
units)8 to be located in the existing R.5 zone (see Table 3) by the year 2029. This projection is 
based on the likely demand for such a use, including consideration of historic demand 

                                                      
6 The Housing Needs Model (Version S) used by the City of Banks projects need based on existing inputs. Because the input 
of existing manufactured dwelling park units was zero (there currently are no such units in the city) the model projected out a 
future need of zero units. 
7 Manufactured dwelling parks do not meet the proposed minimum density standards for the R2.5 and HDMF zones 
8 It is anticipated that the projected manufactured dwelling park would likely be approximately 4 acres in size (this is one acre 
larger than the minimum 3-acre City of Banks Code standard for manufactured dwelling parks). The number of dwelling park 
units is based on this acreage size (4)  multiplied by the R.5 zone minimum density standard the City will be adopting (9); the 
result is 36 manufactured park dwelling units.  
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(which has been zero). This required a reallocation of housing units in Template 18 (as 
shown in Table 3), but does not affect the overall 2029 projected number of needed 
residential acres. 

UGB locational analysis mapping and any amended comprehensive plan map will indicate 
the likely preferred location of a future manufactured dwelling park. 

Single-Family Attached Units 

The model utilized in the 2024 Residential Land Needs Analysis (see Appendix B)9 and the 
subsequent 2029 update (which utilized the same model used in the 2024 analysis) does not 
explicitly address Single-Family Attached housing as a projected needed land use.  

In order to provide all types of needed housing, including Single-Family Attached housing, 
the City of Banks will perform the following tasks concurrently with adoption of the UGB 
amendment: 

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

2) The City will amend its Code to include a definition for “single-family attached 
housing” consistent with the DLCD Model Development Code for Small Cities (2nd 
edition). The definition will read as follows: “A dwelling unit located on its own lot 
which shares one or more common or abutting walls with one or more dwelling units. The 
common or abutting wall must be shared for at least 50 percent of the length of the side of the 
dwelling. An attached house does not share common floor/ceilings with other dwelling units. 
An attached house is also called a rowhouse or a common-wall house.”10 

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

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

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

 

                                                      
9 Oregon Housing and Community Services Department Housing Needs Model (Version S) 
10 Model Development Code and User’s Guide for Small Cities, Oregon TGM Program, 2nd edition, Page 1-35. 
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Table 4 City of Banks 2029 Projected New Housing Units by Land Use Type 
City of Banks 2029 Projected New Housing Units by Land Use Type11 

 LDSF¹ R5 HDSF¹ R2.5 HDMF¹ MU¹ Other Total 

Single Family 
Detached Units12 284 474 45 0 0 0 0 803 

Manufactured 
Dwelling Park 
Units 

0 36 0 0 0 0 0 36 

Single Family 
Attached Units 0 0 181 0 0 0 0 181 

Duplex Units 0 0 0 19 0 0 0 19 

Tri-& Quad-plex 
Units 0 0 0 30 7 0 0 37 

5+ Multi-Family 
Units 0 0 0 37 37 49 0 123 

Total Units 
Needed 284 510 226 86 45 49 0 1,199 

¹ Proposed zoning district to be adopted into Banks Zoning Ordinance concurrent with adoption of UGB 
expansion amendment into Banks Comprehensive Plan 

4.2.2 Housing Mix/Density 
OAR 660, Division 024 (Urban Growth Boundaries) was recently amended in March 2009. 
The revised rules contain a “Housing Mix and Density” safe harbors for urban jurisdictions, 
which include recommended percentages for housing types in three categories: low-density 
residential, medium-density residential and high-density residential.13 The recommended 
housing mix is based on the coordinated 20-year population of the city. For Banks, the 
applicable safe harbor mix is: 14 

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

                                                      
11 This table is an amended revision of Template 18 from the 2029 Residential Needs Analysis (Appendix B). This revision is 
being performed in accordance with DLCD guidance so as to be in accordance with applicable State land use law. 
12  Includes manufactured dwellings on individual lots or parcels. 
13 OAR 660-024-0040(8) and Table 1 (as amended March 2009). (Table 1 is attached to this memorandum as Appendix F) 
14 This safe harbor mix is for jurisdictions with 20-year population forecasts between 2,501 and 10,000 persons; Banks’ 20-
year population forecast is 4,660. 
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Although the residential needs analysis performed for this UGB amendment effort did not 
utilize this new safe harbor (as it was based on a state-provided housing needs model15 that 
did not incorporate such a housing mix), it provides guidance for the Banks future housing 
mix.  

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

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

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

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

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

• 23% Low Density Residential: 284 units (LDSF) 
• 65% Medium Density Residential: 785 units (510 R5 units + 226 HDSF units + 49 MU 

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

 

 

 
                                                      
15 Oregon Housing and Community Services Department Housing Needs Model (Version S) 
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Given the above information, a comparison between the proposed Banks housing mix and 
the new safe harbor housing mix is as follows: 

Table 5 
Housing Mix 

 Low Density Residential Medium Density 
Residential 

High Density 
Residential 

Div. 24 Safe Harbor Mix 60% 20% 20% 

Proposed Banks Mix¹ 23% 65% 12% 

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

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

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

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

However, an adjustment needs to be made prior to updating the employment land needs 
forecast. The 2005 EOA added 15 acres to the “Community Facilities” category of 
employment land demand forecast16. Because the residential lands safe harbor utilized in 
this memorandum correctly accounts for school facility needs associated with growth, the 
EOA “Community Facilities” land needs must be reduced by 15 acres to avoid double-
counting forecasted land demand for school facilities. This corrective adjustment of 15 acres 
reduces the amount of 2024 “community facility” land acres needed from 19.75 acres to 4.75 
acres. 

To extend the 2024 estimated new buildable acres needed value to 2029, the 2024 demand 
values are then increased annually by 4.5% in accordance with OAR 660-024-0040(8)(a)(B), a 
safe harbor provision for determining employment land needs which allows a jurisdiction 
to use the population growth rate established in accordance with OAR 660-024-0030, which 
is 4.5%, as discussed on page 3 of this memorandum.  The new demand values are then 
compared against the net buildable supply values provided in the 2005 EOA. The results of 
this calculation are shown in Table 6, with employment land use subtypes defined17).

                                                      
16 See Banks 2005 EOA, page 4-8 
17 Banks 2005 EOA land use subtypes assumed 
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Table 6 

City of Banks 2029 Employment Land Needs Analysis 

 
Commercial 

(buildable supply = 
1.07 acres) 

Industrial 
(buildable supply = 

0.96 acres) 

Community 
Facilities (no 

buildable supply 
allocation) 

Year Demand Surplus 
(Deficit) Demand Surplus 

(Deficit) Demand Surplus 
(Deficit) 

Total 
Demand 

Total Net 
Buildable 

Supply 

Total 
New 

Buildable 
Acres 

Needed 

2024 9.88 8.81 62.07 61.11 4.75 4.75 76.70 2.03 74.67 

2025 10.32 9.25 64.86 63.90 4.96 4.96 80.15 2.03 78.12 

2026 10.79 9.72 67.78 66.82 5.19 5.19 83.76 2.03 81.73 

2027 11.27 10.20 70.83 69.87 5.42 5.42 87.53 2.03 85.50 

2028 11.78 10.71 74.02 73.06 5.66 5.66 91.47 2.03 89.44 

2029 12.31 11.24 77.35 76.39 5.92 5.92 95.58 2.03 93.55 

Based on the above calculation, 93.55 new acres of buildable employment land will need to 
be added City’s existing UGB to accommodate forecasted demand for employment land in 
Banks (11.24 acres for commercial uses, 76.39 acres for industrial uses, and 5.92 acres for 
community facilities associated with the development of employment lands). 
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4.4 Assessment of Additional Measures to Accommodate Forecasted Residential 
Demand   
For the purpose of determining whether any of the forecasted residential land needs can be 
accommodated inside the existing UGB, each of the ORS 197.296(9) “additional capacity 
measures” are addressed below18:  

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

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

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

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

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

 (d) Removal or easing of approval standards or procedures; 
 (e) Minimum density ranges; 
 (f) Redevelopment and infill strategies; 

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

 (h) Adoption of an average residential density standard; and 
 (i) Rezoning or redesignation of nonresidential land. 
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29.5 acres of R5 zoning and 13.6 acres of R2.5 zoning, for which the density comparison 
calculations are shown below: 

 
R5 Zone PUD Density  
Gross area:  29.5 acres 
Street ROW:  7.4 acres 
Net development area:  22.1 acres (29.5 - 7.4, includes public park and open space areas) 
R5 base density:  5,000 square feet/dwelling 
Conversion:  22.1 x 43,560 = 962,676 square feet 
Allowed dwellings:  193 (962,676 / 5,000) 
 
R2.5 Zone PUD Density 
Gross area:  13.6 acres 
Street ROW:  3.4 acres 
Net development area:  10.2 acres (13.6 - 3.4) 
R2.5 base density:  2,500 square feet/dwelling 
Conversion:  10.2 x 43,560 = 444,312 square feet 
Allowed dwellings:  178 (444,312 / 2,500) 
 
Total Allowed PUD Dwellings:  371 (193 + 178) 
 
If the property was developed as a standard subdivision, the density calculation 
would be: 
 
R5 Zone Subdivision Density  
Gross area:  29.5 acres 
Street ROW:  7.4 acres 
15% park dedication:  3.3 acres. 
Net development area:  18.8 acres (29.5 - 7.4 - 3.3) 
R5 base density:  5,000 square feet/dwelling 
Conversion:  18.8 x 43,560 = 818,928 square feet 
Allowed dwellings:  164 (818,928 / 5,000) 
 
R2.5 Zone Density 
Gross area:  13.6 acres 
Street ROW:  3.4 acres 
Net development area:  10.2 acres (13.6 - 3.4) 
R2.5 base density:  2,500 square feet/dwelling 
Conversion:  10.2 x 43,560 = 444,312 square feet 
Allowed dwellings:  178 (444,312 / 2,500) 
 
Total Allowed non-PUD Dwellings:  342 (164 + 178). The PUD zoning allowed 29 
more dwelling units than would have been permitted under base zoning. 

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

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

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

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

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

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

Secondly, all vacant parcels inside the existing UGB are in the R5 zone. Per the Banks 
Zoning Ordinance, the R5 zone currently allows taxlots to be developed at a minimum of 
5,000 square feet. This translates into 8.72 dwelling units allowed per acre under current 
zoning, which is slightly higher than the proposed R5 minimum density standard. The 
number of dwelling units allowed per acre under current zoning was factored into the 
Residential Land Needs Analysis model, which calculated the amount of needed new 
residential acres. Therefore, the identified residential land acres needed is based on a 
density allowance in the R5 zone that is already on par with the proposed R5 density 
standard. As such, there would be no change in potential development capacity. 

In summary, the adoption of the minimum density standards into the Banks Zoning 
Ordinance will not result in increased development capacity potential inside the current 
Banks UGB, and will subsequently not change the amount of new residential acres needed. 
The adoption of the new residential standards will, however, provide for mandated 
minimum residential densities for all residential zones (and also mix of housing types that 
exceeds the guidance in the new Division 024 safe harbors). 
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(f) Redevelopment and infill strategies; 
Response: The City’s Housing and Residential Land Needs analysis (updated to year 2029) 
identifies 13.0 acres of available infill land for residential development within the present 
UGB.  This infill land increases the present UGB residential land capacity and thereby 
reduces the amount of additional UGB land needed to meet projected growth in Banks. 

(g) Authorization of housing types not previously allowed by the plan or 
regulations; 
Response: This measure is addressed in the Housing and Residential Land Needs analysis, 
which creates new housing types for an expanded UGB. 

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

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

5. Conclusion/Next Steps 
Neither existing lands, nor measures to increase the development capacity of existing lands 
inside the Banks UGB, will be sufficient to accommodate the estimated demand for 
residential and employment uses in the Banks area. Therefore, it will be necessary for the 
City of Banks to amend its UGB to provide additional lands to meet the estimated demand 
for 154.63 new acres of buildable residential land and 93.55 new acres of buildable 
employment land. In totality, the City of Banks will need to expand its UGB to include 
248.18 additional acres. 

The City of Banks will need to amend its UGB in accordance with procedures and 
requirements provided in Goal 14, OAR 660-024-0060 and ORS 197.298. 

Appendixes 
A. Banks 2024 Population Forecast 

B. Banks 2024 Residential Needs Analysis 
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C. Banks 2024 Economic Opportunities Analysis  

D. Interagency Coordination (regarding 2029 Population Forecast Update 
Methodology) 

E. Banks 2029 Residential Land Needs Analysis Model Calculation Results 

F. OAR 660-024-0040(8) and Tables 1-3 (as amended March 2009) 

 

  



 

 

 

 

 

 

 

 

Appendix A: Banks 2024 Population Forecast

























 

 

 

 

 

 

 

 

Appendix B: Banks 2024 Residential Needs 
Analysis



























































 

 

 

 

 

 

 

 

Appendix C: Banks 2024 Economic 
Opportunities Analysis

























 

 

 

 

 

 

 

 

Appendix D: Interagency Coordination (regarding 
2029 Population Forecast Methodology)



 



Updated 20-Year Population Forecast 

City of Banks 
 

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

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

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

  

Year 
Population 
Forecast 

2024 3,739
2025 3,907
2026 4,083
2027 4,267
2028 4,459
2029 4,660

 

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

 

 

 



Hoffmann, Michael/PDX 

From: Gloria Gardiner [Gloria.Gardiner@state.or.us]

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

To: KJ Won; Ross P Kevlin

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

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

Page 1 of 1

3/12/2009

Thanks for doing this so quickly, KJ.  This 2029 forecast is acceptable to DLCD. 
  
Gloria Gardiner | Urban Planning Specialist 
Planning Services Division 
Oregon Dept. of Land Conservation and Development 
635 Capitol Street NE, Suite 150 | Salem, OR 97301-2540 
Office: (503) 373-0050 ext. 282 | Fax: (503) 378-5518 
gloria.gardiner@state.or.us | www.oregon.gov/LCD 
 
 
>>> KJ Won <kjwon@mac.com> 3/3/2009 10:20 PM >>> 
Everyone, 
Please see attached updated population forecast based on safe harbor.   
Let me know soon if any revisions will be necessary.  Then I will  
contact Steve Kelley for County approval as explained in Gloria's email  
and the conditions from Ross below.  Thanks for all your help in  
resolving this issue. 
KJ 
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Hoffmann, Michael/PDX

From: KJ Won [kjwon@mac.com]
Sent: Wednesday, March 04, 2009 8:01 PM
To: 'Steve Kelley'
Cc: KEVLIN Ross P; Jolynn Becker; Gloria Gardiner; Hoffmann, Michael/PDX; FISH Gary; Jim 

Hough; Pennington, Kirsten/PDX
Subject: Request to Adopt 20-Year Population Forecast for Banks

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

3-4-09 DLUT 
Ltr.doc (103 KB)

ATT00001.txt (246 
B)

Safe Harbor Pop 
Update (22 KB)...

ATT00002.txt (246 
B)

Hello Steve,
As we discussed, I am transmitting the attached correspondence and updated forecast for 
the City of Banks.  I understand that you are not intending to schedule the proposed 
forecast for approval by the Board of County Commissioners.  Should you change your mind, 
please notify me right away.  Otherwise, the City will proceed in accord with ORS
195.034 (1) and (3)(a).

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



 

 
 

Email Transmittal 
 
March 4, 2009   
 
Steve Kelley       
Department of Land Use and Transportation 
Washington County 
155 North first Avenue, Suite 350 
Hillsboro, OR 97124 
 
RE: County Adoption of Updated 20-Year Population Forecast for City of Banks 

 
Dear Steve: 

 
I am submitting the attached population forecast to year 2029 for adoption by the Board of 
County Commissioners.  This forecast was prepared in accordance with ORS 195.034 (1).  
Assuming the Board does not adopt the forecast within the next six months, the City of 
Banks will adopt it as provided by ORS 195.034 (3)(a). 
 
Let me know if and when you may decide to schedule the forecast for Board adoption, or 
have questions otherwise after receiving this correspondence. 
 
Sincerely, 
 
 
K.J. Won, AICP 
Banks City Planner 
 
cc: Jim Hough, City Manager 

Jolynn Becker, City Recorder 
Gloria Gardiner, DLCD 
Gary Fish, DLCD 
Ross Kevlin, ODOT 
Kirsten Pennington, CH2M HILL 
Michael Hoffmann, CH2M HILL 

Banks City Hall      100 South Main Street         Phone (503) 324-5112      Fax (503) 324-6674 
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Hoffmann, Michael/PDX

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

Attachments: 3-5-09 Docm Memo.doc; ATT00001.txt

3-5-09 Docm 
Memo.doc (103 KB)

ATT00001.txt (250 
B)

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

Let me know if you have questions.  Thanks.
KJ



 
 

EMAIL MEMORANDUM 
 
 
TO: Gloria Gardner, DLCD 

Gary Fish, DLCD 
Kirsten Pennington, CH2M HILL 
Michael Hoffmann, CH2M HILL 

 
CC: Jim Hough, Banks City Manager 

Jolynn Becker, Banks City Recorder 
 Ross Kevlin, ODOT/TGM 

Steve Kelley, Washington County 
 

FROM: K.J. Won, Banks City Planner 
 
DATE: March 5, 2009 
 
RE: Documentation of City of Bank’s Intent to adopt a 20-Year Population 

Forecast per ORS 195.034(3)(a) 
 

 
 
The County DLUT staff has informed me that they will not be providing written 
confirmation of the City’s updated forecast.  This forecast was sent via email to Steve 
Kelley in correspondence dated March 4, 2009.  Therefore, the City of Banks will adopt 
the updated 2029 forecast of 4,660 unilaterally per ORS 195.034(3)(a). 
 
This memorandum documents the City’s intention to adopt the updated population 
forecast according to the aforementioned statute provision.  Thus, in accord with 
instructions from Ross Kevlin, the TGM project may now proceed. 
 
Please let me know if you have questions. 
 
  



 

 

 

 

 

 

 

 

Appendix E: Banks 2029 Residential Land 
Needs Analysis Model Calculation Results 



 









































 



 

 

 

 

 

 

 

 

Appendix F: OAR 660-024-040(8) (as amended 
March 2009) – Housing Mix/Density Safe Harbor 

 



 



Table 1: Housing Mix/Density Safe Harbors 

C. 
Housing Mix Safe Harbor 

(Percentage of DU that Must be Allowed by zoning) 

A. 
Coordinated 20-
Year Population 

Forecast 

B. 
Housing Density Safe 

Harbor 
Numbers are in Dwelling Units 

(DU) per net buildable acre 
Low Density 
Residential  

Medium Density 
Residential  

High Density 
Residential  

Less than 2,500 
 Required Overall Minimum: 3 
 Assume for UGB Analysis: 4 
 Zone to Allow: 6 

70% 20% 10% 

2,501 – 10,000 
 Required Overall Minimum: 4 
 Assume for UGB Analysis: 6 
 Zone to Allow: 8 

60% 20% 20% 

10,001 – 25,000 
 Required Overall Minimum: 5 
 Assume for UGB Analysis: 7 
 Zone to Allow: 9 

55% 25% 20% 

More than 25,000 
but not subject to 
ORS 197.296 

 Required Overall Minimum: 6 
 Assume for UGB Analysis: 8 
 Zone to Allow: 10 

50% 25% 25% 

 Low Density Residential:  A residential zone that allows detached single family and manufactured homes and other 
needed housing types on individual lots in the density range of 2‐6 units per net buildable acre (DU/NBA). The specified 
mix percentage is a maximum; a local government may allow a lower percentage.  

 Medium Density Residential: A residential zone that allows attached single family housing, manufactured dwelling parks 
and other needed housing types in the density range of 6‐12 units per net buildable acre. The specified mix percentage is 
a minimum; a local government may allow a higher percentage.  

 High Density Residential:  A residential zone that allows multiple family housing and other needed housing types in the 
density range of 12‐40 units per net buildable acre. The specified mix percentage is a minimum; a local government may 
allow a higher percentage.  

 More than 25,000 but not subject to ORS 197.296:  The current population estimate for the city is less than 25,000 but 

the 20‐year population forecast for the UGB is 25,000 or more. This safe harbor is not available for a jurisdiction subject 
to ORS 197.296 at the time of a UGB amendment.  



Table 2: Alternative Density Safe Harbors for  
Small Exception Parcels and High Value Farm Land 

A. 
Coordinated 20-Year 
Population Forecast 

B. 
Small Exception Parcels 

added to the UGB 
(Dwelling Units per net buildable acre) 

C. 
High Value Farm Land  

added to the UGB 
(Dwelling Units per net buildable acre) 

Less than 2,500  Assume for UGB Analysis: 2 
 Required Overall Minimum: 5 
 Assume for UGB Analysis: 6 
 Must Allow: 8 

2,501 – 10,000  Assume for UGB Analysis: 4 
 Required Overall Minimum: 6 
 Assume for UGB Analysis: 8 
 Must allow: 10 

10,001 – 25,000  Assume for UGB Analysis: 5 
 Required Overall Minimum: 7 
 Assume for UGB Analysis: 9 
 Must Allow: 11   

More than 25,000  
but not subject to ORS 197.296  Assume for UGB Analysis: 6 

 Required Overall Minimum: 8 
 Assume for UGB Analysis: 10 
 Must allow: 12 

 The standard Housing Density Safe Harbor density assumptions apply to land within the existing UGB and to land within the 
expanded UGB that is not “Small Exception Parcels” or “High Value Farm Land.”  The standard Housing Mix safe harbor in Table 
1 must be applied to ALL land in the UGB, including Small Exception Parcels and High Value Farmland added to the UGB.  

 High Value Farmland must be planned and zoned to achieve at least two units more per net buildable acre than required by 
the standard Housing Density safe harbor. 

 A Small Exception Parcel is a parcel five acres or less with a house on the property.  
 “Not subject to ORS 197.296” means that the current population estimate for the city is less than 25,000 but the population 

forecast is 25,000 or more. This safe harbor is not available for a jurisdiction subject to ORS 197.296 at the time of a UGB 
amendment.  



Table 3: Methodology to Calculate Housing Mix for the  
“Incremental Housing Mix Safe Harbor” in OAR 660‐024‐0040(8)(i) 

 

Example 1: The developed housing mix in the UGB currently consists of 93% Low Density, 6% Medium Density and 1% High Density.  

Step 1: 5% + 1% = 6% High Density Residential 

Step 2: 10% + 6% = 16% Medium Density Residential 

Step 3: Total for Medium and High Density: 6% + 16% = 22% Medium and High Density Residential* 

Step 4: 100% ‐ 22% = 78% Low Density Residential 

Under the Alternative Housing Mix safe harbor in OAR 660‐024‐0040(8)(i), buildable land in the UGB must be Zoned to Allow: 

 Safe Harbor Housing Mix = 78% Low Density, 16% Medium Density and 6% High Density. 

Example 2: The developed housing mix in the UGB currently consists of 91% Low Density, 9% Medium Density and 0% High Density 

 Step 1: 5% + 0% = 5% High Density Residential 

Step 2: 10% + 9% = 19% Medium Density Residential 

Step 3: Total for Medium and High Density: 5% + 19% = 24% Medium and High Density Residential* 

Step 4: 100% ‐ 24% = 76% Low Density Residential 

Under the Alternative Housing Mix Safe Harbor in OAR 660‐024‐0040(8)(i), buildable land in the UGB must be Zoned to Allow: 

Safe Harbor Housing Mix = 76% Low Density, 19% % Medium Density and 5% High Density. 

* If current housing mix has two tiers instead of three (for example, Low Density Residential and Medium‐High Density, or Single‐Family and Multi‐Family), 
apply the “Low Density Residential” safe harbor percentage for Low Density Residential or Single‐Family, and apply the combined “Medium Density” and “High 
Density” safe harbor percentages of 10% and 5%, or 15%, to Medium‐High Density or Multi‐Family. 
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