Appendix D: Banks 2029 Residential Land
Needs Analysis
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Housing Needs °©

For City of Banks
Scenario 1.2
Template 1
Current Housing Status
as of April 2000
CA CB cC CD CE CF CcG
Current | Personsin| Occupied Persons | Vacant | Current | Current
Population Group Dwelling per tinits Total Vacancy
| Quarters Units*!/ | Household Dwelling Rate
Households Units**
Actual or Actual or Actuator | " | Actualor
estimated estimated estimated i, estimated | aict '_:EICF
1,286 0 440 2923 50 490 10.20%

* Number of non-Group Quarter Occupied Dwelling Units = Number of Households
“* Excludes Group Guarter Dwelling Units

Actual or estimated data for this planning area that is used as input to the Housing

e Needs Analysls model formulas
- A number preduced by the Housing Needs Analysis model templates reflecting the
data, assumptions, and estimates used for this scenario’s time frame
Template 2
Projected Future Housing Status
as of 2029 |
FA FB FC FD FE FF FG |
Future Future Future . Future | Current | Dwelling New
Population | Persons in | Persons per| Occupied | Total Units | Dwelling
Group Household | Dwelling | Dwelling { Removed | Units
Quarters Units™ Units Needed™
Estimated Estimated Estimated {FA-FB)FC CF Estimated | FD-FE+FF
4,660 0 292 1.596 490 19 1,118

* Number of non-Group Quarter Occupied Dwelling Units
* Excludes Group Quarter Dwelling Units



Template 3

bwelling Unit Needs Indicated by Tenure Cholce and Affordable Cost ?
For Gity of Banks as of April 2000

Scenano 1.2
[ cehort HHs in Cohort [ Al Cohort| Units Indicated | Units Inofcated Adjustment
_ b as%ofalMHs| HHs | byHouvenglyps ; . .. 1Prico Ranga| for HHs Without Morigagee |
age | ome e Mawber | Aot | Ownsd | (Note 1y | (NN | Teotune| Owaea Remuinng
T _u63T% 0199 <28 3k 20%
10K <20% ¥.0000% 200420 | 28ik<587k | 20%
20k <30¢ 08576% 430664 | Bo7n<BLk | 15%
«25 —'th <40« AV " BAR . 409 -351; <fi3 3R T "-128.’:"
™ 20k ~50¢ 1 065X 3 B0 3149 113 Tk <idt TR} 3%
80k <764 1 5257% =A 1150 1764 | 161 7k v2125k| &%
28K+ 0216 ) ATES 12 Gk 5%,
<10k 21874 1 0-1®_ |~k | 20%
[ 0K <zpr [EEEE T _ 200420 | MK <30TK [ 20
[ anon | {9t 2 430-v56 | ssIk<ER | 19%
2iwd | ack <ang 1 3155%. 6 B56-960 | WSh<1133K | 15%
A0k <BOK 482485 2 HO-1148 [1135h<1417h] 6%
Sek <76k BTN 5 1150 1784 [ 3817k <12 5h| 8%
7 W 9IZI% o8 Tess | Hzbwe 5%,
= <10k 00000% | D 0-198 | <za3 20%
10k <20k 1973% 9 200-420 | 285k<B6TK | 26%
| 20k <30k | | 2531e% 12 430-664 | SBIK<BSk |  16%
3645 | alk <40k 39474% i7 G65-100 | BAK=1133n | 15K
A0k <50k 1 9707 ) $10-1945 | TIITk<tAi7H| 8% 5
Bk <7k 3 89175 o V5D 1764 AM17k<2128k] 5% | 47 38
" 75k 0 370 a5 oS | 725 s | ea | Sare |
10K ©.0504% 0 .1 <28 3% B | 0o a3
10k <20k 0 MO0, o 200 425 283k <807H 0% | 00 oo
20k <30K 1.7544% o 430 -304 8674 <8BSk [T T a3
45<55 | Mk<atn 3 7281% 18 865 -B0P  HOR<IE3 IR % 40l aB ICE!
a0k <s0n 131387 o $0-1183 113 :k<iat7w] 5% | 07 29
300t 19 | 1100 -17b4 141 K <123K| 1o o ve
3 B500% 13 Tl ek T Tamzmke | tow | 49 w03
| B 5 | o1 “emas | 7om | 29 s
0 4386% 2 200425 283K <567k | 0% ng 8
[ togasn | & 435584 S6TK-EK | 7% n2p| 2 ||
55 <65 | tomRsx 5 665-900 Ask<1133n | 35% 14 26
Dasaev 2 9101148 13<iiin| 3w | 05 12
: 13156% E 1501784 1417k <2125k| 0% | te 37
20004 | o 1765+ x2sk- | 18 | oo | 00
[T ‘Y 0000% 0 B-101 F <28k 80% 0o 00
s BT T2 i 7oa.um | JRWamaTK | A6 | 1A 0a
B 6579 3 A30.584 | savkessw | s | 20 a7
5 <75 3 0000 ST A 668 90D | smNodtaok | 6o, | 06 T
P E5T T 3 M0+ s-m 1133k <141 Pk e'.'s'w'{ . 15 fém
i 1972™ L 1150 17’54 ﬁ} Th <212 2k 4 ?hw 57 45
T W 212 B Py 1z =t
LT 3 i ek 0%, 15 o4
28125% 1 [ 283kcvbrn | 0% ¢ b3 L 1p
G D006 G 56 "k <B5k B85% Do Du
5+ 0.A286% 2 B8 <1133k | 90% 15 02
nawen |z | 0. 1345 [fiadn<ialzk| 0% | 14 03 |
50K <75k oo0o00% {4 o[ 150 -ives 1T <212 S| 80% 0 vl
75K+ T o0000%: 0 20 02 1765+ 212 k- 70% 00 o
L e 4a0 115 325

tote § Income keut. ana
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Current Housing Units Needed by Tenure and Gost ©
For City of Banks as of April 2000

Scenario 1.2
Template 4
Housing Units Indicated by Tenure & Cost**
Rental Ownership
Rin* #tpis § %ollnity | Cum% Pnce* 2 Linnts % of Units Curn %
8-199 7 \ S4% i Li% <28 3k 2 086% 059
200 - 424 i1+ i G2% ! 1.4 1% B3R <567k ] e —1 i "2 bvis
430~ 5664 | 1B 14 % ! 20 475 56 7h D5k a3 ""';'7;' * “—.‘!'1“;‘3;_—‘
565 - 909 | 2 1_13_1: & 5% BSk #1413 3k _-; -_1.(; ;‘v ; -??-é;_
et | a7 14454 816% {1133k<14i78] 35 1617, 31.7%
1 1501764 | 0 249% 1 857% [1437k<2125k] 105 0% | e25%
= 1765+ : (- 14 3% 00 0% 212.5k+ 128 ;';5\5 0% | Al Uruts
Totals 123 % of All 28 5% Totalg- _::.: % of All 73 sv‘.ﬂ 488_

* Housing Units Indhicated 18 based on the 'Caleulation of Dweling Lnit Needs Indicaled by Tenure Croice and Affordatle Cost*
templafannd incorporates the inclusion of a vecercy factor, The numbers iepresant the units that could be afforded af that cost
** Rent and Price Ranges are stated in 1999 dollars and are the uppar Imits for affordable housing thousing that 15 non-cost burdened)

* Housing Unite Needed s based on the Houamng Lnite Indicated by Tenurs anc Cos* table and incorporales an admetment fastor to reflact

Template 5
HousIng Units Needed by Tenure & Cost* ©
Rental O\y_l_xership

Repe | O L rmant | Noeged | % otunks | cum % Pre | . a‘z’t‘;} Reeded |%of uons| cum%

0-199 o5 ¥ a0 l 6.0% <587k -‘;ﬂb i ] 2?‘}%-— h?;""oﬁ
200 .- 428 Rl . f R, 14 R 53 Th <B5kK L3 A0 ] a9 11 £5%
430 - 664 5%, 2 159% 30 3% B8k <1133k . 5% a7 10 7% 22 3%
B85 - 908 10% 26 20.7% 51 0% 1133k <141 TK! P 41 11 D% M cth
210 $14D 25% 37 298% Bl &% [141 7k <21-i—skl 1) 11; 34 0% 88 1%
_—"1—‘-1;] + A% M ‘l ;;!L "‘1—3 % 212 8k+ l “EDL 103G A1 9% 1N H%
Totals 1] 123 % of All 26 5% 341 % of Al 73 5%

that some hossetnids will choose to actupy & housing Wt n a lower cost category than the oae they could aftord
* Tre: adjustment factor represents the percertage adjustments nesded to reflect households who could afford that cost levet but chose 3

lower cost unit {Out Fattor)
*+ Estimated nisnber of Section 8 Vouchers/Certficates or similar subskdies used to Iower tenant pald rents to this puce point

Labet or daia desunptor for data element
Ihe percertage nf Households that could afford a unit at this nousing cost but chosa a lowar Cost unit

A nurrber produced by the Housing Needs Analysis template teflecting the gata. assuriptions. and estimates used m this scenaio




Graphs 1 & 2 |
Current Total Housing Needs ©
Scenario 1.2

City of Banks Rental Units Needed in April 2000
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Template 6

Current Inventory of Dwelling Units ©
For City of Banks as of April 2000

Scenario 1.2
Rental '
AT |
Single Duplex | Triduadalex | 5+ Mul- } Ciumnulative
Revt £ s ':.:lmqlhng Units Ukies F amily Tt Tatal Units ;| % ofiinns %
ety ark Unks = L ——
£ b i 2
0-109 — - - 55% BE%
110,090 0% i LY [ 'I_Dp'[ﬂ&* |
1 L ey
200 - 42% : = 1470
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¥ Fyr
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Totsls 31 o o i n it ’}_&(‘1‘ AI! 1 7 8%
Peecantage 0% a0% oo i (131508 105 0%
= Wanutaaid | I == Totat
Simute Dples TreQuadples | 5 Muli- A % Inventory
] Craalling 1 Total Umis™| Dweling
N Farmily Uity Park Uil Uil Lapvinn Faimily Units Units™ __,cmi:_ _
I__ Totats a2 o T 1 4 ) 50 Cormeet
1 Percomtage | s, (a0% 1e kS B 1000%

Firae * - Resmindst - The allcealion of ownership ureds il mrce ponts wil thangs i a difesm # niortgage scenanis i selaled
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Template 7

Current Unmel Housing Needs ©
Housing Units Neaded less Current Inventory

Rental Ownership
Reat u"f.:::i:w % "I,:,Ir"" “:.rl:.'::m Prien u;-.u::-:::pd % "";:;"" c"“&‘ff,'m
7 Isurplis) e | [Sarphis) Neodesk
0.199 | 1 a1 55 TS B 425, Thatn |
200 -420 © B (4 B4 Th <15k 22 MBS oo
430 - 664 iy T = ik 1133k || 20 a5 2% a7
eas-n08 10 L, dn . |oashoaind o 14318, ¢ T
ag-1149 | % T i [erTeetrze] o dba a2 2m 2
1152+ 24 B0 i 125k B 229%: 38

% of Need Met =

Cument Unmot Nood = Neodod Units (Heupmp Uil Macded by Tomwern L Gt jomplaioy Guron Uiz
Mercoptage that Curroed Usnis e ol Moodon Uni - gaal i 100 8

Neaded soeasuten rélase nesd both by cermulintve prce pond and by Bikare

Label or cata descriplor for data giement
The actusl or estimated namber of walh4 waits of this housing type al this pece punt i the regien

A mumber procucen by the rede reflactirg the data s:sumphions. and eslinsles ysed in this seenaro



Current Senior Rental Housing Units Needed by Cost* ©
For City of Banks as of April 2000
Scenario 1.2

Template 8
Householder Age 65 - 74 Householder'Age 78 +

Incoma** Rent #Units | % of Units Cum % # Units %ofUnits | Cum%
<10k 0-189 0 . 20% 20% bt 27 9% 27 9%

1ok <20k | 200 -429 1 R 2% 40 2% 2 o0 9% 58 7%
20k <30k | 430 -664 o 15 1% 55 3% dmfc 1 oen 89.3%
30k <40k | 665 -909 e | 27% 58 0% ‘0 8.6% 06 0%
30k <50k | 210- 4149 R 83 1% 0 41% 100 0%
B 50K + 1150 + 0 16 9% 103 2% —#o“ 0 0% 00 0%

Totals T ¥ % of All 29.9% 5 % of All 70 1% 7

* Senior Housing Units Neeided is based on the 'Calculation of Dweling Unit Needs Indicated by Tenure Choice
ard Affardabla Cost tempizate and incorporates the inclusion of a vacancy factor and the Out Fartor

** [ncomo represents range of neome needed to pay the rent and be affordable. # Umits 1s not the same as
number of households at that Income cue to Out Factor and vacancy factors usad to arnve at # Units

Units

Graph 3

Senior Rental Units Needed
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Template 8
Future Dwelling Unit Needs Indicated by Tenure Choice and Affordable Cost®

For Gity of Banks as of 2029
Seenario 1.2
T chhon ¥ a— T His in Gohont | Al Gohott | Units Indicated by | Untts Indicated Adjustment
I a3 % of all HHy HH» Heusing Type IRent Range| Price Range | for HHs Without Murtyuges
Income | Renter | Homsewner| Note 1 iNote 1} | RofHHs | Owned | Remaum
Ago (Note 1) 5 - 1 505 I Nomber Rentat O ) } Hioto 2 luns R Uhitsng
| st | e | 4% | " ese | ans on b oA | ooye | emam | ww | &0 Tga
Joi<zon | mao% 174% 0.00% =G 00 | o000 "oo0 428 | 2e3k<ssTk | 2% [ i—r_o
20K <501 | A% %8 __0ee% RO L (= 18 430884 | 56 7k <85k 5% caj. 22
s | aonesnn | mwe | asv 263% Az Ny | 565 909 | askerm3k | 1% | 35 | 155 |
Aok <50k | I | 400n 1.10% 17 1021 va | wn-ande [visometenrke ww 1 wh T es
SOh<T6h | 562% |  A43% 154% e AR | 105 | 115y 17ee | amanentzse]  s% 0 ws | 184 |
75k W% | w2 o2 3 in 11 1755+ 212 5+ &% i g
<10k 1% 0 o, 0 27% % 24 i § alwe <29 3% ) 02 co
101 <K | F36% % B DO% 3 G B 990 479 | maik<seaw | 2% (o | c6 |
Wh0k | A | At 197% 9 G 120 A30.684 | &6 7n-usk 8% 1o w7 |
25¢05 | aonedon | st8% | A@an | 139% AT (o 665.008 | 85k -1133k % | is T
Tak<fBk | W@o% | ATOR A 82% b TS, A0 | 610 1149 |Tzan<istre] | o% 35 04
[ Fax<rEh | mo% | 7504 7 55% 213 53,2 1604 | 11501764 | 141 7h <342 Bk W o | et
e T itve 1 weon 14.91% 20 | 30 i 20et 1705+ 212 e 5% 102 w44
10k 79w | 321% D 00 2} w0 | &o 5.198 <28 3 2% &0 <o
[ oazok | wes | emin 197% 31| s 178 200 470 | 2adnwasTk | 2o% | F4 181
Tok<aon | 0% | 320% 2 03% 42 w2 1 aia 430 564 | 50 7keBOK 1% == e |
asws | soxedon [ wmwn § o 395% 63 28+ 665 908 | sw<iRadk |  16% X )
SOReBUK | & 0% e Tl ot ch | Zsu 9301149 | VI3 Ik 181 7K] €% '8 2
SOR<TSK | 1B ren% Er vy 1 3 1A 1180 1784 | 1407k <212.6K, 5% £0 1945 |
T5ks 2% | o9% 1031% 184 1 tew | aieA [ frese 212 5ne % T2 | s
<ok wek | a4 ) i IS0 ol 0-198 <283k 0y <0 £a
1Oh<a0k | #43% [ 857% ooo% | G 30 [ ph.428 | 283k<BTK | 0% o | ta
' k<a0k | oem | Tth | 1i5h 28 B4 ) 430 684 | oTk<Bak | 0% 15 157
4553 [ agaasok | | 5% 3730 59 148 a7 G85-90D | @ok<i133k | 6% 67 ETIN
a0k <60k | 1D5% Wi 132% Fi] Taz Tias W10, 1149 | 130K <A1 Tk|  18% 25 T
BOk<75Kk | 130% | me1% 307% 49 | 08 | 422 | 1160 1764 | AtTk<pI26k] 16% €3 | wa
76h% 85% 1% 2735% T 40 é14 | amesr | wz2eke b 1% | 4% 373
T _<tok 095 | e 1304 14 v [ se4 [ p-tes <28 3k A% | 73 X
W0x <20k | 336N 8 4% ©44% 7 24 aG | 200 420 | ze3kcseTh | So% i3 33
EXTRNTEN T T a7 | ar | dze | 430 8e4 | & 7k<Ek T 45 £3
sccos | aok<caon | 8% | s i 17 49 15 565 BOD | Bok<tRdk | 3% | 54 £5
[ %oc<amy | (0% | 89 0 44t T 08 B2 Q1P 1143 | 113 3k<1anTk| 0% 9 44|
| 50k<TBN | %% 92 1% — 132% 21 17 193 | 119 1rea |- mertzon| % | &8 {1 138
Tt A e ag 1'% G b, s | ee | o _Teae 719 kv -, an o
<10k a8 14, 7id 5 i I T ua 9189 20 % M <0 oo
Tocc2on | 23sw | 740% 0 66% w_ | ze 79 200.429 | Z8Th<I6TR |  80% 27 Tt
Weciok | 01 9 0% BuEY, [T T 94 “A30.864 | sevkesEe | van i z4
8578 | 3ocwsdh | v | wih G0l 3 00 00 | ess-b0s | sek-idk | so% da co
4D<<EDk | 707 U304 o &em, 12 o7 te oW 1146 | M3sktihl  ern £4 a4 ]
BOAS7TEL | SME | tabt 197, » 17 208 | 1150 1764 | 141 T<nr2sk]  4o% | 134 e
75k 50% 25 6% o cen, 10 as wa Az ETED &% a5 e
<ok | ey | arw | oww | w | os | oe 0-198 <aew | ook | 43 | 33 |
Wk~20k | 2ot | F9 1 241% 38 100} 284 | zod-420 | ma3w-c67s |  M0% 28 =7
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Mote 1 incese Kot ang Proe are sleod in 1968 doliars. Bent acd Price Runges for eash Inuome cohoil represent the uppar firsh for aordable hoLaing for that soboit 16 housing
thai s non cout budened when: no o than 30% of ihe hnusehald Achme 13 speit 20 htasing
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Future Housing Units Needed by Tenure and Cost ©

For City of Banks as of 2029
Scenario 1.2
Template 10
Future Housing Units Indicated by Tenure Choice and at an Affordable Cost™ ®
Rental Ownership
mm'_—_J # Units l % of Unita ! Curn % Prioe™ “#Units % of Unia Cum %
ot | 2 | ssk | e | aam 2 1% | 17 |
200-429 qn?ﬁ L s 3 Iu_f; 1% 28 3k <5R.7k 56 ;gr.*lb-_ 1 A.1% 1
430 - 664 I o " 147 . 26.450 56,7k <BSk &3 3.?-?_%_ L 8- A
m%ﬁ - 908 I.ﬂ 88 ‘t_ié ;!: .‘ 47 5'.’5,»_ 85k ~113.3k 137 111% | ?B;_
710+ 1149 _ﬂa ‘;;-‘i% | 8483 {1133k <1417k Iﬁ-"- “ _;sta_r;‘ : _—--.}_3 9%
HED - 1764 108“—M-"”3:-1;;.—- HM'—_"E;’ 141 Th <212 8k 403 2 a9, 5 8%
1765+ —53‘_5-_" 143:%_-_’ T(K-)_O% {4 2125k+ 424-_ v 34 1% ‘:—Bl; 3% | AbUnits
Totals 4477*" B % ot Al 20 3% Tolals ’-;4-2 ot )\ll—'w [ ?35% 1569 T

* Housing Unlts Indieated 's based on the "Calculahon of Current Cavelling Uniis lndicated by Fenure Choice and Affordable Cost'
template and mébrporates he mclusion of a vacancy factor. The numbers represert the units that could be afforded at that cost
* Rant arid Price Panges are stated in 1699 Jollars and mpresent sffordable housing cost ngeds (houging that is non-cost burdened)

: Template 11
Future Housing Units Needed by Tenurs & Cost* ®
Rental y Ownership
Rent | F:;::":_l e *Ef':’ _WofUnies | Com% Price | O | Nerded lo ctunis} Gum %
0-139 _”;)‘:':- 2"; il &% 6 0% <56.Th 0% 30 8.5% | G5%

200 - 429 a 5% 3é I "8 Sk 1% 5% 56 7k ‘385"( 5% i 8 5% [ -Tﬁ;';—

436 - 664 % 71 e 15 % 0 3% 86k <1133k 3% 138 11 2% 24 5%

'"555:903 10% 93 20 TR E1 0% 1130k <141.7H T 43 11.5% 36 175

248 - 1149 25% 133_- It 29 &4, | €0 6% 141,77k €212 5K Bh &34 .!5-099 rio%
1150 « 50% 26 9 % I 10D 0% M2 5h+ 5% 60 ‘ 29 ans, 10-0 ﬂ‘:&—

Touh | 447 YaofAll | 5% Totals | 1242 | %ofAN | 73s%

“ {ousing Urnits Needed 18 based on the ‘Heowamng Units Indicated by Termpe and Cosi' table and incorporates an adjustment fastor o refirey
that some households will choose o otcupy a housing und n a lower cost catzgory thaa the one they could afford

** The adyistivient factor raprecsnts the percentage adjustments nerded to reflact househhls wic rould afard that ~ost lavel but chose a
lower cost umt (Out Faclor)

™ Estinated number of Section B Vouchers/Cartificates or similar subsidies used fo lower tenant pard ren's to This price point

Label or data desenplor for data eleroeat
The perueidayge of Households that could affurd o vt ai Bas housing cost bul uhese a Wwear cost umt
A number produced by the Housing Meeds Analysis lemplate jetfecting the data, zssumphoers, and estmates used in s scenang



Template 12
Future Housing Units Planned by Housing Type ©
Existing Units plus New Units Added
For City of Banks as of 2029
Scenario 1.2

| Rental _
Single | Manufacid Tri- 5% Muiti-
Rent “;Ef;" Family | Dwelling D'j':ﬁ'? Cuadplex | Family | TotalUnits
L 2 Units | Park Units Units Units
i il y 3 0.0% D.0% 47.8% 52.2% 100 0%
. e-109 27 : i
0 o a 5 1 14 27
] A & 8, »
ol T 0.0% 0.0% 12.8% 34.4% 53.1% 100 0%
0 0 5 23 20000 { N 350
", e
430 - 684 7 0.0% 0.0% 6.7% 16.7% 76.6% 100 Ui
(1] (v} ) 12 54 "
! 8.09 8 . 12.7% 0% 1G4 0F
| 665 - 909 93 __00& 0.0% 8.2% 2.7% 81.0% 094
) : 0 C 5 17 5 g3
L C7.4Y 1 100 0%
810 - 1149 433 o e -
. ) e = _ ks M) Ty LRk
0,
1150 + 28 160.0% 100 0%
85 o -0 0 D 86
Totals 447 209 _9 e __2_5 = ._..._,f?-q_ 153 I & 247
Percentage 43 5% Q0nm | 6% 1% B &% 100 0%
Ownership -
Single | Manufactd Iri- 5+ Ruiti-
Price NS::; Family Dwelling D:::;x Quadplex Family Fotal Units
Iinits Park LInits | LUnits Units
160.6% 100 %
«<56.Tk BO —
iy ) 0 o 0 E0 80
X 1
56.7k <B5k 86 e ool
Lt =1 L g Come | —— [
. 100 0%
85k <113.3k 128 - —_— e = 2%
139 1} L] 1) V] 133
L] ),
113.3k <141.7k 143 TR 100.0%
143 0 LI ) 0 143
0
141.7k <212 5k 434 VDS ! 1000 %
134 0 ¢ | 0 0 434
212 8h+ 360 SR :00.0%%
lia] a3 g Q 0 0 38C
Totals 1242 1.242 0 0 0 a 1,242
Parcentage 1560 0% 04% 00% G 0% C.0% 120 0%
Total Rental and Ownership Units
Single | Manufactd Tri- 5+ Multi-
N;z;:d Family Dwelling DJ;';’ Duadplex family Total Units
Units Park Units Uniis Units
I Toumls 1,680 1,452 o 25 29 183 1,589
% of Total Unps th B 0% 1 &% 9% | 9/lh 100 O%
Lapel or data desenptor for data element
The plannsd percentage of dwelling units nesded of this housing type at this price point in the region
A number preduced by the model reflecting the data, assuriptions, and estimatas used n this scenano




Graphs 4 &5
Future Total Housing Needs ©
Scenario 1.2
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Graphs 6 & 7

New Housing Needs ©

Scenario 1.2
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Future Senior Rental Housing Units Needed by Cost’ @
For City of Banks as of 2029
Scenario 1.2

Template 13
Householder Age 55 - 74 Householder Age 78 +

ncome™ Rent #Units | %ofUnits | Cum% #Units | %ofUnits | Cum%

<10k 0-199 0 20% 20% s ; 27.9% 27.9%
10k <20k | 200-429 [ 3 38 9% nzn I 0 : exgel | Ba7%
20k <30k | 430.684 1 15 14 "*;;.3%_ T 08% 20.3% |
30k<aok | se5-209 | DO 27% 58.0% = | e T eson |
40k <50k | 240 1148 2 5% | e3.1% 1 4' 4% | 1000%

50k + 1150 ¢ 1 wew | waox | o b 0% 1c00% |

Totals 7 % of Al 28 9% 17 %ol All | 701% 25

* Senior Housing Units Needed is based on the "Calculation of Dwslling Unit Needs indicated by Tenure Choice
and Affordable Cost template and incorporates the inclusion of & vacancy factor and the Out Factor

= {ncome represents range of iIncome needed to pay the rent and be affordable. # Umits s not the same as
number of households at that Income due to Out Factor and vacancy facters used to amve at # Units

Graph 8
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Template 14
New Housing Units Needed by Housing Type ©

For City of Banks as of 2029
Scenario 1.2

New Rental Units Needed

Manufactd "
N Single i oo | Tri-Quadplex| 5+ Multi- £
Rent Needed Units L " Dwelling | Puplex Units \ b s Total Units
Family Units | park Um:sj ol 19 el
0-199 24 6) 0 | [\ 15 i 14 A
e e _..JI.. T S e e i
200 -429 22 118) 2 ] 5 1 20 22
430 - 664 3 (10) e (1) (0} 14 3
665 - 909 {i £183) L¢] B 12 ib i
910 - 1149 132 123 0 9 a (4] 132
1180 + 24 84 L6} 0 0 4] 84
Totlals 338 168 0 i9 37 123 338
Percentzne 46 9% a0% 5.6% 111% 3£ 5% 130 0%
New Ownership Units Needed
Manufactd
.| Single Tr-Quadplex| 5% Multi-
Price Needed Units Family Units PDweHin_g | Duplex Units Units Family Units Total Units
= Park Units
<56.7k {1:1 76 o (s} ¢ 1] 76
56.Th <85K Fi 78 ( Q a 0 78
85k <112.3k *22 122 0 o (4] #] 122
113.3k <141.7k 85 36 0 0 o 0 86
1417k <212.5k 164 164 0 Q 0 0 i64
212.6k+ 235 336 4] 0 0 0 235
Totals 8E1 86 (4 0 0 0 861
Percentage 100.0% 0 0% 0 0% 0.0% 0 0% 150 0%
Total New Rental and Ownership Units
Manufactd
1 Single Tr-Quadplax| 5+ Multi-
Needed Units Family Units Dwelling | Duplex Units Unilts Family Units Total Units |
Park Units ;
Totais 1.199 1,020 1] 19 37 123 1,198
% of Fotal Unns Kb % VL% 16% 3 1% 10.3% - 100 0%
Labeal or data descriptor for data element
| A number produced by the modet reflecting ‘he data, aseumptiens, and astmates used in this scenarno
L ——




Graphs 9 & 10
New Units Needed by Housing Type °©
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For City of Banks
Scenario 1.2

Template 15
Planned Housing Density by Local Zoning District ©
Lotal | Planned

Local Zoning District Deseﬂptic.\n Code | Denstty
Single Family Residential (Futute LDSF) LDSF 622
|Single Family Residental _ RS 871
Single Family Residential (Future HDSF) _ _ HDSF | 1689
[Mutt-farmily Residenbial . R25 | 1742
|Mutti-farmily Residentiel {Future HDMF} o ‘ . HEMF 24 |
Mived Use {Fulure MU) o B _ we | 10 |
immidaﬁ zonas such ua In#u#tdal or Commarcial with exishing units Other

Template 16

Existing Housing Units by Land Use Type ©

_ _ Housing Inventory by Land Use Type
Existing [‘ LOSF RS HDSF | R25 | HEMF | wmy _ Other { ‘Total

Single Family Units 432 . 432 432

Manufactured 0 '| .

Dwetting Park Units i [ L ! Y
loupiox Units - 8 ' b 8
Tri-Guadplex Units 12 _ i2 - 12

5+ Multl-famlly Units | 4C 40 I a

Total Uits 490 b a3z o 5 i 2 o o e | o 440

Percent of Existing Inventory by Land Use Type

% Single Family Unile 100 0% | —‘ 106 0%
'[% Manufactured Dwelling Park : - = T .

Units : Ll N,

% Duplox Units 100 0% 10C 0%

% Tri-Quadplex Unlts 100 A 1 0%
% 5+ Multi-Family Units 100 0% ' 100 0%
% Total Units 00% | o2% | 00% | 118% | 00% | CO% | 00% | 00% : CO% | 1000%

Labe or data descnplor for data elevent
nputied data o1 local zoning. projected density. snd existing nventary af housig by mning
1 A number produced by the model reflecting tha Jdata, assumptione, ayd estimates uted




For City of Banks as of 2029

Scenario 1.2

Template 17
Projected Distribution of New Housing by Land Use Type ©
single Famity Unis | Arunis] %™ | oiors | %" leinrzsl *™ lwnmul % | % | omer | Tow%
iy U LDSF HDSF HOMF ey
ear Pilooa- 122 | 2e% | fom ceh, 10965
I pricod? 314 | 25% | Sum | 26m 10905
Higher Priced’ hs3 [ 30w | so% | 20% K JE | 1000%
Total 2 | 270% | s00% 221% 0% | oo% | oo% | 00% | 0% | oow | i0sn%
Exieting Distnbution o0 | | F A y T [ wson |
wopunks janunms| 2P lemerst R0 o npzsl BP leamul % %in | other | Totl%
o e n A e e — A s LDSF HQSF HDMF Py —
LowerPrced' | O D00
mapnces® | 00%
Higher Priced® 0 _ 0.0%
fotal 0 00% | 0% | 00% | 0C% | 40% ! 00% | 00% | 50% | 00% | 09% |
Existing Distribution 0 4%
Duplex Units | All Units fgg:__ % In RS :I;QF %inR25 H%;‘,_. %inMUl %in %in | Other | Tow %
[Lo-wer. Priced! 3 _ 100% 100C%
Mid Priced” 15 - 190%: 10 0%
Higher Priced’ 7 . T B 0.0% |
Total 19 00% | 00% | Ov% | t1coom | 00% | 00% { 06% | 00% | 00% | 1000%
[ Existing Distnbution 100.0% = 1000%
TriQuadploxUnits [ AllUnts| ™% |%inrs | % |mezs| B8 Tuintul % [ %in | omer | Yo%
Lower Priced” 28 ' 0% { 3% | R 100.0%
Wid Priced” 12 100% . ) ' 100 0%
'Higher Priced’ 0 0.0%
Total 37 | 00% | 00% | 00% | 794% | 206% | 00% | 00% | 00% | uown | 1090% |
Existing Distubution 100 9% | ! 100 0%
= ““u':‘;;‘"“"" Al Units :g;’; % In RS I‘_E”D‘S"F %I R2.5) 1:,5;‘9 %inMU| % in win | Other | Towl%
lLower Priced’ | (IECH 0% | 30% | 40% T oo
Mid Priced” 75 3% 0% ‘ﬁ;f-;— 100 0%
‘Highet Piiced’ 0 ' 00% |
iTotal 123 | 00% | 0¢% | Co% | 300% | 30.0% | 400% | 00% | 00% | 0C% | 1000%
T Existing Distsibution 100 0% 38 IR

1 - Lower Priced unts are the rental o1 ownership units affordable 2t incomes 26s than $30.000
2 - Mid Maced units are the rentas or ownership units atiordable at incomes betwesr: $30.LOU and $50,000
3 - Higher Ficed urils are the rental or owne ship umits affordable at incomes pver 550,000

Jo—

Label or data descriptor for data element
Projerted perocntage of new housing urita that will be built in this land use typa
A number produted by the mndel reflechng the data, assumplions, and estmates usad



Land Needed for New Dwelling Units

For City of Banks as of 2029
Scenario 1.2
Template 18
Projected New Housing Units by Land Use Type ®
LOSF R5 HDOSF R2.5 HDMF ML Other Tatal
Single Family Units | 284 610 225 0 O [ O 0 0 0 1,020
Hanufactmd =4 B s e ol et R, e e = = e el 1o - - ——- o e -
Dwelling Patk Units __?_“___. == g _ ) g Y o 3 ___E_ 115 2 e, __0
Buplex bmts 4] J ] i9 0 0 0 ¢ i} 19
InQuadplex Units D 0 o 30 8 0 v ! (Y a7
5+ MultiFamlly . i
Units -E) 0 a 3 a7 'L 49 Lt C _(L | 123
Total Linits Needed 284 510 278 &6 45 49 a o J 1128
Template 19
Calculation of Additional Land Needed by Land Use Type ©
Buildable Lands Inventory for Housing
LDSF RS HDSF R2.5 HOWF . MU Other Total
Current UGB Acres ‘888 35. 90 3
| Actes in Lse ._?'3 8 35 ' 773
Constrzined Acres 0o
Avaitable Acres 00 130 oo 0ga 03 | 0D a0 o] 1} GD 130
Currant Acres % D.0% o6 1% 005 . 3 9% 0 0% € 0% i 0% 0.0% D)% 100 0%
Acres in Use % 00% a5 5% 0 0% 4 3% 0.0% 0% J0% 0 0% 0 Y% 100.0%
=
Avatable Acres % 0C% 100 0% G 0% 0.0%. 0 0% 0 0% 20% 0.0% 0.0%: 100.0-+%
"E_x-i‘s?i—ri;'ﬁnus per | :
Arast lgs 1 &85 1657 834
Land Needed by Land Use Type
LDSF RS [ HDSF RZS HOMF mu COther Total
Acres Needed 457 585 207 49 19 49 (ol1] 0.0 0o 1366
New Acres Needed 457 45.6 207 49 19 4.9 0.0 0.0 a0 123.7

Latel or data descriptor for data elament
The aumber of acres per iand use type as derived from tha Buildable Lands Irventory
A number produced by the model refleching the data, assumptions. and estimates vsed n this scenano
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Appendix E: Banks 2024 Employment

‘Opportunities Analysis
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Chapter 4 Buildabig Land in Ban £S5

Thig chapter builds nn the analvsis presented o Chapters 2 am! 3 to forecast
potential emgioyment growth i Banks. Expected employment growth will drive
demand for buildable non-residential land in Banks. the level of land demand will
be compared to the supply of buildable land in Banks to determine whether Banks
has a sufficient supply ol buildable land to accommodate expected employment
growth, If not, this chapter will identify the amount and type of additional land
needed 10 accommodate expected employment growth.

FORECAST EMPLOYMENT GROWTH IN BANKS

TOTAL

The purpose of an employment forecast in this study is to forecast the demand
for non-residental liand needed to accommodate potential employment growth m
Banks. Thus, what is needed is a forecast of employment by land use type. Banks”
current zonmg code has three calegories of land 0 accommedate non-residential
development: - General Commercial, General industrial, and Community Facilitics.
Table 4-1 shows 2003 employment in Banks in these categories.

Table 4-1. Employment in Banks by land use

type, 2003

Full- Part- Seasonall
Land Use Type Time Time Temporary Total
Commerciat 85 69 3 437
Industrial 116 24 44 484
Communrtly Fasiines 77 49 1 427
Total ' 238 142 48 448

Sourse. K. J War, Banks Gy Plannes %rsmat coresunndenc: to Steve
Kelley, Wasiurgton County DLUT March 11, 2003
Mofe ousnesses assignsd 3 land use whe by ECONorthwes?

The emplovment level shown in Table 4-1 is the base from which tuture
employment m Banks will be forecast. Employment by Jand use type will be
forecast through 2025 to represent a twenty-year blanning period. The first step to
forecast emploviment growth in Banks is to select an average annual growth rate
tor total employment m Banks. Onee the level of future total emploviment has
been forecast. assurmptions will be apnlied to estimate the distribution of ihis
employment by lund use type. These assumptions will reflect expected economic
wends 1n the region as welf as the comparative advantages of Banks.

EMPLOYRMENT GROWTH RATE

Recent forecasts of employmeni vrowth summarized i Chariter 2 show a
range of expected crnployment growih rates i Washington County and Banks:

Barks Coal 9 Technical Repart ' ECONorhwest May 2005 ‘Page 4-1



= Mcio's forecast for the Portland region shows total erployment in
Washington County growimg at an average annual rate of 2 (%4 between
2003 and 2023,

»  The Oregon Empioyment Department forccasts cmplovment in
Multnormah, Washingion, and Tiilumook counties te grow at an average
annual rate of 1.4% between 2002 and 2012,

» Metro's forecast of employment growth in the Banks arca (TAZ 1257 and
1298) shows an expected average annual growth rate of 1.4% between
2005 and 2023,

These forecasts suggest that eraployment in Banks will grow at an average
annual rate in the tange of 1.4% to 2.0%. Applying this range of growth rates to
Banks’ level of total employment in 2003 resuolts in a 2025 level of total
employment in the range ot 608 to 693. This range of employment levels couid 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 berwveen
the number of jobs and population in Banks. An improved jobs/population
balance 1s desired so that Banks can be less of a bedroom conmumty for residents
that wozk elsewhere and to provide a more robust tax base for funding services
needed in the comraunity.

To traprove the jobs/population balance, jobs in Banks need to grow at 4 faster
rate than population. Using Banks™ 2003 pupulation of 1,430 as a base, the
population projection recently adnpted by the City of Banks—3,739 people in
2024—implies an average annual popuiation growth rate of 4.7% over the next
twenty yoars.

According to the 2000 Census, the ratio of Bank™s population to the number ot
working residents (regardless of where they work) was 1.87. Applying this ratio
to the 2003 poputation indicates that Banks would need a total ol 763 jobs to have
the number of jobs in Banks equal the number oi working restdents in Banks.

This is 317 more jobs than the nuraber currently in Baoks.

The share of the populaion that 1s in the labor force is expected to decline n
the future due to aging ol the population. Tris will have the effect of increasing
the rate of popuiation to working residents in a comumuraity. IT we assume chai
Banks wouid like to have a ratio of population to jobs of 2.0 hy 2024, und apply
this ratio o the level of populanian projected for Banda 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 annval employinent growth rate of 7.0% between 2003 and 2024

An average anmual cmployment growth rate of 7.0% over wwenty vears is
exceptionally hiph compared to growth 1ates observed tor larzer areas. The

The ratio of pepulation to resuienis that are mndhe ldbos Force or Washington County as awnole was |82 o 2000,

Paje d-2 ECONorthwest T May 2005 ' Barks Geal 9 Technical Report



Jdevelnpment of Arbor Village, nowever, stows thet a single res:dential
development can lead 1o exceptionally high population groweh rates la a town as
sall ag Bunks. In a similar washion, the location of a single large emplover in
Banks could lead to exceptionally hegh employment growth rates. Crven Banks'
dasire tor an improved balance between population and jobs. anticipated
popuiation growth in Banks has increased the leve! ¢f empleyment arowth nesded
ti- achieve this balancs

To tmpreve the balance betweeen 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 fiim
industry. The land needed for such a facility will be incorporated into the land
demand analysis Jater in this chapter. Thas mitialive shows that the Banks
community is seeking large employers to bring jobs to the area to diversify the
cconomy. As with the impact of Arbor Village on population growih, a single or
few Iarge employers locating in Banks could bave a sigmticant imapact on
ermployment 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% 1o 2.0% over
twenty years

» Banks has expressed a des'lm for an improved balance between the
population and number of jobs in Banks. To achieve this, employment
must grow faster than population, which i3 expected 1o grow at an aveiage
angpual rate of 4.7% over the next twenty vears

» To achieve a nuraber of jobs reughly equal to the number of working
residents in 2024, Banks wouid need wial employmment to giow at an
average annual rate of 7.0%.

While empioyment will need to grow faster than population to inprove
Banks® balance between its population and jobs, it secmns unlikely that & small
community such as Banks will achieve a perteet balance between population and
jubs. Given this expectabion, it appears that an average annual growth ratc in the
range of 5.0% to 6.0% is most appropriate for total employment in Banks through
2025. This growth rate represcnts the City's desire for an improvad balance
between populatioa and jobs in Banks, and Banks” recently adopted population
projection.

Apolicd 10 Banks™ 2003 employment of 448, this range of rowth rates result
i total emplovinent of 1311 1 L614 in 2023 This represemts employment
arowth tm Banks oi 863 to 1,166 over the next twenty years. While this s o
substantia} ncrease over existing employment lovels in Banks, it represents only
0.625 to 1.53% oi total employment growth anticipated in Washiagton County over
the next tweniy vears

Banks Goal & Technical Raport ECONorthwest May 2005 Page 4-2



LISTRIBUTION OF TOTAL EMPLOCYMENT

Data in Table 4-1 shows that the disttibution of 2003 employment in Banks by
land use tvpe 1s 31% Commercial, 41% Industrial, and 28% Community
Eacilities. Econemic trends, the location of Banks, and local ezonomide factois
have several uanlicarions for the futars distnibut on ¢f emplovment by lard use
tvpe. These wnpircations mclude the following:

* Retail employment is likely to increase as a larger population base
supports more specialized 1etail shops and services m Banks, However,
future population 1n Banks 15 unlikely to support another supermarket, or a
ncw 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 somne office uses. particularly small
back-office operations, soltware development/suppart, or call centers. In
addition, population growth in Banks should support & medical office and
other services, These uses would contribute to an increase share of
employmeat m Commercial uses. A few of these businesses could reuse or
redevelup buildings and sites in downiown Banks. Some of thesc uses
could also locate on land zoned for General Industrial use in Banks.

* Given the setting of Banks and the skills of the workforce m the
surrounding region, small specialized manufacturing, research. and
engmes=ring uses have the most poiential to generate employment growth
i Banks. These uscs would pnimarily locate on land 7oned tor Industrial
use

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

These imphications are reflected i the assumiptions used for the 2025
distribution of employment in Banks shown in ‘Table 4-2, These assumptions
show that the share of Banks® total einployment in Commercial and Industrial
uses is expected to incrcasce while the share using land zoned for Community
Facilities is expecied to decrease over the forecasi period. While the share of towal
erplovment in uses on land zoned for Community Facilwes 18 expected (o
Jdecrease, the amount of employment io this category 15 still expected w increase
by 135 to 196 jobs over the forecast period. Employment growth 1n Banks will be
led by busmesses with Industral and Comumercial land uses
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Tacle 4-2, Forecaet smploymert growth in Banks by land use vy ce,

2003-2025

2023 2025 2563-25
Land Use Type Amount % Amcunt %  Growth AAGR
Low Growth Rate -
Commercia 127 31% 459  35% 322 &£8%
Indusiral 134 41% 580 45% 408 5.4%,
Community Facilities 127 28% 262 20% 135 33%
Total 448 100% 1,311 100% 863 5.0%
Middie Growth Rate ' '
Commercizl 137 31% 505 35% 372 S81%
Industnal 184 41% B85 45% 471 B59%
Community Facilifies 127 28% 291 20% 164 38%
Total 448 106% 1455 100% 1,007 5.5%
High Growth Rate '
Commercial 137 31% 568 35% 428 B7%
Industriat 184  41% 726  45% B42 B4%
Commumty Facilites 127 28% 323 20% 198 43%
Total 443 100% 1,614 100% 1,166 6.0%

Qauiee. ECONorthivest

Chapter 2 identifies industries with potentsal for growth in the forecast period
based on cwrent trends. Chapter 3 deseribes the comparative advantage of Banks
rzlative to other commumnities in the Portland region, which is primartly a small
town character and setting combined wiih access to wban amenities. The
combination of market conditions and local characteristics suggest several
examples of businesses that might locate in Banks over the forecast period:

Engineening or software desige. The presence of high-tech fitms in
Washingten County attracls many highly-skilled employees to the aren.
Scme of these firms will spur development of spin-off or supplier
businesses, and skilled emplovees frevuently develop small start-up
busimesses using their skills. These businesses are numerous bat iend o
not have recognizable names beciuse they do not produce products wih a
wide distribution,

‘T he Portland area has become a center tor businesses engaged e the
manufacture of knttes and similar equipment. Ezamples of farge tirms
include Leatherman Tool and Gerber Blades, but each of these started as
small specialty firms and maay other smaller bustnesses are located in the
Porand area.

The manufacture of RV's, truck tratlers. and other transportation
cquipment U the Pottland arca creates the potential for small businesses
that make specialty parts and supplics for these larger manulacturers.

Orepon’s tmbet industry creates the opportumities for related small
businesses, such as those that manutacture or mamntan mdustriai
equipment, supply specialy glues and resins for wood manufacturing, or
provide lozging supplies.

Agticulie and food manufacturtng 1 Oregon ofSo create an oppernunity
{or specialty tood processing. Oregon has a hvely and diverse mix of feod
processors. including firms that make and package salsa, jam, mustard,

Banks Goal 8 Technical Peport
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pickles, potato chips, cheese and oilicr dany products, tortillas, granola,
sory and ries mulk, teas and herbs, beer, and roasted coffee.

The firms that lecate in Banks are hkely to be smali becaose firms with a large
levet of employment are mote hikely 1o locate in more central and larger arcas. All
of these businesses tend o locate a flexible buildings that can aceormmodate
o.Ace, g assemoly/research, andd disieution uses on sifes of 0.5 50 5 acres
These sites must be relatively level, hav.: public sérvices, and a reasonable level
of acceszibility to major roadways. These uscs should aiso be buffered from
neighboring residential and commercial uses to reduce potential contlicts.

DEMAND FOR COMMERCIAL AND INDUSTRIAL LAND
IN BANKS

Tahle 3-2 shows forecast employment growth in Banks over the 2003-2023
perind. To estimate the amount of land needed to accommeodate this employment
growth. we applied employment density factors for the number of employees per
acre for each land use type. The emoployment 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 dernard for 38.5 to 52.4 acres of
buildable land in Banks (net of unbuildable areas such as those for strects and
infrasructuze, wetlands, or in a floodway).

Table 4-3 indicates the level of total Jand demand given expected employment
growth in Banks over the forecast period. Employment growth is translated into
demand lor land nsing 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 floar-area-rafio of developments types in
various arcas of metropolitan Portland. The employee per acre assumptions used
in ‘fable 4-3 reflect the employment densities in the subarea that includes Banks,
and floor-grea-razios {or development types and settings comparabie to the type of
development expected in Banks, '

‘T'able 4-2 shows that the range of employment grawth in table 4-2 results in
demand for 44.7 to 63.1 acres of non-residential land m Banks over the
2063~2023 period. Most demand wall be for Industinal uses, with demand for 27.1
to 36.] acres

S heiv. T Emplovmens Devsane Shady Boviset Max 3 aimmeemig motio-
: dowinayy sl S e o ss e dmgy odfd

; g Bbveam
RSB - Bl 175
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Table 4-3. Dema::d for buildable ‘and In Banks jenerared
by expected employment growth, 20032025

Employment Zmployees Jiamand (net
tand Use Type jggwth parnet acre  buildatie acres)
Low Growth Rate : ' -
Cemmarcial 322 i 12.8
Incustriag 4CE 15 273
Community Facilines 136 20 68
Total 863 _ 46.7
Middle Growth Rate
Commercial 372 25 149
Industrial 471 15 314
Community Facilities 164 20 82
Total 1,007 . 54.5
High Growth Rate
Commercial 428 25 171
Industnai 542 15 3¢ 1
Community Facilities 198 20 &8
Total 1,166 . 63,1

Snurce. ECONotthwest

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 developmerit of a
motion picture sound stage in the Banks arca. According to a receut report
on this proposal, such a facility would require a site of 25--33 relatively
flat buildable acres.: While employment af a sound stage may be included
irt the forecust of potential employment growth in Banks, a 35 acre sie
exceeds or is almost all of the Indusinal land demand shown in Table 4-3

In a larger city with demand for a hundred ot more acres of industiial land,
the nead for a 25-35 acre siie could be accommodated within that total
Jemand by protecting large sites while alfowing development of smaller
sites. In Banks. however, holding a 25-33 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
dernand we expect in Rarks wiil be for smaller and specialized uses that
require 0.5--5 acres of land. To allow this development and respond to
opportunities in the market, Banks must have Industrial sites 1n a suitable
range of sizes or large parcels that cun be divided.

If the City decides to support the pursuit of 2 sound stage or other large
Tndustrial use, it sheuld include a suitabie site in its supply of Industrial
land and protect that sue from being subdivided into smaller parcels.
Given the context of land supply and expected empioyment growth in
RBanks. & 2535 actz site would need to be 1n addition to the Industrial land
demand shown n Tablg 4-3.

Rural Developracnt Tnitiatves. Ine 2003 Laad se Comundraions for siting u Movan Fuiars Sound Swagss in jo~ rudy Banls,
€ zyor. Propurcd for the Basks Cominunity Foundauon. January
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« None of the largest employers ‘n Banks contacied for this study 1ndicated
that they had plans to expand or contract their level of employment,

»  Severol business:s on Mam Sireet i downtown Benks have wses that are
industrial in characier but are ou land zoned for cotnmeicial uses, Some of
these husinesses bave expressed interest in moving to larzer sites moned
for industrial uses. Such 2 move would create mere room in downtown
Ranks for small retail and commercial uses that are more compatible and
supportive of a dewntown setting. In addition, some uses in downtown
Banks have potentiai for rease or redevelopment. These developments
would decrease demand for Commercial land in Banks by 1-3 acres.

«  Estimated demand for land to accommodate Community Favilities ranges
from 6.8 10 9.8 actes in Table 4-3. The Banks School District, however,
reports that projected population growth in Banks may generate demand
for another school, and that the optimum school site is 10-15 acres.' Since
a school site of this size is farger than the Community Facilities land
shown n 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 onty growth in ether public agencies. This reduces demand for
Community Factliies land by two acres,

» Demand for Community Facilities land is to accommodate employment
growth. This demand, therefore, does not include any arca for parks o1
open space. [fthe City of Banks desires land for parks and open space in
addition to the area shown in Table 4-3. this amouni of land should be
added to any UGB expansion pursued by the City.

‘Table 4-4 shows the result of adjusting the areount of land demand derived
from expecied employment growth 1o 1eflect the purswit of a scund stage
development, the need for another school site, the potential move of several
busingsses out of downtown Banks, and potential reuse or redevelopment in
Jdowntown Banks, These adjustments add 33 Industrial acres for a sound stage
development site, reduce denrand for Commercial land by 3 acres to represent
potential redevelopment m dowmtown Banks, and increase demand tor
Community Facilities land by 13 acres. The result is to increase the level of land
demand in Banks over the planning period to a iotal 0 91.7 to 108.1 acres.

“Martlyn MeGlisson reports that S Distrc's corent facimes fiave capaary ot soughly anot S00 studints. Progected population
growti f 2,30 oyt Whe noxi twerty yeats, a recently adopted by the Clty, would ase T than i copacity and regine devalopment of
aneiner sehool. “The District would nead 5 yeurs of isad iime fo acqeire a site and brald @ suhoa!
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Tabie 4-4. Adjusted demand for bulldable land in

Banks, 2003-2028

Demand from Adjust-  Acjusted
Land Use Type emp growinn  menls d=mand
Low ‘Growth Rate S
Commercial 12¢ -39 ¢3
industrial 271 +3E¢ €21
Community Faciities 68 +13.0 168
Total 46.7 +4540 91,7
Middle Growth Rate
Commercial 149 -390 119
Industnal 314 +3240 664
Community Facilites 22 0 212
Total 548 «4590 99.5
High Growth Rate
Commercial 171 -30 141
industnal 81 +350 711
Community Facities g8 1t} 2238
Total 631 +459% 108.1

Sevrce: ECONeritwest

BUILDABLE LANDS INVENTORY

The Ciy of Banks conducted an mventory of vacant nos-residential land in
2003. The amount of vacant land identified m this inventory is shown in Table 4-
3 Ths vacant land, hewever, is not all available for development. According to
K. J. Won of the City of Banks. approximately 50% of the 8.5-acre Industrial
parcel at the southeast corner of Banks 15 in wetlands and stormwater drainage,
and so 15 not buildable, This arca1s subtracted from the mventory of vacant acres
m Table 4-3 under Constramed Acres.

In addition, severul other adjustments are necessary to identity the supply of
butldable land in Banks:

The remeining 4.25 acres of Industnal land at the sontheast corner of
Banks 15 surrounded by suburban residentiud development. Approval of the
Arbor Village PUD included a provision that the developer provide a
secondary aceess road to this parcel so that truck watlic would not reed o
access the property via the residential area. Options for this secondary
aceess road are to ereate a new road crossing the rathoad or 3 new road
under Highway 6 to connicct w0 Wilkesboro Road. Boit of these options
are probiemaite, and the location of residential units adjacent to this parcel
make it & poor tocation for mdustnal development. [n addiven, the
property owner hag expressed a desire to change the Industriat zoning on
this parcel. In the context of the substantial amount of Industrial land that
vill be neaded to accommodate potent:al employment growth in Banks, 1t
appears that the City should seek to rezone this property and add Tndustrial
land elsewhetz io make up for the loss of this Indusirial lané.

A3 3-acre Industrial parcel east of the railroad tracks does not have public
sireet access. In addition, the narrow shape of this lot makes 1t diificult o

Banks Goal 9 Technica! Report
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Jdevelop or use for industrw! activity . There logs, we subtract this parcel
from the inveniciy of brildable land m Banks.

The result of adjusting the inventory of vacant land in Banks for wetland
constraints and land uesitable for industrial development is shown in Table 4-3
i‘hls table shows that Banks has only 1.07 acres of cammerzial land and .96

deres of ‘adustrial land, for a total 012 93 pei buildeble acres.

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

Zoni ng Acreg Acres menis Ac_rei
Commercial 107 000 000 107
Industrial 1276 -425 <755 0.68
Community Facilities 000 .00 D00 0.00
Total 13.83 =425 755 2.03

Source ECONarthwest

COMPARISON OF SUPPLY AND DEMAND FOR
BUILDABLE COMMERCIAL AND INDUSTRIAL LAND

Table 4-6 shows the result of comparing land demand {rom Table 4-1 with the
net supply of buildable land shown in Table 4-5. Table 4-6 shows that Banks has
a deficit of 9—13 Commearciat acres, 61-70 Industrial acres, and 20--23 acres ior
Commumity Facilities. This amount of land will need to be added to Banks Urban
Growth Boundary it the City of Banks wishes to accommodate the potential
employment growth in the commumty estimated in this smudy.

Table 4-8. Estimated surplus (deficit) of buildable
la_nd in_Banks, 2005

Total Net Buildable Surplus

Zoning Demand Supply (Deficit)
Low Growth Rate

Commercial $58 107 (881
Industriai 6207 £se B
Commumty Faciihes 1875 009 ({1975)
Total 9170 2.03  (89.87)
Middie Growth Rate ' - i
Commercial 1138 1.07 (1081
Industrial 66 .40 096 (B5 44}
Commurity Faciities 2120 000 {21.20)
Total 99.48 203 {97.45)
High Growth Rate '

Commercial 1412 107 (1305)
Industnal .43 088 (7017)
Community Facilites 22 80 000 1222
Total 108.05 2.03 108 CILY

Source ECONomthwast
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Appendix F: City of Banks Aspirations (adopted

- January, 2009)
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City of Banks Aspirations
Adopted January 13, 2009

The City of Banks is a small, rural community located in Western Washington County, situated just
outside of the Portland Metropolitan Urban Growth Boundary. It sits twenty-four miles northwest of
Portland, at the foot of the Coastal Mountain Range. Traditionally, natural resource industries have been
the City's economic base, but the downturn in those businesses in the 1980s and 90s left the City
struggling with a downtown in decline, and a diminutive municipal budget.

In order to understand the Banks situation one must understand that its past is the strategic foundation
that made it the town it is today. Long before pioneers inhabited the Tuatatin River Valley, the Atffalatis
Indians roamed the area. As the non-native population began settling in the area, the Atfalatis population
quickly declined, most likely due to the new diseases the settlers introduced. Their population almost
completely diminished when in 1855 the Federal Government forced them onto Grande Ronde
Reservation, near McMinnville. Although a few remained in the area, by end of the 19" century the only
trace of the Indian existence was the arrowheads, etc., that farmers found, and still find, in their fields.

The Wilkes family is credited as being the earliest setilers 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 Qak trees are native to the valleys of western Washington County. White Oaks are
considered the king of all western caks. 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 io settle
the Valley due to the generous government land acts that were created to spur western migration. By the
1860s, a small community had formed around the Wilkes property and, appropriately, it was called
"Wilkes". In the 1890's the Wilkes' children divided the remaining 160 acres and sold it to the Schulmerich
family and the Banks family, who were dairy farmers.

In 1901, development of the settlement made a radical change after news of a railroad running
through the John L. Banks dairy farm property was announced. The railroad bypassed the market town of
Greenville, which had the post office, school and other businesses just south of Wilkes. Greenville,
understanding the importance of the railroad, decided to move the town, including the buildings and the
people, up the road and relocated near the Banks property. The post office renamed itself "Banks”, after
John L. and Nancy Banks. Following the traditions of the day, the town adopted the same name as the
post office and became Banks.

The town grew slowly, adding various businesses and residents. By 1920, Banks looked like many other
small Oregon pioneer towns, with a less than impressive building stock and dirt roads, but its strong
community made it a good place to live. The main industries of the town were general farming, dairy
farming, and logging. In 1921, the town voted to incorporate, allowing it to use funds from taxes and
licensing to renovate the town. The rest of the decade was spent modernizing the town by adding a water
system, streetlights and paved roads.

Like other Oregon rural towns in the 1930s, Banks focused on 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 fown'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 Scuthern 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 maijor 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 Il, many people left Banks to fight in the war. Many others began commuting by auto to
jobs in Portland or other larger nearby communities, thereby leaving Banks operating as a bedroom
community. Another mass exodus occurred, but this one was forced. Ninety Japanese families who lived
in the area were forced to sell their land and businesses to move into camps in Ontario, Oregon. This left
a large hole in the community and their presence was missed greatly.

The fact that the Sunset Highway bypassed the town has had both positive and negative effects. On one
hand, the town retained the same small town and rural feel that had drawn people to the area in the first
place, and still has that aspect of the sense of “place” for those who live here today. The downtown
remained mostly unchanged after the 1930s since new roadside businesses were not developed. The
downside is that the business community was left stagnant as new businesses situated themselves in
towns that were located on the highway.

The highway bypassing the town was just the beginning of the downturn in Banks economy. Starting in
the 1970s, the timber industry was hard hit when state and federal government regulation increased and
modern machinery replaced the need for as many laborers. The smallest logging operations were affected
the most, as they struggled to turn any profit at all.

When compared to the rest of Washington County, Banks does not represent the typical economic and
social trends that have been taking place over the last fifty years. Part of the Portland Metropolitan area,
Washington County has seen tremendous growth in the past few decades. High-tech industries began
locating in the eastern part of the county as early as the 1950s, and today more than half of Oregon's
53,000 high-tech jobs are located there. Following the increase in jobs, there was an increase in both
housing and service industries, resulting in a great deal of new development. Western Washington
County, however, has not followed those trends. Most of the area remains rural with the major economic
base stemming from agriculture and some logging.

The City is now stable and expects to continue as a small town where families grow and thrive.
With this as a backdrop, the City aspirations can be understood by addressing the following questions:

1. What are your plans for growth in your city in general and in your centers, corridors and
employment areas?

Banks’ aspirations for growth are that the City will continue to be a single entity, not abutting another
municipality, surrounded by agricultural land, relatively small in size, but providing full services.
Smart growth is the watchword for Banks as we continue to grow appropriately. With our UGB
expanding somewhat in the near future, it looks as if Banks will continue to have its commercial
center arrayed along Main Street (Oregon Highway 47}, with residences moving somewhat westerly
and up the hills north of our current city center. We will probably also see residential growth easterly,
across the Portland and Western Railroad right of way; as well as a burgeoning campus industrial
area to the southeast (south of Oregon Highway 6.) With the continued location of virtually the entire
Banks School District facilities inside the Banks City Limits we can see that the City will continue to
be the focus of the surrounding community of rural residences and agricultural endeavors. With the
final extension of the Banks Vernonia State Trail into Banks we are expecting that it will prove to be a
strong stimulus for economic development in downtown Banks; plus it will reinforce our community
identity. These aspirations are expanded below.

In particular:

What is your planned capacity for these areas?

We aspire to have a population limited to 6,000 in the year 2059, and to have our centers, corridors
and employment areas be sized to support the surrounding additional 3,000 citizens of rural
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Washington County. This plan will definitely be influenced by the ability of City and other service
agency to provide the necessary services for the anticipated additional smart growth development.

What locations are not achieving their planned capacity?

At this moment in time, we are essentially built-out in our current Urban Growth Boundary (City Limits
and UGB are essentially identical.) Hence, all of our current locations are, for all intents and
purposes, achieving their planned capacity. Our aspirations are to expand the UGB appropriately,
and to designate Urban Reserves to allow for our planned expansion through the 50-year urban
reserves planning window.

is our understanding of your current planned capacity correct?

We believe that we have, documented our aspirations, as well as planned capacity, correctly and
that, therefore, the Washington County Planning Commission and Department understand what we
are all about.

What are your aspirations for capacities beyond current adopted plans, if any?

As mentioned above, we aspire to limited (smart) growth in all directions from our city center and a
mixture of appropriate zoning to be able to provide a full-service city to citizens in the city and in the
environs.

It should be noted that we assume that METRO will not reach out in our direction within the next 50
years, and we aspire to remain relatively self-sufficient while also working closely with our neighbors
in an efficient and effective manner to realize the benefits of economies of scale in all of our
endeavors.

What are your plans for growth in the 50-year timeframe, if any?

As addressed above, Banks aspires to moderate growth in the 50-year timeframe that will enable us
to remain rural in nature and relatively small in size. The growth will, therefore, need to be controlled
and smart in order to provide for expansion without rampant development.

2. What kind of community are you planning for?

The City of Banks is planning to be a rural community with a bucolic lifestyle. We are and will
continue to be an environmentally sensitive community dedicated to reducing our impact on the
worldwide carbon footprint. We want to be the model for modern semi-rural community living
with one eye on our historic past and the other on the quality of life for curselves 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 abitity to provide necessary city services while not requiring expensive ancillary services due to
the proximity to those services relatively close.
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Are you planning for a specific type of urban form, such as low-rise or high-rise or moderate
rise development?

While the City of Banks is not yet planning any specific urban form, we aspire to be a community with
a mixture of densities, predominated by medium density residential housing, and campus industrial
zoning. We aspire to retain, as nearly as possible, the traditional rectangular layout of our
community and to have traffic circulation that is connected throughout the City. Having this urban
form in a relatively small community will ensure the least impact of transportation on ourselves and
others.

3. What policy and investment choices will it take for you to achieve these aspirations?

We will continue to require the autonomy necessary to develop appropriately, using “smart
growth” technigues 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 sffecting the original developments. We will continue to need to
standardize our subdivision regulations and to apply them censistently. We will avoid Planned
Unit Development as a methodology, without rejecting the concept outright. We will expand and
enhance our environmental sensitivity and continuously document such in appropriate policy
documents. We will need to invest in the strong planning necessary to execute these aspirations,
and will also need to invest in infrastructure at every opportunity available. We will fund
infrastructure development and maintenance through appropriately allocated costs, to the current
user(s) and future user(s). And we aspire to accomplish all of this with close coordination among
the other overlapping jurisdictions in Banks, i.e., CWS, Banks Fire District #13, Banks School
District #13, and Washington County.

What type of transportation or other infrastructure is needed, such as completing sidewalk
gaps or street connections in your downtown, or upgrading sewer or water services? What
new financing strategies, if any, are being considered in your community to pay for needed
investments?

We need curbs and gutters, and sidewalks, on both sides of all streets and through municipal parks
designed in an integrated stormwater management plan. Older streets need to be upgraded and
refurbished sooner rather than later. Newer streets and streets yet to be built will require the most
modern of design standards in order to be of useful service throughout the next 50 years. Streets
must be wide enough for parking on both sides and for emergency vehicles to safely pass both. The
Water Facilities Master Plan is currently being updated and will address water service infrastructure
upgrades necessary. While the current system is sufficient for the immediate (10 year) needs of the
City, regular and consistent upgrade of installed infrastructure must be accomplished in order to
continue to be the “heart” of the system, and to support the expansion that will accompany the
increased population through 2059. The Washington County Clean Water Services Special Service
District plans and operates the Wastewater and Stormwater systems in the City of Banks. It is
anticipated that these systems will require continual upgrade and modernization for the intermediate
timeframe.

No new financing strategies are being considered for the community to pay for the needed
investments, though a shift from one type to another might be appropriate in the near to mid-term.
Shorter lifespan loans might replace longer loans, and Certificates of Participation may replace loans
and bonds. It is hoped that, in the near-term, the federal government will step up and fund sorely
needed infrastructure upgrades and the Banks will be able to participate in this important national
function during the current economic crisis.

What type of financial or technical assistance is needed?
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Grant funding is needed to replace aging water (as well as wastewater and storm water)
infrastructure and many of the sidewalks, streets, curbs and gutters in the clder section of Banks.
The water system is relatively satisfactory but is quickly reaching the end of its economic life and
requires significant upgrade to accommodate the aspirations of smart growth in a rural environment.
Low cost loans are also needed in order to provide for payment of the costs by future residents when
they move into the area.

What type of regulatory or other tools are needed or are being considered?

As it stands now, the regulations in place (externally and internally) are satisfactory. What needs to
be done is to keep them steady as we progress through the next decade. Instability is expensive and
can thwart all aspirations if allowed to continue. Newer technologies (in water provision and in street
construction) are needed as soon as possible so that the small but efficient City of Banks can
continue to provide sustainable services to current and future residents. The internal (to the City)
regulations will be updated through the current UGB expansion and Transportation Growth
Management Transportation System Plan process currently underway.

In addition, we are using this opportunity to ask you to verify Metro's vacant land inventory
and capacity estimates for use in completing the employment analysis for the 2009 Urban
Growth Report. These questions are also included in the attached form.

While Banks is not in Metro and cannot participate in the vacant land inventory process, Banks is
participating in a sub-regional Economic Opportunities Analysis in cooperation with Hillsboro, Forest
Grove, Cornelius and North Plains. That information will be made available to Metro when it is
completed.
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Appendix G: Preferred Alternative UGB

_ Expansion Parcel (Tax Lot) Inventory
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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.
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Introduction

The following text recomunendations 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, 274 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 sixikesutformat.

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.

(a) Access control measures, for example, driveway and public road spacing, median control and
signal spacing standards, which are consistent with the functional classification of roads and
consistent with limiting development on rural lands to rural uses and densities

Recommended additions to the Banks Land Division Regulations
Section 152.052 Streets

(M) Access control. Where a land division abuts or contains an existing or proposed arterial
or collector street, the Planning Commission may require marginal access streets, reverse
frontage lots with suitable depth, screen planting contained in a no-access reservation along
the rear or side property line, minimum driveway and intersection spacing of 150-200 feet,
or other treatment necessary for adequate protection of residential properties and to afford
separation of through and local traffic. Such access control measures shall not have the effect
of precluding at least one point of access onto a public road per existing lot of record.

(1. Intent and Purpose. The intent of this Section is to manage access to land uses and

on-site circulation, and to preserve the transportation system in terms of safety,
capacity, and function. This Section applies to all public streets within the City of
Banks, and to all properties that abut these roadways. This Section implements the

access management policies of the City Transportation System Plan. Access
management standards must be coordinated with the appropriate authority or
owners as listed in the City of Banks Transportation System Plan, or TSP.

(2). Applicability. This Chapter applies to all public streets within the City and to all
propertes 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 subject to Land Use
Review or Site Design Review.

BANKSMEMOS 1_072208_TRACKCHANGE el



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. Any new access
to OR 47 requires an ODOT-approved approach road permit.

(P) Functional Classification. Development should reflect functional classification of

roadways as identified in the Banks Transportation Network Plan, including any bicycle,
pedestrian or frontage requirements. There are no rural lands in Banks.

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

(b) Standards to protect future operation of roads, transitways and major transit corridors

Recommended additions to the Banks Zoning Code

Section 151.064. Performance Standards

(A) 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
development applications in a Commercial or Industrial zone shall comply with the below
standards, in addition to compliance with all design standards contained in City of Banks
Code of Ordinances Chapter 152 (Land Division Regulations).

(11) Vehicular access and-traffic:

{a)} Access points to an industrial or commercial site from a street shall be
located to minimize traffic congestion and, to the extent possible, to avoid
directing traffic into residential areas.

(b) Where possible within Industrial or commercial districts, access to the
street shall be made to serve more than one site or business.

(c) Traffie generated-by-the propesed-use- may not have the effectofadwversely
. ing the existing lovel of service LOS) -y ons.

(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:

BANKSMEMOS5 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.o.
owner agrees not to object to the formation of a local improvement district in
the future) in lieu of street improvements if one or more of the following
conditions exist:

(a) A partial improvement may create a potential safety hazard to

motorists or pedestrians;

(b) Due to the developed condition of adjacent properties it is
unlikely that street improvements would be extended in the
foreseeable future and the improvement associated with the project
under review does not, by itself, provide increased street safety or
capacity, or improved pedestrian circulation;

(¢} The improvement would be in conflict with an adopted capital
improvement plan; or

{(d) The improvement is associated with an approved land partition in
a residential district and the proposed land partition does not create
any new streets.

BANKSMEMOS 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 Fasements. The City may approve an access easement
when the easement is necessary to provide for access and circulation in
conformance with Code sections 152,052 (Streets); 152.053 (Blocks) and;
152.054 (Building Sites). Access easements shall be created and maintained in
accordance with the Uniform Fire Code Section 10.207.

Recommended additions to the Banks Land Division Regulations

Section 152.052 Streets.

(B)  Minimum right-of-way and roadway width. Unless otherwise approved
in accordance with the provisions below or those of division (O} below, the
street right-of-way and roadway widths shall not be less than the width in
feet shown in the following table:

| Type of Street Right-of-way Width Pavement width
Arterial 80-100 feet 40-52 feet
Collector 60-80 feet 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

I Alleys 20 feet 20 feet

Whetre 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:

Street classification in the Transportation System Plan;

Anticipated traffic generation;

On-street parking needs;

Sidewalk and bikeway requirements based on anticipated level of use;

Requirements for placement of utilities;

Street lighting;

A U | [
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BANKS URBAN GROWTH BOUNDARY/TRANSPORTATION SYSTEM PLAN UPDATE: TPR CODE REVIEW REPORT

7. _Minimize drainage, slope, and sensitive lands impacts;

8. Street tree location;

9. Protection of significant vegetation;

10. Safety and comfort for motorists, bicyclists, and pedestrians;

11. Street furnishings (e.g., benches, lighting, bus shelters, etc.), when provided;

12. Access needs for emergency vehicles; and

13. Transition between different street widths (i.e., existing streets and new streets).

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

(c) Measures to protect public use airports by controlling land uses within airport noise corridors and
imaginary surfaces, and by limiting physical hazards to air navigation

No recommended additions to the Banks Zoning Code or Land Division Regulations
(Not applicable; Banks does not have an airport)

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

(d) A process for coordinated review of future land use decisions affecting transportation facilities,
corridors, or sites

Recommended additions to the Banks Zoning Code

§151.079 TRAFFIC IMPACTS

The City may require a traffic impact analvysis (TIA) prepared by a qualified professional to
determine access, circulation, and other transportation requirements in conformance with
TIA results. TIA’s shall be required for all land use action and development applications
that will generate more than 50 AM or PM peak hour trips per day or 300 Average Daily
Trips. Trip calculation shall be based upon the most recent edition of Trip Generation
published by the Institute of Transportation Engineers

{A) Amendments That Affect Transportation Facilities. Amendments to the comprehensive plan
and land use regulations which significantly affect a transportation facility as determined by
City staff upon review of applicant’s TIA shall assure that allowed land uses are consistent
with the function, capacity, and level of service of the facility. This shall be accomplished by
one of the following:

(1) Adopting measures that demonstrate that allowed land uses are consistent with
the planned function of the transportation facility; or

(2) Amending the Comprehensive Plan to provide transportation facilities,
improvements, or services adequate to support the proposed land uses; such
amendments shall include a funding plan to ensure the facility, improvement, or
service will be provided by the end of the planning period; or,

BANKSMEMOS 1_072209_TRACKCHANGE 13



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

(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 14



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

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 proposal must be reviewed for potential
traffic impacts; when a Traffic Impact Analvsis must be submiited 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} Anv proposed development or land use action that a road authority states may have
operational or safety concerns along its facilitv(ies);

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

(4) An increase in peak hour volume of a particular movement to and from the State
highway by 20 percent or more; or

(5) An increase in use of adjacent streets by vehicles exceeding the 20,000 pound gross
vehicle weights by 10 vehicles or more per day; or

(6) The location of the access driveway does not meet minimum sight distance
requirements, or is located where vehicles entering or leaving the property are
restricted, or such vehicles queue or hesitate on the State highway, creating a safety
hazard; or

7} A change in internal traffic patterns that may cause safety problems, such as back up
onto a street or greater potential for traffic accidents.

(B) Traffic Impact Study Preparation. A Traffic Impact Analysis shall be prepared by a
professional engineer in accordance with the requirements of the road authority. If the
road authority is the Oregon Department of Transportation (ODOT), consult ODOT’s
regional development review planner and OAR 734-051-180.

BANKSMEMOS 1_072209_TRACKCHANGE 15



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

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]

(©) 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 ef seg.). 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.

BANKSMEMOS 1_072208_TRACKCHANGE 10



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

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

(f) Regulations to provide notice to public agencies providing transportation facilities and services,
MPOs, and ODOT of: land use applications that require public hearings; subdivision and partition
applications; other applications which affect private access to roads.

Recommended additions to the Banks Zoning Code
§ 151.174 PUBLIC NOTICE.

(A)

Mailed notice. The City shall mail the notice of the Type III action. The

records of the Washington County Assessor’s Office are the official records for
determining ownership. Notice of a Type III application hearing or Type II appeal

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

manner:

a.

At least 20 davs before the hearing date, notice shail 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
notifv other affected agencies. The City shall notify the road authority, and
rail authority and owner, when there is a proposed development abutting or
affecting their transportation facility and allow the agency to review,
comment on, and suggest conditions of approval for the application.
(4) Any neighborhood or community organization recognized by the
City Council and whose boundaries include the property proposed for
development;

5 Any person who submits a written request to receive notice;

6 For appeals, the appellant and all persons who provided testimony in
the original decision; and
(7) For a land use district change affecting a manufactured home or
mobile home park, all mailing addresses within the park, in accordance with
ORS 227.175.

b. The City Recorder or designee shall have an affidavit of notice be prepared

and made a part of the file. The affidavit shall state the date that the notice was

mailed to the persons who must receive notice.

C.

At least 14 business days before the hearing, notice of the

hearing shall be printed in a newspaper of general circulation in
the City. The newspaper's affidavit of publication of the notice

shall be made part of the administrative record.
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=7
are-alss-antherized-
(BB) The notice shall include a description of what is being
proposed and:
(1)  The property address and legal description;
@ The criteria applicable to the request;
(3) The date, time, and location of the public hearing; and
4) A statement that failure to raise an issue in person or
by letter precludes appeal, and that failure to specify to which
criteria the comment is directed precludes appeal based on
that criterion.
(EC) Failure of a person to receive the notice prescribed in this section shall not
impair the validity of the hearing,.

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

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

Recommended additions to the Banks Zoning Code

Section 151.156

E. Amendments That Affect Transportation Facilities. Except as provided in subsection C,
amendments to the comprehensive plan and land use regulations which significantly
affect a transportation facility shall assure that allowed land uses are consistent with the
function, capacity, and level of service of the facility identified in the Banks
Transportation System Plan. This shall be accomplished by one of the following:

1. Adopting measures that demonstrate that allowed land uses are consistent with the
planned function of the transportation facility; or

2. Amending the TSP or Comprehensive Plan to provide transportation facilities,
improvements, or services adequate to support the proposed 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 adeguate 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 Cateqories
Household Living Multifamily 1 per 4 units 2. or 1 per 20 units
Group Living 2, or 1 per 20 bedrooms None

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

Lodging 2, or 1 per 20 rentable 2, or 1 per 20 rentable

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

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

center

Park and ride 8, or 5 per acre None

Community Service

2. or 1 per 10,000 sq. ft. of
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 ClJ
review review
Colleges Excluding 2, or 1 per 20,000 sq. ft. of 2, or 1 per 10,000 sq.
dormiterfes (see | net building area, or per CU | fi. of net building area,
Group Living, review or per CU _review
above)

Medical Centers

2, or 1 per 70,000 sq. ft. of

BANKSMEMOS 1_072209_TRACKCHANGE
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Use Cateqgories Specific Uses Long-term Spaces {Covered | Short-term spaces (near
or enclosed} building entry)
review or per CU review
Religious Institutions 2, or 1 per 4,000 sq. ft. of 2, or 1 per 2,000 sq. ft.
and Places of Worship net building area of net building area
Daycare 2, or 1 per 10,000 sq. ft. of None
net building area

Other Categories

Determined through Land Use Review, Site Design Review, or CU

Other Categories Review, as applicable

(B) Exemptions. This Section does not apply to single-family and two-family housing
(attached, detached, or manufactured housing), home occupations, agriculture and
livestock uses.

{C) Location and Design. Bicycle parking should be no farther from the main building
entrance than the distance to the closest vehicle space, or 50 feet, whichever is less.
Long-term (i.e., covered) bicycle parking should be incorporated whenever possible into
building design. Short-term bicycle parking, when allowed within a public right-of-way,
should be coordinated with the design of street furniture, as applicable.

(D)} Visibility and Security. Bicycle parking for customers and visitors of a use shall be visible
from street sidewalks or building entrances, so that it provides sufficient security from
theft and damage;

(E) Options 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
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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 continutous pedestrian
system. The pedestrian system shall be based on the standards below:

1. Continuous Walkway System. The pedestrian walkway system shall
extend throughout the development site and connect to all future phases of
development, and to existing or planned off-site adjacent trails, public parks,
and open space areas to the greatest extent practicable. The developer may

also be required to connect or stub walkway(s) to adjacent streets and to

private property with a previously reserved public access easement for this
purpose.

2. Safe, Direct, and Convenient. Walkways within developments shall
provide safe, reasonably direct, and convenient connhections between primary
building entrances and all adjacent streets, based on the following
definitions:

a. Reasonably direct. A route that does not deviate unnecessarily from a
straight line or a route that does not involve a significant amount of out-
of-direction travel for likely users.

b. Safe and convenient. Routes that are reasonably free from hazards
and provide a reasonably direct route of travel between destinations.

c. "Primary entrance" for commercial, industrial, mixed use, public, and

institutional buildings is the main public entrance to the building. In the

case where no public entrance exists, street connections shall be provided

to the main employee entrance.

d. "Primary entrance" for residential buildings is the front door (i.e.,
facing the street). For multifamily buildings in which each unit does not
have its own exterior entrance, the “primary entrance” may be a lobby,
courtvard, 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 bicvcle lanes shall be installed in
conformance with the street standards of this section and the Comprehensive
Plan. Maintenance of sidewalks and planter strips in the right-of-way is the
continuing obligation of the adjacent property owner. Bikeways shall be
required along arterials and major collectors. Sidewalks shall be required
along arterials and collectors.

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

(C) Cul-de-sacs and other dead-end streets may be used as part of a development plan, consistent with
the purposes set forth in this section

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

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

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

Recommended additions to the Banks Land Division Regulations

See Recommendations for Section 152.053 (2)

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

(E) Streets and accessways need not be required where one or more of the following conditions exist:
Physical or topographic conditions that make a street or accessway connection impracticable,
Buildings or other existing development on adjacent lands physically preclude a connection now or in
the future, and where streets or accessways would violate provisions of leases, easements, covenants,
restrictions or other agreements existing as of May 1, 1995.

Recommended additions to the Banks Land Division Regulations

Section 152.053 Blocks

1. All local and collector streets that stub into a development site shall be
extended within the site to provide through circulation unless prevented by
environmental or topographical constraints, existing development patterns,
or compliance with other standards in this code. This exception applies
when it is not possible to redesien or reconfigure the street pattern to provide
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required extensions. Land is considered topographically constrained if the
slope is greater than 15% for a distance of 250 feet or more. In the case of
environmental or topographical constraints, the mere presence of a constraint
is not sufficient to show that a street connection is not possible. The applicant
must show why the environmental or topographic constraint precludes some
reasonable street connection.

2. Street Connectivity and Formation of Blocks. In order to promote efficient
vehicular and pedestrian circulation throughout the city, subdivisions and
site developments of more than two (2) acres shall be served by a connecting
network of public streets and/or accessways, in accordance with the
following standards (minimum and maximum distances between two streets
or a street and its nearest accessway):

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

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

¢. General Commercial Districts: Minimum of 100 foot leneth and
maximum of 600 foot length; maximum 1,400 foot perimeter;

d. Not applicable to the Industrial Districts;

3. Pedestrian/bicycle accessway Standards. Where a street connection in
conformance with the maximum block length standards in subsection 4 is
impracticable, a pedestrian/bicvcle 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 developmenis. Such access ways shall
conform to all of the following standards:

a. Pedestrian/bicycle accessways shall be no less than ten (10) feet wide and
located within a right-of-way or easement allowing public access and, as
applicable, emergency vehicle access;

b. If the streets within the subdivision or neighborhood are lighted, all
accessways in the subdivision shall be lighted. Accessway illumination
shall provide at least 2-foot candles;

c. A right-of-way or public access easement provided in accordance with
subsection b that is less than 20 feet wide may be allowed on steep slopes
where the decision body finds that stairs, ramps, or switch-back paths are
required;

d. All pedestrian/bicycle accessways shall conform to applicable ADA
requirements;
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e. The City may require landscaping as part of the required accessway
improvement to buffer pedestrians from adjacent vehicles, provided that
landscaping or fencing adjacent to the accessway does not exceed four (4)
feet in height; and

f. which may be modified by the decision body without a variance when the
modification affords greater convenience or comfort for, and does not
compromise the safety of, pedestrians or bicyclists.

4. Connections within Development. Connections within developments shall be

provided as required in subsections a-c, below:

a. Walkways shall connect all building entrances to one another to the extent
practicable;

b. Walkways shall connect all on-site parking areas, storage areas, recreational
facilities and common areas, and shall connect off-site adjacent uses to the site
to the extent practicable. Topographic or existing development constraints
may be cause for not making certain walkway connections; and

c. Large parking areas shall be broken up so that no contiguous parking area
exceeds three (3} acres. Parking areas may be broken up with plazas, large
landscape areas with pedestrian access wavs (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 Ya to ¥z 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
techniques.

Internal pedestrian circulation is addressed through the section to be added into the Banks
Land Division Regulations under Section 152.053 Blocks (4).
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CITY OF BANKS COMPREHENSIVE PLAN
AMENDMENTS TO UPDATE URBAN GROWTH
BOUNDARY, TRANSPORTATION PLAN AND

RECREATIONAL LAND NEEDS
OCTOBER 2010

INTRODUCTION

In 2008 the City of Banks was awarded a Transportation and
Growth Management (TGM) grant administered jointly by the
Oregon Department of Transportation (ODOT) and the Oregon
Department of Land Conservation and Development (DLCD).
The city had previously updated its 20-year population forecast
and adopted plan amendments updating the long term
residential land needs in compliance with Goal 10, as well as
determining its future commercial/industrial land needs

consistent with Goal 9.

The TGM grant funded planning studies that enabled the City to
evaluate expansion of the UGB in compliance with state rules
and statutes regarding Goal 14. The TGM grant also provided
for a transportation study to develop a Transportation Systems
Plan (TSP) that would satisfy the requirements of the Oregon
Transportation Planning Rule (TPR) pertaining to Goal 12.

As provided in the grant program guidelines, a professional
consulting firm (CH2M HILL) was retained to perform the study
project work tasks. A Technical Advisory Committee (TAC) was
formed to review and comment on draft materials prepared by
the project consultant prior to public presentation. The TAC
members included agency representatives from DLCD, ODOT,
Clean Water Services, Banks School District, Banks Fire District
#13, and the Washington County Sheriff’s Office,

Opportunities for citizen participation regarding project
consultant work products were provided though a series of five
community review meetings that were conducted on April 30,
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2009; June 18, 2009; December 17, 2009; April 29, 2010; and
October 19, 2010. The project consultant and City officials
received oral and written citizen comments which were
considered and retained in the City’s project study file.

PLAN AMENDMENT PROPOSAL

The subject plan amendment proposal is organized into three
parts as follows:

PartI: Urban Growth Boundary Expansion - Goal 14
Part II: Transportation System Plan - Goal 12
Part III: Recreational Needs - Goal 8

The proposed plan amendment documents for Parts I and II
were prepared under a TGM and City contract work program.
The Part III plan amendment was prepared separate from the
TGM study and is included as a related goal component with
Parts I and II. Each proposed plan amendment is further
discussed in the ensuing paragraphs as follows:

Part I: Urban Growth Boundary Expansion - Goal 14

The Banks Comprehensive Plan presently includes Goal 14
policy statement no. 2, which reads:

“2. The urban growth boundary will be updated and
expanded when the vacant and developable land within
the boundary is utilized or committed.”

The City finds that a very limited supply of vacant and
buildable land is currently available to meet future land needs.
Consistent with the above policy statement, the City has
undertaken a TGM planning study process to consider
expanding the UGB. Over the course of the study process, the
TGM project consultant, i.e., CH2M HILL, prepared technical
memoranda that addressed state statute and administrative rule
requirements pertaining to a UGB expansion. CH2M HILL
maintained a coordinated work effort with City officials and
TAC members, plus reviewed citizen reactions regarding the

2






consultant work products that were received during five
community meetings and other meetings by the Planning
Commission and/or City Council.

As a result of the events described above, CH2M HILL compiled
a final UGB document entitled:

“City of Banks
Urban Growth Boundary Expansion Justification
Technical Report

October 2010”

The UGB technical report is attached as Exhibit A and explains
the analytical process used to determine the amount and
location of land to be located in the UGB expansion, including

the following planning components;

o Population Forecast

o Residential and Related Land Needs
o Employment and Related Land Needs
o UGB Alternatives Analysis

The UGB technical report provides written justification for the
City’s expanded UGB, especially with respect to compliance with
ORS 197.298 (Priority Areas for UGB Expansion); OAR 660-024-
0060 (Boundary Location Alternatives Analysis); and the Goal
14 Boundary Location Factors. The preferred UGB expansion
area is shown on Figure 12 “Preferred Alternative UGB Line” in
the Appendix section of the UGB technical report. Figure 13 in
the same Appendix shows proposed zoning of land in the

preferred UGB expansion area.

The existing urbanization goal, objectives, and policies
contained in the comprehensive plan remain applicable for the
most part, except for revisions to the following policies which

are hereby amended as follows:






Existing Policy 3

“3. Upon request, the City will annex Iands within the
urban growth boundary when it js demonstrated that
such annexations are consistent with the
Comprehensive Plan policies, are within the capabilities
of the city’s services and facilities, and abut the city

Iimits.”

Amended Policy 3

“3. The City will annex lands located within the expanded
Urban Growth Boundary and abutting the city limits,
subject to an affirmative electoral vote supporting the
annexation by the local citizenry and availability of

public facilities.”

Existing Policy 6

“6. The City will recognize two types of urban growth areas
within the urban growth boundary: Immediate Growth
Areas within the Urban Growth Boundary served by
water and sanitary sewers; or specifically identified by
the City of Banks as intended for urban development
purposes within the immediate future. Immediate
Growth Areas are intended to include areas defined by
the State LCDC as Urban Land.”

Amended Policy 6

“6. The City will recognize two types of urban growth
areas: Urban Growth Boundary (UGB) served by water
and sanitary sewers as specifically analyzed in the ‘City
of Banks Urban Growth Boundary Expansion
Justification Technical Report dated October 20107;
and Urban Reserve lands located outside a UGB that
will provide for future expansion over a long-term

period.”






istin icy 7

“7. Future urban Areas are lands between the Immediate
Growth Boundary and the Urban Growth Boundary.
Future Urban Areas are intended to include areas
defined by the State LCDC as Urban Land. Areas in this
land use category are to maintain their rural or
agricultural character until such land is required for
urban use and has been redesignated “Immediate

Urban”,

The 3 acres located behind Oak Village Shopping
Center have been designated Future Urban because no
immediate need for development has been established
and no specific development proposals have been

submitted.”

(The growth concepts of “Immediate Growth Boundary” and
“Future Growth Boundary” are outdated and will be replaced
with the UGB and Urban Reserve concepts as described in the
amended Policy 6 above. It is also noted that the three acres
of Future Urban land located behind the Oak Village
Shopping Center has since been approved and constructed
for commercial development which occurred in 2003.
Therefore, Policy 7 has been rewritten as shown below.)

Amended Policy 7
“Land brought into the expanded UGB will be assigned new

comprehensive plan designations and retain existing
County zoning until such time that City zoning is assigned

to the land.”
Poli

“8. Conversion of this area from Future Urban to
Immediate Urban will be considered on a
determination that a need exists for additional






immediate urban land and that adequate public
facilities and services are available to the area.”

(The “Future Urban” and “Immediate Urban” growth concepts
no longer apply as explained under Policy 7. Therefore,
Policy 8 should be deleted.

Palicy 8 Deleted
Existing Policy 9

“9, Zone changes, subdivisions, and other similar
administrative action which would allow urban-
intensity development in the Future Urban Area will be
preceded by a Comprehensive Plan change to designate
the site in question as “Immediate Urban”.”

(Similar to Policy 8. the “Future Urban” and “Immediate
Urban” growth concepts are no longer applicable, and Policy
9 should be deleted.)

Policy 9 Deleted
Part II: Transportation System Plan - Goal 12

In conjunction with the UGB expansion study, CH2M HILL
prepared a Transportation System Plan (attached Exhibit B) to
serve long term planning purposes described as follows:

* Develop TSP elements including a plan for streets, bike
and pedestrian facilities, street design standards, and
development codes to implement OAR 660-012-045 (2)
and (3) of the Transportation Planning Rule.

« Identify solutions to provide access and circulation for
Banks to improve connectivity for bikes, pedestrians
and vehicles and reduce reliance on state highways for
city-wide circulation.






* Ensure that deliverables pertaining to the city’s TSP are
consistent with adopted state, regional and local rules,

plans, and policies.

» Develop a transportation system that meets the needs
of Banks area residents and businesses, and
accommodates growth as it occurs.

The TSP examined existing and future transportation conditions
and identified numerous needs, constraints and opportunities
to be addressed in achieving a safe and balanced transportation
system for Banks. Potential TSP alternatives for addressing the
needs were evaluated according to the following criteria:

= Traffic Operations

+ Safety

* Mobility

* Land Use

» Environmental & Social Impacts
* Support for Implementation

» Cost-Effectiveness

(See page 34 in TSP document for additional explanation.)

The TSP presents conceptual projects to address transportation
needs as identified in the analysis performed by CH2M HIL].
The following TSP text is especially important to emphasize:

“The location of projects depicted in the TSP are conceptual
in nature, and as such are intended as a guide for
development and should not be explicitly used as shown
to constrain development options in the future. The
precise location of all recommended projects should be
defined through the land development process as projects
are funded, designed, and built.

It is important to note that any modification of a
Washington County roadway proposed in this TSP is a
recommendation to Washington County that the proposed






modification be considered by the County; all such
projects would need to be evaluated through the county’s
transportation plan amendment or update process.

It is also important to note that, due to the limitations of
the traffic forecast model (which entails a necessary
conservatism), it is likely that projected adverse
operational impacts are overstated”

(Page 35, City of Banks Transportation System Plan, October
2010.)

The TSP discussed various concepts to address needs identified
in the technical analysis as follows:

o Need: Remove future volume from the intersection of -
Wilkesboro Road and OR 47.

Concept #1: Realign Wilkesboro Road.

o Need: Remove future volume from the intersection of
Washington Avenue and Aerts Road.

Concept #2: Realign Washington Avenue.

o Need: Provide a viable travel alternative to OR 6 for
traffic between Banks and the Portland metropolitan

area.
Concept #4: Install advanced warning signage.
Concept #5: Reconstruct Banks Road.

o Need: Provide increased left-turn lane storage capacity
at intersection of Main Street/Oak Way/OR 6 ramp

terminal.
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Concept #6: Extend Southbound Left-Turn Lane on
Main Street at intersection with Oak Way/OR 6 ramp

terminal.

Concept #7: Extend Eastbound Left-turn Lane on OR 6
ramp terminal at intersection with Oak Way/Main

Street.

Need: Provide east-west internal circulation in Banks to
accommodate expanded urban area and reduce
reliance on state highways for intra -city circulation.

Concept #3a: Install vehicular overcrossing of railroad
from area south of Arbor village to Rose Avenue.

Concept #3b: Install vehicular overcrossing of railroad
from Sunset Avenue to new collector road on east side

of railroad.

Need: Provide north-south circulation system on west
side of Banks in UGB expansion area and access to new

land uses.

Concept #8: Construct new north-south circulator
Road in Westside Banks area between Cedar Canyon
Road and area south of Sunset Park.

Need: Provide connection from new UGB expansion
area on the west side of Banks to Main Street to provide
access and east-west circulation.

Concept #9: Construct new west extension of Wilkes
Road.

Need: Provide north-south circulation system on east
side of Banks in UGB expansion area and access to new

land uses.






Concept #10: Construct new north-south circulator
Road in Eastside Banks area between Banks Road and

Washington Avenue.

a Need: Provide east-west bicycle/pedestrian circulation
system.

#1 ti : Install bicycle/pedestrian
overcrossing of railroad from area east of Banks School
complex to eastside of Banks (UGB expansion area).

Concept #11 Option B: Install bicycle/pedestrian

undercrossing of railroad from area east of Banks
School complex to eastside of Banks (UGB expansion

area).

The existing transportation Goal 12 statement, objectives, and
policies contained in the comprehensive plan remain
applicable, and include the following amendments:

o Add a new Policy 11 to read:

“11. The City will seek to implement the “Concepts” to
address needs identified in the TSP analysis and
the “Concepts” to service expanded UGB areas as
described in the City of Banks Transportation
System Plan dated October 2010.”

o Add a new Policy 12 to read:

“12. The City will enact the zoning and land division
code provisions as specified in the City of Banks
Transportation System Plal} dated October 2010.”

o Amend existing Policy 5 to read:
“5. The City will maintain a street classification

system in accordance with the City of Banks
Transportation System Plan dated October 2010.”
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Part III: Recreational Needs - Goal 8
Background

The City Council adopted a Park & Recreation Master Plan
(PRMP) for Banks on September 11, 2007. The expressed goal
of the PRMP was: “To provide adequate parkland, recreational
facilities and opportunities for the citizens of Banks and its
visitors”. The PRMP document provided a park classification
system based on recommendations by the National Recreation
and Park Association. This classification system included
descriptions and service levels for the following categories of

parks:

Playlots

Neighborhood Playground
Neighborhood Park
Community Playfield
Major Community Park

0O 00D o

The PRMP contained a needs assessment that identified current
and future needs for the various park categories, along with
other plan components. Recommendations listed in the PRMP
included: “Adopt this report as a supporting document to the
City of Banks’ Comprehensive Land Use Plan.”

Park & Recreation Master Plan Update

As explained under Parts I and II above, the City has undertaken
planning studies to consider expansion of the UGB and prepare
a TSP. During the course of the UGB study process, the Quail
Valley Golf Course (QVGC) representatives have expressed
interest about including their property in the City’s expansion.
The golf course has been serving the recreational needs of
Banks residents for many years. In order to assure the long
term continuation of this recreational use, it would appear to

the City’s benefit that the golf course should be brought inside
the City boundary, i.e., included in the UGB expansion. In this
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way, the City would retain full authority regarding land use
matters involving QVGC and be fully able to maintain the

recreational use.

The appropriate review procedure involved a consideration for
updating the PRMP to show the long term need for the golf
course, consistent with statewide planning Goal 8 Recreational
Needs. The updating also included other related new and/or
revised information affecting the PRMP. A draft updated
version of the PRMP document was prepared by the professional
consultant firm of Cogan Owens Cogan, LLC (COC) in
coordination with City staff. The draft updated PRMP included
numerous revisions to the existing plan text, plus new
information summarized as follows:

o Utilizes new report format and corrects study items
such as park names.

o Adds a new “Special Use” park category that is
applicable to golf courses in the park classification
discussion (page 7) and needs assessment (page 27).

o Adds new text such as “The Intertwine” section that
describes a regional trail system including the Banks-
Vernonia State Trail, Council Creek Regional Trail and

Turf to Surf Trail (page 15).

o Provides a detailed discussion about the operation and
activities of QVGC and how the facility is helping to
meet the current and long term recreation needs of the

community (pages 22-23).

o Updates the population projections to year 2029 for
consistency with the UGB population forecast year

(page 26).

a Adds new text in the conclusions and recommendations
section recognizing that QVGC be included under the
Special Use category for helping to satisfy large area

12






recreation and open space needs long term; and
recommending that the UGB be amended to include
QVGC for the same purpose of protecting and
preserving the land for golf course use.

The Planning Commission reviewed the draft PRMP during a
public hearing on September 28, 2010. After much discussion
and due consideration of the draft plan, the Commission voted
unanimously to refer the updated PRMP to City Council with a
recommendation to adopt the document. In addition, the
Commission recommended by unanimous motion to City
Council that the updated Park & Recreation Master Plan be
included as a Goal 8 Recreational Needs amendment with the
upcoming UGB and TSP legislative plan amendment proposal;
and include the QVGC site as part of the UGB expansion.

The City Council conducted a public hearing regarding the
updated PRMP on October 12, 2010. The Council reviewed the
draft document plus two letters of support from the Banks
School District 13 and Banks Chamber of Commerce. After
discussion and deliberation, the Council voted unanimously to
approve the Planning Commission recommendations as follows:

n Adopt the updated Park & Recreation Master Plan.

a Incorporate the updated Park & Recreation Master Plan
as a Goal 8 Recreational Needs amendment with the
upcoming UGB and TSP legislative comprehensive plan
amendment proposal; and include the QVGC site as
part of the UGB expansion.

The final updated Park & Recreation Master Plan document is
attached as Exhibit C.1. COC and associates have prepared
findings in support of the Goal 8 comprehensive plan
amendment as shown in the attached memorandum dated
September 7, 2010 (Exhibit C.2.); and findings that address
state statute and administrative rule requirements for including
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the QVGC site with the UGB expansion as shown in the attached
memorandum dated September 15, 2010 (Exhibit C.3.). A map
showing the “City of Banks UGB Expansion including Quail
Valley Golf Course” is attached as Exhibit C.4.

The existing objectives and policies for Goal 8 Recreational
Needs contained in the comprehensive plan remain in effect or
are amended and include additional policies as follows:

“Objectives: a. Community parks and outdoor recreation
areas should be protected, encouraged

and enhanced.

b. Development of pedestrian and bicycle
pathways and trails should be promoted.”

“Policies: 1. The City will plan community recreation
facilities in conjunction with existing and
planned school facilities so that they
complement each other in function.

2. Proposed recreation facilities will be
evaluated by how well they meet the
needs of the community at large and
provide opportunities for handicapped,
elderly, low-income, and young people.

3. Priority will be given to local needs.

4. The City will work with community groups
in identifying specific sites, site
development plans, and financing
strategies for recreational facilities.

5, The City will coordinate with and
encourage the Banks Sunset Park
Association Inc., Quail Valley Golf Course
and Banks School District regarding the
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continued use of these recreational
facilities by city residents.

. The City recognizes the Quail Valley Golf
Course as a recreation resource that meets
current and long-term recreation needs.

. The City will add the Quail Valley Golf
Course to the City’s UGB, and upon
annexation to the City include it in the
Community Facilities Zone in order to
protect and preserve it as an open space
and recreation resource for city and state
residents and visitors.

. The City will amend the Community
Facilities Zone by removing the restriction
on its applicability to publicly owned
facilities, thereby facilitating inclusion of
Sunset Park and Quail Valley Golf Course
within the Zone and its restricted uses.”
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