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Banks High School 
Addition & Remodel

City of Banks Planning Commission, February 24, 2026
Case File No.: CU 25-01, MJM-CU 25-02, and SDR 25-03
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Applicant
» Banks School District

» Brian Sica, Superintendent
» Jacob Pence, Principal

» Cornerstone Management Group
» John Abel, Project Manager

Land Use Planning - AKS Engineering & Forestry, LLC
» Melissa Slotemaker 

Architecture – BRIC Architecture 
» Marc Nordean, Julie Condon, Peter Cilek

Civil Engineering – 3J Consulting
» Brian O’Rourke

Transportation Engineering – Lancaster Mobley
» Jennifer Danziger

Introductions
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Location

• Existing High School and Middle 
School campus 

• Zoning: Community Facilities, 
CF

• New Wilkes Street access 
• Zoning: Medium Density 

Residential Low, MDR-L Subject 
Site
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Existing Improvements

• High School on north
• Middle School on south
• Shared access to parking 

from NW Main Street
• Driveway south to NW 

Trellis Way
• Narrow driveway along 

north boundary
• Residential property along 

Wilkes Street 

High 
School

Residential 
Lot

Middle 
School
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Adjacent Uses

• General Area of 
Improvements : ±12-acre site

• Adjacent Uses:
• W: Residential and Banks 

Sunset Park
• N: Residential
• E: Sports fields, Banks 

Creek and residential
• S: Baseball fields and 

elementary school
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Project Summary

HIGH SCHOOL 
ADDITION

DISTRICT 
OFFICE

• Demolish 3 existing buildings (work 
has begun)

• New building addition
• New District Office
• New parking lot 
• Pedestrian paths
• Landscaping
• Bus loading/turnaround 
• Emergency access driveway from 

Wilkes Street (Phase 2: paved two-
way driveway if funding allows) 

PARKING 
LOT

ACCESS

BUS 
TURNAROUND

AUX 
GYM
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Planned Building Improvements

• New 2-story high school 
building

• 2-story, specialized 
classrooms on ground 
floor and general 
classrooms on 2nd floor

• New District Office building 
facing Main Street

• Renovation of locker rooms
• Update and expand 

courtyard 

HIGH SCHOOL 
ADDITION

EXISTING 
BUILDING TO 

REMAIN

EXISTING BUILDING TO 
REMAIN

LOCKER 
ROOMS

COURTYARD

DISTRICT 
OFFICE
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Building Elevations
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Building Materials
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Planned Improvements – Parking/Circulation

• Widened drive aisles to 
allow bypass lanes during 
student drop-off/pick-up

• Raised crosswalks for 
increased safety through 
the parking area

• Bus turnaround to 
separate bus and car 
traffic  

• Relocated parking in new 
parking lot (retain same 
number of parking 
spaces)
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Circulation Diagram

• Separate bus access 
from Trellis Way to 
the south

• Improved queuing 
areas for High 
School and Middle 
School

• Widened drive 
aisles to allow 
bypass (blue)

• Assigned parking to 
limit conflicts 
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Planned Improvements – Wilkes Street Access

Phase 1: to limit cost
• Emergency access only
• Utilize existing driveway 

access
• Gravel surface
• Asphalt path to provide 

pedestrian and bicycle 
access

Phase 2: if funding allows
• 2-way driveway
• New driveway apron 
• Asphalt surface
• Concrete sidewalk

Wilkes Street
Wilkes Street
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Recommended Conditions of Approval

• Appreciate staff working to revise the recommended conditions of approval.
• A.1 & A.2. – Updated to not be required until Wilkes Street access Phase 2 improvements.

• The School District would like the Planning Commission to consider changes to the 
following recommended conditions:

• C.1. Requires a total of 64 bike parking spaces to be provided.
 This is 27 more spaces than are currently included in the plan and requires new 

covered bike parking at the Middle School (building not being updated with 
application).

• C.3. Requires the Wilkes Street Access to be paved with Phase 1.
 Phase 1 will only allow emergency access and gravel surface is appropriate.   
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Condition of Approval: Bike Parking (C.1)

• Current Condition C.1. 
Prior to building permit issuance: 
1. Consistent with the findings for Section 151.177(A), the applicant shall provide 64 
total bike parking spaces. The bicycle parking spaces shall be distributed as follows:

These parking spaces shall be shown in updated plans that the applicant submits to 
the City as part of building plan review and meet the location standards as outlined 
in Code Sections 151.177(C), 151.177(E) and 151.177(F).
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Condition of Approval: Bike Parking (C.1)

16 COVERED
2 UNCOVERED

4 UNCOVERED

2 UNCOVERED

Proposed in Application 
• 24 bike parking spaces at 

High School & District Office
• 16 covered 
• 8 uncovered

• The Middle School has 13 
existing spaces (approved in 
2012)

• 37 total spaces planned

13 EXISTING 
UNCOVERED FOR 
MIDDLE SCHOOL
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Condition of Approval: Bike Parking (C.1)

• Bike parking requirements may be modified through the Conditional Use Permit Application 
process.

• Banks School District submitted information demonstrating the low use and low demand for 
bike parking on the High School site. (See Applicant’s Exhibit M) 

• Current Use: Maximum of 5 bikes observed
• 85% of students are eligible for bus transportation
• Recognize that Banks is growing. Currently proposing 24 bike parking spaces on the High School/ District 

Office site. (More than 3 times the current # provided at the high school)
• Adding bike parking spaces that won’t be used is not an efficient use of public resources
• There is space to add more bike parking if demand increases

• The current condition also requires additional bike parking (covered and uncovered) at the 
Middle School, but the Middle School building is not being modified with this application. 

The School District requests that Condition C.1 be removed and bike parking be approved as 
identified in the application. (Condition C.2 should also be modified to reflect the # of bike 
parking spaces approved.)
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Condition of Approval: Emergency Access (C.3)

• Current Condition C.3. 
Prior to occupancy: 
3. The NW Wilkes Street emergency access must be hard surfaced as outlined in Code 
Section 151.14(C) and as approved by the City Engineer in Phase 1 to support 
emergency vehicles and reduce dust and noise. 

The School District requests that this condition be removed to allow gravel surface with 
the Phase 1 improvements.
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Condition of Approval: Emergency Access (C.3)

• Code Section 151.174(C) is under the heading of “Off-street Parking Design Standards” and 
should not apply to emergency access.

• The Phase 1 improvements are only providing emergency access and will not provide 
access to the parking lot, this section should not apply and gravel can be permitted.

• When access to the parking lot is permitted with Phase 2 improvements, the driveway will be 
paved.

• Gravel driveway will be constructed to support emergency vehicles.
• With only emergency use, little (if any) dust and noise will be generated.
• Gravel surface is consistent with another emergency access driveway on Banks School District 

property (Elementary School).

Willing to add another chain gate on south side of emergency access and add no parking signs to 
clearly identify the area as emergency use only.  
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Applicant
» Banks School District

» Brian Sica, Superintendent
» Cornerstone Management Group

» John Abel, Project Manager

Land Use Planning - AKS Engineering & Forestry, LLC
» Melissa Slotemaker 

Architecture – BRIC Architecture 
» Marc Nordean, Julie Condon, Peter Cilek

Civil Engineering – 3J Consulting
» Brian O’Rourke

Transportation Engineering – Lancaster Mobley
» Jennifer Danziger

Thank you & questions?
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Condition of Approval: Wilkes Access (A.1)

• Current Condition A.1.   
Prior to occupancy, modifications to the sidewalk and driveway ramp for the Wilkes 
Street driveway connection shall be designed and constructed according to City of 
Banks Public Works Design Standards. 

• Consider: 
Prior to opening the Wilkes Street driveway to two-way traffic (Phase 2 option), 
modifications to the sidewalk and driveway ramp for the Wilkes Street driveway 
connection shall be designed and constructed according to City of Banks Public 
Works Design Standards. 
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Condition of Approval: Wilkes Access (A.2)

• Current Condition A.2.   
A City Right-of-Way Encroachment Permit application is required to make the Wilkes 
Street driveway connection. 

• Consider: 
A City Right-of-Way Encroachment Permit application is required prior to opening 
the Wilkes Street driveway to two-way traffic (Phase 2 option). 
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Condition of Approval: Bike Parking (C.1)

Existing Middle School Bike Parking – Blue
Proposed High School Bike Parking – Red 
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