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STAFF REPORT
ANX1-15/ZC1-15

DATE: 			May 11, 2015 for the May 26, 2015 Planning Commission Meeting	
REQUEST:	Approval of an application for annexation and a corresponding zone changes for approximately 6.6 (+/-) acres 
APPLICANT:		Banks Lumber Company	Gen Becker Living Trust
			P.O. Box 8			41940 NW Banks Road
			Banks, OR  97106		Banks, OR  97106

APPLICANT’S
REPRESENTATIVE	AKS Engineering and Forestry LLC
			12965 SW Herman Road, Suite 100
			Tualatin, OR 97062
			Contact:  Mimi Doukas, AICP, RLA
			Ph: 503.563.6151
											
PROPERTY:		42060 NW Sunset Avenue and 41940 NW Banks Road.  County tax map 				2N33100 tax lot 401 
APPLICABLE CODE:	Annexations Chapter 30.01 through 30.06; Zoning of Annexed Areas Chapter 151.025
__________________________________________________________________________
1.	EXECUTIVE SUMMARY

The Banks Lumber Mill seeks annexation in to the Banks City Limits.  The properties were included in the Banks Urban Growth Boundary in 2011.  A map of the property proposed for annexation is shown below and is included in the applicant’s submittal.

The site is designated Washington County Future Development, FD-10.  If annexed into the City, the site would receive the following zoning designation, consistent with the City of Banks UGB zoning designation.  A summary of each of the property and the corresponding zoning is set forth below.

	Map#
	Tax Lot #
	Banks Zoning
	Density
	Acres

	2N33100 
	401
	Industrial (I)
	N/A
	6.6
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Source:  Google Maps 5/2015


The subject site contains a single family residence proposed to remain.  The City of Banks adopted Code Section 151.044(A)(17) which allows single-family dwellings and their accessory uses lawfully established as of June, 13, 2014 as a permitted use.

Adjacent properties to the west are Banks Lumber yard areas zoned Industrial.  North of the site is NW Banks Road and agriculture land zoned AF-20 Washington County.  East of the site is agriculture land zoned FD-10 by Washington County.  To the south is property also owned by Banks Lumber, currently used as the pellet plant.  The applicant has provided a map showing the site as well as the surrounding properties in Exhibit A of the applicant’s submittal (City Appendix A).

The site is within the Banks Fire District, the Banks Public School District and the Washington County Sheriff’s Department district.  Clean Water Services is the sanitary sewer and storm conveyance provider for the area.  The site is relatively flat with rolling topography in areas and is made up mostly of open space.  The site is contiguous to the Banks City Limits.


2.	OBSERVATIONS
CONCURRENT ANNEXATION AND ZONE CHANGE APPLICATIONS
The site is currently zoned Future Development 10 Acre District (FD-10) by Washington County.  According to the City of Banks UGB report Proposed Zoning Map, upon annexation the land shall automatically be zoned as illustrated on the Banks Comprehensive Plan map.  The map is shown below and attached in the applicant’s submittal (Appendix A).
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Source: AKS Annexation Banks Lumber Mill Submittal March 2015 

PROPOSED USES
· The applicant has provided a preliminary concept plan of the site showing how it could be developed in the future if the voters approve the annexation (Appendix A). The conceptual plan shows that the site will contain a proposed expansion to the existing lumber yard.  The applicant states that the annexation is needed to allow for the future storage of lumber materials in three phases and will primarily be a paved storage yard in the short term.  In the long term, the site will provide for future operations.  The conceptual development plan is non-binding; it shows how a roadway could be provided through the site and how development of the site could occur.  There is no design application proposed as part of the annexation.  

· PNW Economics, LLC prepared an annexation land needs analysis and is included as Exhibit H of the applicant’s submittal.  A highest and best use analysis is included.  

· The City of Banks 2011 UGB Expansion Study added the site for industrial use purposes based on identified, 20-year need for employment land consistent with Oregon land use planning goals.  Annexation of the subject property would be consistent with the intent of the UGB expansion for the property.  

· Future development proposals will be required to apply for Planning approval (either Tentative Subdivision Plan Review, Partition, Planned Development Review and/or Design Review) to ensure compliance with the Banks Zoning Code,  Public Works Design Standards and Clean Water Services Design and Construction Standards.

STREET SYSTEM AND TRANSPORTATION IMPACTS
· The City of Banks adopted a Transportation System Plan in 2010 and reviewed the UGB expansion areas.  Street access is available from NW Banks Road and Sunset Street through the Banks Lumber Mill.  The applicant will need to demonstrate to the City that the transportation system operates consistent with its designed intent and within the thresholds established within the City’s adopted Transportation System Plan (TSP), should proposed development result in impacts that are beyond these thresholds the applicant will be required to construct improvements necessary to mitigate the impacts.  Additional ROW dedication and street improvements would be required as a part of a development proposal following annexation. The City’s standard practice is to require half-street improvements as minimum conditions of development proposals, to be installed and funded by developers.  The applicant will also be required to enter into a developer agreement with the city ensuring that the primary economic burden for infrastructure and urban services be on the annexed property and not the city. 

· Section 9 of the OAR 660-012-0060 Transportation Planning Rule stipulates that if a proposed rezoning is consistent with the existing comprehensive plan map designation, and the acknowledged transportation system plan, then it can be approved without considering the effect on the transportation system.  Staff finds that the proposed change is consistent with the acknowledged comprehensive plan and Transportation System Plan.  

· Development proposals may need to be accompanied by analysis of traffic impacts to ensure that the affected streets and intersections have adequate capacity to accommodate increased traffic.

· The City’s Transportation System Development Charges (SDC’s) are directly related to the volume of traffic generated by specific types of use. The SDC’s collected from development can be used to pay for improvements to projects included in the City’s Transportation System Plan.

UTILITIES & STORM DRAINAGE
· Electricity, telephone, and gas are provided to nearby properties and could be made available through the extension of nearby lines and public service infrastructure. 

· Water usage was evaluated by the applicant’s consultant.  The applicant states that the City of Banks Water System Master Plan, (Amended November 1, 2011) identifies Banks Lumber Co as a Large-Volume User having used 2.0 MG in the year 2007 = 3.7 GPM (ADD). The primary water use on-site is to support mill operations (rest rooms and process water).  The proposed annexation does not include the expansion of any on-site mill operations which would result in an increased demand on the public domestic water system.  Water system demands of any future facility expansion will be evaluated at the time of future development.  The applicant will also be required to enter into a developer agreement with the city ensuring that the primary economic burden for infrastructure and urban services be on the annexed property and not the city. The City Engineer reviewed the applicant’s statement and has no objections.  Comments are provided. (See Exhibit B).  

· Sanitary sewer usage was evaluated by the applicant’s consultant.  While the proposed annexation does not include development of facilities, the applicant states that the subject site is currently served by public sanitary sewer via a connection to the 8” main in Sunset Avenue.  Sanitary sewer service to the subject site will ultimately be provided with the extension of the Banks East Trunk which parallels the Southern Pacific Railroad and connects to the existing system in NW Oak Way. The City Engineer reviewed the applicant’s statement and has no objections.  Comments are provided.  (See Exhibit B).

· Storm water will fall under the jurisdiction of CWS and will be required to meet their standards.  Storm water treatment and detention will follow CWS methodology and specific measures will be determined and evaluated during the design process.  The City Engineer reviewed the applicant’s statement and has no objections.  Comments are provided.  (See Exhibit B). 

PUBLIC & PRIVATE AGENCIES AND PUBLIC NOTICE
· The City of Banks Engineer, Washington County Planning and Engineering Departments, Clean Water Services, Banks Fire District, Banks School District, Oregon Department of Transportation (ODOT), Clean Water Services and the Oregon Department of Land Conservation and Development have been provided an opportunity to review the proposal.  Comments from these organizations have been incorporated into this staff report. No agencies objected to the proposed annexation.

· Notice of this request was mailed to property owners located within 300 feet of the subject site.  Notice was also published in the local newspaper. Staff has received no written comments from the public regarding the application.



2.	COMPLAINCE WITH APPLICABLE CODE

Applicable criteria are shown in italics.  

30.02 REVIEW CRITERIA.

(A) Eligibility criteria.  The Council must determine that property is eligible for annexation based on the following criteria:

      (1)   The property is contiguous to the existing city limits;
      (2)   The property is located within Banks Urban Growth Boundary; and
      (3)   Any other prerequisite requirement that may be applicable under the Oregon Revised Statutes.

Finding:  The area proposed to be annexed into the City, more specifically described in this report, is contiguous to the existing City of Banks city limits.  Specifically, tax lot 401 of Washington County Tax Map 2N33100 is located contiguous to that portion of tax lot 101 of Washington County Tax Map 2N33100 that is located within the Banks city limits.  The property proposed for annexation is wholly located within the City of Banks UGB as amended by Ordinance 2011-04-01.  The applicant has demonstrated consistency with Oregon Revised Statue 222.111 and Statewide Planning Goals, as discussed herein.  This section is met.
  
 (B)   Timeliness criteria.  The Council must determine that it is timely to annex property based on the following criteria.

(1) An adequate level of urban services and infrastructure is available, or will be made available in a timely manner.

         (a)   ADEQUATE LEVEL means conforms to adopted plans and ordinances, or as may be determined by the agency that provides the service or infrastructure.

Finding:  The Applicant has submitted a package that includes service provider letter from the water, sewer, sheriff, school and fire districts that discusses capacity for urbanization of the proposed annexation properties.  CWS has provided a letter that refer to the City’s Ordinance 2011-04-01 and accompanying attachment “Urban Growth Boundary Expansion Justification Technical Report” (October 2010).  The draft Sanitary System and Stormwater Master Plans (CWS 2009) were utilized for the UGB expansion to demonstrate that sewer and stormwater service could be provided to all areas that were being considered for UGB expansion.  Neither of the draft plans, nor consultation with CWS staff identified any parcels within the UGB study area as being comparatively more expensive or less efficient to serve based on available data.  The applicant will be required to enter into a developer agreement with the city ensuring that the primary economic burden for infrastructure and urban services be on the annexed property and not the city.  
         (b)   URBAN SERVICES means police; fire; school facilities; parks and recreation facilities; greenways and open spaces and other city-provided services.

Finding:  The applicant has coordinated with urban service providers including the Banks Fire District, Banks School District, the Washington County Sheriff’s Office and Clean Water Services, none of whom have raised objections. The applicant will be required to enter into a developer agreement with the city ensuring that the primary economic burden for infrastructure and urban services be on the annexed property and not the city. This section is met.

         (c)   INFRASTRUCTURE means sanitary sewer, water, storm drainage, and streets.

Finding:  The applicant has provided a utility analysis and has coordinated with Clean Water Services for sanitary sewer and storm water services.  The subject properties are within the CWS service boundaries and there are no identified deficiencies that would preclude the availability of facilities for future development, consistent with the Comprehensive Plan.  The applicant will be required to enter into a developer agreement with the city ensuring that the primary economic burden for infrastructure and urban services be on the annexed property and not the city. The City Engineer reviewed the applicant’s statement and has no objections.
 
         (d)   BE MADE AVAILABLE IN A TIMELY MANNER means that improvements needed for an adequate level of urban services and infrastructures will be provided in a logical, economical, and efficient manner and are made available in accordance with the development agreement or other funding mechanism at the time of approval. Improvements for the needed infrastructure and urban services must be secured by a development agreement or other funding mechanism that places the primary economic burden on the annexed property and not on the city.

Finding:  The applicant states that they are aware that the need to extend services to the site and that the extension of services will be the financial responsibility of the developer.  The applicant understands that if the annexation is approved that the City does not accept responsibility to extend and provide services.  At the time of development, the applicant will enter into a development agreement or provide assurances to ensure that infrastructure is available to the site.  The applicant has submitted a utility analysis and the City Engineer concurs with the preliminary findings.  This section is met.

      (2)   Sufficient planning and engineering data must be provided, and all necessary studies and reviews must be completed in such a manner that there are no unresolved issues regarding development of the annexation property.  It may not be timely to annex property if the appropriateness of the proposed use could be altered by plans or studies that are underway, or are needed, to update, clarify, or provide additional specificity to the property use.  Examples of needed studies may include, but are not limited to, public infrastructure plans, buildable lands inventories, area refinement plans, park study, or any related planning study pertaining to growth management.

Finding:  The applicant has submitted the required analyses for this annexation application.  There are no studies underway that could result in the property not being appropriate for annexation.  The sites are designated for industrial lands in the City’s Comprehensive Plan.  This section is met.

      (3)   The Council may consider, at its discretion, any other factors that effect the timeliness or wisdom of any particular annexation petition.

Finding:  The applicant is aware of this provision.  Staff finds no factors in the record that impact the timeliness of this annexation application.

      (4)   The burden for providing the findings and cost thereof for this section and § 30.03 is placed upon the applicant.

Finding:  The applicant is aware of this requirement and has submitted a complete application.  This section is met.

(Ord. 102500, passed 10-25-2000)




3.	APPLICABILITY OF STATEWIDE PLANNING GOALS AND CITY OF BANKS COMPREHENSIVE PLAN GOALS
A number of Oregon’s 19 Statewide Planning Goals and City of Banks Comprehensive Plan Goals and Guidelines apply to this application.  The City of Banks Comprehensive Plan “mirrors” the Statewide Planning Goals and is therefore addressed together with the Statewide Planning Goals.  
1.	The following Statewide Planning Goals and City of Banks Comprehensive Plan Goals have been considered by the City of Banks as they pertain to this request:
A.	Statewide Planning Goal and City of Banks Comprehensive Plan Goal Citizen Involvement (Goal 1)
Finding:
The City’s acknowledged Comprehensive Plan and Municipal Code includes citizen involvement procedures with which the review of this application will comply. This process allows for citizens to communicate their input into the application review conducted by the City at public hearings or by submitting written comments. The City of Banks Planning Commission will review and comment on the proposed annexation and zoning map amendment on May 26, 2015 to make a recommendation to the City Council. The City Council will hold a hearing in July 2015. The city posted site notices as described in the public notice section of this report. This process complies with the Goal.
B.	Statewide Planning Goal and City of Banks Comprehensive Plan Goal Land Use Planning (Goal 2)
Finding: 
The procedural requirements for annexation and zone changes are contained in the Banks Municipal Code, which involve assessment of the application’s merits, notice to affected parties, and public hearings. The proposal is to change the zoning designation of urban land within the Urban Growth Boundary, in compliance with Goal 2.  The City’s decision is based on findings of fact.  This Goal is met.
C.	Statewide Planning Goal and City of Banks Comprehensive Plan Goal Agricultural Lands (Goal 3)
Finding: 
This Goal is not applicable because the site is within the City of Banks Urban Growth Boundary and no identified agricultural resources are located on site. The site is designated industrial development in the Comprehensive Plan and is currently zoned for Future Development by Washington County.

D.	Statewide Planning Goal and City of Banks Comprehensive Plan Goal Forest Lands (Goal 4)
Finding: 
This Goal is not applicable because the site is within the City of Banks Urban Growth Boundary and no identified forest resources are located on site. The site is designated for industrial development in the Comprehensive Plan.
E. 	Statewide Planning Goal and City of Banks Open Spaces, Scenic and Historic Areas and Natural Resources (Goal 5)
Finding: 
There are no identified Goal 5 resources on site. The subject site is not designated as open space, a scenic or historic area, or a natural resource area by the City of Banks and does not contain any known significant open space, scenic, historic, or natural resources. The proposed annexation and zone change do not conflict with this Goal.
F.	Statewide Planning Goal and City of Banks Comprehensive Plan Goal Air, Water and Land Resources Quality (Goal 6)
Finding: 
The site is currently planned for industrial use. If the annexation were approved, the site would be subject to City regulations that do not allow off-site impacts from noise, vibration, odors, glare, or other “nuisance” effects. The potential harmful effects on air, water and land resource quality is limited. The annexation and zone change proposal will therefore have no significant impact with respect to this Goal. 
G.	Statewide Planning Goals and City of Banks Comprehensive Plan Goals Areas Subject to Natural Disasters and Hazards (Goal 7)
Finding: 
The subject site is not located within a mapped flood plain, potential flood hazard, potential landslide hazard, or earthquake hazard area. The proposal to zone the subject property for industrial development is consistent with avoidance of natural disasters and hazards under Goal 7.
H.	Statewide Planning Goals and City of Banks Comprehensive Plan Goals Recreational Needs (Goal 8)
Finding: 
The subject site is not located on recreational lands.  This section does not apply.  The requested annexation and zone change to Industrial (I) will not result in a reduction in land planned or reserved for recreational use. This Goal is met.
I.	Statewide Planning Goals and City of Banks Comprehensive Plan Goals Economic Development (Goal 9)
Finding:
The site is presently designated for industrial development on the Comprehensive Plan.  Lands identified as industrial will enhance employment and economic development in Banks. This Goal is met. 
J.	Statewide Planning Goals and City of Banks Comprehensive Plan Goals Housing (Goal 10)
Finding:
The property contains one single family residence proposed to remain.  No residential development is proposed.  The proposed annexation does not impact housing goals in the City of Banks.  This goal is satisfied.
K.	Statewide Planning Goals and City of Banks Comprehensive Plan Goals Public Facilities and Services (Goal 11)
Finding:
The subject property lies within the Urban Growth Boundary (UGB) and therefore requires the extension of public facilities and services at the developer’s expense. Full urban services are available to serve the site.  Electricity, telephone, and gas are provided to adjacent properties and could be made available through the extension of nearby lines and public service infrastructure.  Water, storm sewer and sanitary sewer can also be made available as discussed in the applicant’s submittal and in the Observation section of this report.  The applicant will also be required to enter into a developer agreement with the city ensuring that the primary economic burden for infrastructure and urban services be on the annexed property and not the city.   This Goal is met.
L.	Statewide Planning Goals and City of Banks Comprehensive Plan Goas Transportation (Goal 12)
Finding:
This Goal requires the City to prepare and implement a Transportation System Plan (TSP). The Banks TSP assumed that this site would be developed under the City’s Industrial (I) Zoning designation.
Street access is available from NW Banks Road, extending through the site as well as Sunset Avenue.  Additional traffic could potentially result in delays in the traffic system.  Prior to development of any property within the area, the applicant will need to demonstrate to the City that the transportation system operates consistent with its designed intent and within the thresholds established within the City’s adopted Transportation System Plan (TSP), should proposed development result in impacts that are beyond these thresholds the applicant will be required to construct improvements necessary to mitigate the impacts.  Additional ROW dedication and street improvements would be required as a part of a development proposal following annexation. The City’s standard practice is to require half-street improvements as minimum conditions of development proposals, to be installed and funded by developers.
Section 9 of the OAR 660-012-0060 Transportation Planning Rule stipulates that if a proposed rezoning is consistent with the existing comprehensive plan map designation, and the acknowledged transportation system plan, then it can be approved without considering the effect on the transportation system.  Staff finds that the proposed change is consistent with the acknowledged comprehensive plan and Transportation System Plan.  
Development proposals may need to be accompanied by analysis of traffic impacts to ensure that the affected streets and intersections have adequate capacity to accommodate increased traffic.  This Goal is met.
M.	Statewide Planning Goal and City of Banks Comprehensive Plan Goal Energy Conservation (Goal 13)
Finding:
The proposed zoning would permit development in accordance with the Comprehensive Plan with the potential to create an energy-efficient land use pattern within the City’s Urban Growth Boundary. This Goal is met.
[bookmark: OLE_LINK1]N. Statewide Planning Goal and City of Banks Comprehensive Plan Goal Urbanization (Goal 14)
Finding:
The subject property is within the Urban Growth Boundary and no expansion of the UGB is proposed. The proposed annexation and zone change is the first step in the transition from rural to urbanized land as foreseen in the Comprehensive Plan. Development of the site will trigger requirements for the developer to provide infrastructure, including necessary sewer lines, storm drainage lines, water line extensions, and street improvements.  This Goal is met.
O. Other Goals
Finding:
The following goals are not applicable to this application:
· Willamette River Greenway (Goal 15)  
· Estuarine Resources (Goal 16)
· Coastal Shorelands (Goal 17)
· Beaches and Dunes (Goal 18)
· Ocean Resources (Goal 19)


[bookmark: _Toc72322183][bookmark: _Toc72634785][bookmark: _Toc72634826][bookmark: _Toc72827208]2.	The following Administrative Rule has been considered by the City of Banks as it pertains to this request:
TRANSPORTATION PLANNING RULE
OAR 660 Division 12 – Transportation Planning:
660-012-0060 Plan and Land Use Regulation Amendments
(1) Where an amendment to a functional plan, an acknowledged comprehensive plan, or a land use regulation would significantly affect an existing or planned transportation facility, the local government shall put in place measures as provided in section (2) of this rule to assure that allowed land uses are consistent with the identified function, capacity, and performance standards (e.g. level of service, volume to capacity ratio, etc.) of the facility. A plan or land use regulation amendment significantly affects a transportation facility if it would:
(a) Change the functional classification of an existing or planned transportation facility (exclusive of correction of map errors in an adopted plan); 
(b) Change standards implementing a functional classification system; or 
(c) As measured at the end of the planning period identified in the adopted transportation system plan: 
(A) Allow land uses or levels of development that would result in types or levels of travel or access that are inconsistent with the functional classification of an existing or planned transportation facility; 
(B) Reduce the performance of an existing or planned transportation facility below the minimum acceptable performance standard identified in the TSP or comprehensive plan; or 
(C) 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 TSP or comprehensive plan.
Finding:
The annexation of this site and the application of the Industrial zoning designation is consistent with the Comprehensive Plan and the level of development analyzed in the 2010 TSP.
This proposal itself does not “significantly affect” the impacted street segments (as defined by the Transportation Planning Rule) because the annexation and zoning are consistent with the TSP traffic assumptions. Full determination of the required improvements would be deferred until the time of development of the site, and would consist of half-street improvements at a minimum.
Based on the above, the City finds that the proposed annexation and zone change are consistent with the land uses envisioned by the Comprehensive Plan and the Transportation System Plan. 
Therefore, the proposed annexation and zone change are consistent with the Comprehensive Plan and TSP and would not require a change in the functional classification or street standards.
As spelled out by the City of Banks Public Works Design Standards, specific development proposals may trigger the requirement for traffic analysis reports identifying projected trip generation levels, recommendations for public improvements, and access management. Any mitigation strategies prompted by the results of the traffic analysis reports would be installed as conditions of development.  This Goal is met.
3.	The following section addresses the zoning upon annexation request.

151.025 ZONING OF ANNEXED AREAS.

(A)   Zoning regulations applicable to an area prior to annexation to the city shall continue to apply and shall be enforced by the city until a zone change for the area has been adopted by the City Council.  The city may, in an ordinance annexing property to the city or ratifying annexation action of the Portland Metropolitan Area Boundary Commission, conduct.  The proceedings as may be necessary to conform the zoning and land uses of the property to the requirements of the city’s zoning code and comprehensive plan.

(B)   The Council may also by ordinance place the property or any part thereof in a zoning classification hereunder, provided the resolutions, ordinance, and notices required to be given in the annexation proceedings include a declaration of the city’s intention to place the annexed property or the part thereof in the zoning classification.

Finding:
Staff is requesting the Council place the property in a zoning classification consistent with the corresponding zone identified in the Comprehensive Plan.  Annexation proceedings are occurring concurrently with the zone change.

151.157  COMPREHENSIVE PLAN AND ZONING AMENDMENT CRITERIA.
  
 (A)   Quasi-judicial comprehensive plan and/or zoning amendment applications shall be approved if the following criteria have been met.
  
 (B)   The proposed change is consistent with and supportive of the Comprehensive Plan goals, objectives, and policies.
   
(C)   The proposed change is compatible with the surrounding existing and planned land use pattern.
   
(D)   Public facilities (i.e. transportation system, water supply, sewer service, storm water disposal, and police and fire protection) are capable of supporting the uses permitted in the proposed zone.
  
 (E)   The proposed change is consistent with the statewide planning goals.
  
 (F)   Amendments that affect transportation facilities. Except as provided in division (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:

Finding:  
The proposed zone change is an “automatic” zone change because the properties are located within the UGB area and upon annexation, such properties receive the corresponding city zoning as outlined in the Comprehensive Plan.
The applicant has demonstrated consistency with criteria A-F throughout this report.  The proposed zoning conforms to the city’s comprehensive Plan.  The proposal itself does not negatively impact transportation facilities.  There is adequate and available public facilities and service to serve potential development.  The proposal complies with Statewide Planning Goals.  There are no known significant adverse effects on designated open spaces, scenic, historic or natural resources by urbanization of the subject site at the time of annexation.    This section is met.

4.	RECOMMENDATION
Based on the findings of fact and the material submitted by the applicant, staff recommends that the Planning Commission recommend APPROVAL of this application to the City Council for placement on the September 2015 ballot.
	

Appendix:
A.  Applicant Submittal
B.  Service Provider Comments
C.  Banks 2011 UGB Report (incorporated by reference and on file)
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