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Hampton’s Suggestions for the I-Zone Revisions 

City of Banks Proposed Amendments to the General Industrial Zone  

• Background:   

o In the General Industrial Zone certain heavy industrial uses permitted in this district can 

have an adverse impact on existing residential uses. The City has also expressed concerns 

about the compatibility of certain heavy industrial uses in the General Industrial Zone 

with current and future development in land zoned for residential. In 2024, the City 

significantly increased the number of residential dwellings in the city when it approved a 

144-unit master planned subdivision on the City’s west side an 929-unit subdivision and 

master planned development on the east side.  These developments will significantly 

increase the amount of residential development in the city, leaving very little remaining 

undeveloped land in the City’s UGB.  On October 8, 2024, the Banks City Council 

directed staff to draft amendments that would remove heavy industrial uses in the 

General Industrial Zone to make this zoning district more compatible with existing and 

future residential uses while still allowing for a range of uses that facilitate economic 

development in the city.   

o Reviewing the General Industrial Zone provides an opportunity to update the way uses 

are described so that use characteristics define allowed uses instead of specific types of 

uses.  Hillsboro’s Industrial-Park (IP) zone is the model. 

• Amended Code Sections:  

o 151.050, 151.053, 151.054, 151.083, 151.084. 

• Summary of changes:  

o (151.050.4) Amend the purpose of the General Industrial Zone (I) to be better aligned 

with permitted and conditional uses, light industrial and employment uses, and the 2017 

Vision Plan. 

o (151.053) Remove the following uses from the uses permitted outright:  

▪ Cold Storage Plant  

▪ Feed and seed processing and storage 

▪ Bottling plants, laundries, cleaning and dying plants 

▪ Lumber yards 

▪ Manufacture, assembly, compounding, processing, packaging, or treatment of 

candy, cosmetics, drugs, pharmaceuticals, toiletries, dairy products, food and 

beverage products 

▪ Manufacturing of precision instruments and equipment such as watches, 

electronics equipment, medical equipment and devices, photographic equipment, 

optical goods, and similar products 

▪ Manufacturing, assembly, testing, or repairing of devices, equipment, and 

systems of an electrical or electromechanical nature 

▪ Planing mill 

▪ Plastics; molding of, including the manufacture or products thereof, provided all 

grinding operations are conducted within a building 

o (151.053) Adds “offices” as a permitted accessory use. 
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o (151.054) Remove the following uses from the conditional use list:  

▪ Manufacture of batteries and cleaning compounds 

▪ Drive-in Theater (replaces with Indoor Theater) 

▪ Flour milling, grain storage, or elevator 

▪ Fruit packing and processing; cannery 

▪ Fuel oil distribution (home use only) and storage 

▪ Foundry 

▪ Natural resource extraction, gravel mining and rock crushing, subject to the 

provisions set forth in § 151.084 

▪ Manufacture of motor vehicles, trucks, recreational vehicles, and utility trailers 

as well as mobile homes 

▪ Slaughterhouse 

▪ Solid waste facilities; auto wrecking yards, junkyards; subject to the provisions 

of § 151.083 

▪ Stone, marble, and granite grinding, dressing, and cutting 

▪ Any use or storage of hazardous materials in amounts or forms exceeding 

consumer commodities 

o (151.083) Auto Wrecking Yards or Junkyards. Deletes this subsection of special use 

standards because this use is removed from the conditional use list. 

o (151.084) Natural Resource Extraction. Deletes this subsection of special use standards 

because this use is removed from the conditional use list. 

 

§ 151.050 PURPOSE. 

   (A)   This subchapter regulates allowed land uses in the nonresidential zones and sets forth lot and 

development standards, including minimum dimensions, area, density, coverage, structure height, and 

other provisions that control the intensity, scale, and location of development. The regulations of this 

chapter are intended to implement the City of Banks Comprehensive Plan and the purposes of this Code, 

per § 151.002. 

   (B)   The intent and purpose of each nonresidential zone is described as follows: 

      (1)   Community Facilities Zone CF. The purpose of the Community Facilities Zone is to provide for 

community facilities on properties owned by public or semi-public agencies, while encouraging 

protection of natural resources designated by the comprehensive plan under the requirements of statewide 

planning goals. 

      (2)   General Commercial Zone C. The purpose of the General Commercial Zone is to provide for a 

broad range of commercial activities to serve the residents of Banks and the surrounding area. 

      (3)   Downtown Commercial Zone DC. The purpose of the Downtown Commercial Zone is to allow a 

mix of complementary uses in the Banks Downtown/Main Street area, promote pedestrian-friendly 

development, encourage efficient use of land, and facilitate economic development while preserving the 

small-town character of Banks. 

      (4)   General Industrial Zone I. The purpose of the General Industrial Zone is to facilitate economic 

development and employment by providing areas suitable for warehousing, professional offices, primary 

and secondary processing small-scale manufacturing, processing and packaging, and other light industrial 

uses fabricating of finished goods and equipment with related outdoor storage and and with associated or 

incidental retail sales and uses.  Allowable industrial uses are intended to be compatible with the overall 

Commented [DK1]: Added to clarify that the intent is 
that accessory uses are not limited to retail uses only.  
For example, a small tasting room associated with a 
distillery is an eating and drinking establishment, not a 
retail use.  Note: Types of commercial uses are based 
upon Table 2.3-A Land Uses Permitted in Commercial 
Zones. 
 
As noted below, consider expanding the allowed retail 
uses to include some primary uses that are not accessory 
to an industrial use.  For example, in Hillsboro’s IP zone, 
certain retail uses (including restaurants) are allowed, 
even if they are not accessory to an industrial use.  CDC 
12.25.250©. 

https://codelibrary.amlegal.com/codes/banks/latest/banks_or/0-0-0-4644#JD_151.002
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residential character of the City of Banks, avoid any adverse industrial or transportation impacts such as 

heavy truck or rail traffic., and foster industrial uses that compliment and are compatible with residential 

uses. 

(Ord. 2021-08-02, passed 10-12-2021) 

 

§ 151.053 GENERAL INDUSTRIAL ZONE; PERMITTED LAND USES. 

   The land uses listed here are permitted in the I Zone as shown, subject to the provisions of this chapter. 

Only land uses that are specifically listed, and land uses that are approved as "similar" to those listed per § 

151.006(A) may be permitted. 

   (A)   Uses permitted outright. No building, structure, or land shall be used, and no building or structure 

shall hereafter be erected, enlarged, or altered in this zone, except for the following uses: 

      (1)   Cold storage plant; 

      (2)   Feed and seed processing and storage; 

(31)   Laboratories: experimental, dental, medical, photo, or motion picture, research or testing; 

      (24)   Bakeries or, creameries;, bottling plants, laundries, cleaning and dying plants; 

      (35)   Cabinet shops, electrical, plumbing, or heating shops; welding, sheet metal and machine shops;, 

lumber yards; 

      (6)   Manufacture, assembly, compounding, processing, packaging, or treatment of candy, cosmetics, 

drugs, pharmaceuticals, toiletries, dairy products, food and beverage products; 

      (7)   Manufacture, assembly, compounding, processing, packaging or treatment of paper products (but 

not paper itself), textiles, or other fibrous materials; 

      (8)   Manufacturing of pottery or other similar ceramic products; 

      (9)   Manufacturing of precision instruments and equipment such as watches, electronics equipment, 

medical equipment and devices, photographic equipment, optical goods, and similar products; 

      (10)   Manufacturing, assembly, testing, or repairing of devices, equipment, and systems of an 

electrical or electromechanical nature; 

      (411)   Manufacturing, processing, assembly, fabrication, warehousing and wholesale distribution of 

goods, wares, merchandise, articles, substances, or compounds, which are not flammable, explosive, or 

likely to create fire, radiation or explosive hazards to surrounding propertyhazardous materials, except the 

manufacture or production of the following are not permitted; 

 (a) Concrete and asphalt mixing or batching plants; or 

 (b) Rock crusing and aggregate storage. 

      (12)   Planing mill; 

      (13)   Plastics; molding of, including the manufacture or products thereof, provided all grinding 

operations are conducted within a building; 

Commented [DK2]: As drafted, the purpose statement 
could be mis-interpreted to limit uses that are otherwise 
allowed in the industrial zone.  For example, a cabinet 
shop is an allowed use.  It is likely that a cabinet shop 
relies upon heavy trucks for delivery of raw materials 
and finished products.   
 
The remaining subjective language expresses the 
purpose of the zone without creating confusion. 

Commented [DK3]: This definition tracks Hillsboro’s 
definition of “Manufacturing and Production in CDC 
12.10.320. 

Commented [DK4]: The existing language is very 
general – for example, a cabinent shop’s wood materials 
are flammable.  The term “hazardous materials” is 
defined in the code (see below) and captures the concern. 
 
BDC 151.008:  “HAZARDOUS MATERIALS. Substances, 
which are capable of posing a severe risk to health, 
safety, or property. The hazard potential of a substance 
depends on its inherent dangerousness, on the quantity 
of the material at a site, on how it is stored and how it is 
used. HAZARDOUS MATERIALS are defined by the U.S. 
Department of Transportation in 49 C.F.R. pt. 100 
through 177. They include explosives, poisons, 
corrosives, flammables, combustibles, and the like. 
Consumer commodities of hazardous materials are 
packaged and distributed in a form intended or suitable 
for sale through retail outlets or consumption by 
individuals for purposes of personal care or household 
use.” 

Commented [DK5]: INTERNAL NOTE:  I think that 
copying Hillsboro will be persuasive to the City.  The risk 
of opening up a list of excluded uses is the City could 
expand this use to include items that are desirable to us. 
 
Consider adding a planing mill or other lumber related 
use that Hampton would prohibit through a covenant as a 
“give” to the City. 
 
Additionally, we discussed qualifying the manufacturing 
and production uses so that they must occur indoors.  We 
should decide whether we add that now or hold it in 
reserve. 

Commented [DK6]: This language is taken from 
Hillsboro’s Industrial Park zone.  CDC 12.25.250.  Note: 
Hillsboro also includes the manufacture or production of 
explosive materials as an excluded use.  That exception is 
not necessary here because of the exclusion of 
“hazardous materials” above. 

https://ecode360.com/44405046#44405046
https://ecode360.com/44405046#44405046
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      (514)  Industrial service uses that are engaged in repair and/or servicing of industrial, business or 

consumer machinery, equipment, products or by-products or instruction of such repair or servicing.  

Contractors and building maintenance firms and similar uses perform services on or off site.  

     (#) Vehicle storage yards that provide covered or uncovered storage facilities for operable vehicles 

including automobiles, trucks, trailers, boats and recreational vehicles.  Vehicle and heavy machinery 

salvage and wrecking is not permitted.   

    (#)   Wholesale sales uses that are involved in the sale, lease and/or rental of products primarily to 

businesses.  On-site sales to the general public are limited. 

  (#)   Hotels with resturants and other amenities serving the industrial/business community. 

      (#)      Public service and utility; 

      (615)   Single-family dwellings and their accessory uses lawfully established as of June 13, 2014; 

      (716)   Replacement dwellings for single-family dwellings lawfully; 

      (817)   Vehicle and farm equipment repair; 

      (918)   Veterinarian or animal hospital; 

      (1019)   Warehousing, distribution, including mini-storage and outdoor storage of equipment and 

goods; 

      (1120)   Accessory and subordinate uses, of structure,  that are incidental to the primary use, including  

but not limited to offices; fleet parking; indoor or outdoor storage of goods or equipment; retail sales and 

service or eating and drinking establishments up to 5,000 square feet per tenant;  and caretaker residence; 

and 

      (1221)   Medical marijuana and recreational marijuana, subject to § 151.080. 

   (B)   Conditional uses permitted. In this zone, the following uses and their accessory uses may be 

permitted conditional uses when in accordance with §§ 151.075 through 151.085. 

      (1)   Automobile service station; 

      (2)   Batteries, pPaint, pickles, sauerkraut or vinegar, wallboard, cans, soap and cleaning compounds, 

paper; manufacture of; 

      (3)   Brewery; 

      (4)   Drive-in  Indoor Ttheaters; 

      (5)   Flour milling, grain storage, or elevator; 

      (6)   Fruit packing and processing; cannery; 

      (7)   Fuel oil distribution (home use only) and storage; 

      (8)   Foundry; 

      (9)   Natural resource extraction, gravel mining and rock crushing, subject to the provisions set forth 

in § 151.084; 

Commented [DK7]: This definition is from Hillsboro’s 
definition of “Industrial Services” in CDC 12.10.310. 

Commented [DK8]: This definition is from Hillsboro’s 
definition of “Vehicle Storage” in CDC 12.10.340, but 
revised to include “operable” qualification and to clarify 
that vehicle and machinery salvage and wrecking is not 
permitted.  In Hillsboro, those uses are classified as Solid 
Waste Treatment and Recycling uses. 

Commented [DK9]: This definition is from Hillsboro’s 
definition of “Wholesale Sales” in CDC 12.10.360. 

Commented [DK10]: This kind of hotel is allowed in 
Hillsboro’s IP zone.  CDC 12.25.250(A). 

Commented [DK11]: Numbering needs to be fixed in 
final draft. 

Commented [DK12]: Consider removing the accessory 
nature so that larger retail is allowed. 
 
A percentage of primary use vs. accessory use could be 
used instead of a SF cap on the accessory use. 

https://ecode360.com/44405046#44405046
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      (10)   Manufacture of motor vehicles, trucks, recreational vehicles, and utility trailers as well as 

mobile homes; 

      (511)   Radio and TV transmitters; 

      (612)   Railroad right-of-way, truckage and related facilities;: 

      (13)   Slaughterhouse; 

      (14)   Solid waste facilities; auto wrecking yards, junkyards; subject to the provisions of § 151.083; 

      (15)   Stone, marble, and granite grinding, dressing, and cutting; 

      (6716)   Any other use held similar to the above uses, as approved by the City Council; and 

      (7817)   Any processing activity or display essential or incidental to any permitted use in this zone 

and not conducted entirely within an enclosed building, except for outdoor storage of equipment and 

goods which is allowed by right division in Subsection (A)(2110).; and 

(8) Commercial sales and service or eating and drining establishments that are 5,001 square feet or 

more per tenant and are accessory and subordinate to uses allowed outright in Subsection (A). 

      (18)   Any use or storage of hazardous materials in amounts or forms exceeding consumer 

commodities. 

(Ord. 2021-08-02, passed 10-12-2021) 

  

§ 151.083 AUTO WRECKING YARDS OR JUNK YARDS. 

   In addition to such other requirements as the Planning Commission may stipulate in authorizing this 

use, the following standards apply: 

   (A)   Minimum lot area - 1 acre; 

   (B)   Minimum building setback distance - front yard, 30 feet; rear yard, 25 feet; side yard, 25 feet, 

except on corner lots, 30 feet; 

   (C)   Minimum fence setbacks - front yard, 25 feet; rear yard, 5 feet; and side yard, 5 feet; 

   (D)   Fences: 

      (1)   A sight-obscuring fence shall be constructed to completely enclose the wrecking or junkyard. 

The fence shall be painted 1 color and kept in good repair. It shall be the responsibility of the occupant to 

maintain the fence; 

      (2)   Front yard fence height - minimum height of 6 feet. However, when such front yard is fronting 

on any state primary or secondary highway, the fence height shall be a minimum of 8 feet; and 

      (3)   Side or rear yard fence height - minimum of 6 feet. 

   (E)   Exterior storage: 

      (1)   All storage shall be within the fenced area; and 

      (2)   At no time shall any items be piled higher than the fence. 

Commented [DK13]: As noted above, consider 
removing the accessory nature so that larger retail is 
allowed. 
 
A percentage of primary use vs. accessory use could be 
used instead of a SF cap on the accessory use. 
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   (F)   Notwithstanding the above regulations, all auto wrecking yards and junk yards must comply with 

all state regulations pertaining to this type of use. 

(Ord. 2021-08-02, passed 10-12-2021) 

 

§ 151.084 NATURAL RESOURCE EXTRACTION. 

   (A)   The use of premises in any zone for the excavation, mining, extraction, or removal of stone, sand, 

gravel, day, or other natural deposits may only be authorized by the Planning Commission after public 

hearing per the Type III procedure. 

   (B)   This use may be authorized by the Planning Commission for the periods as it deems consistent 

with the public health, safety, and general welfare, and subject to the following provisions. 

   (C)   Additional application submission requirements. In addition to the information required by § 

151.272, an application for natural resource extraction shall include the following information: 

      (1)   Topographic map with such cross-sections as are necessary to adequately show the topography of 

the property in question, the extent of the area to be mined, any natural features and its relation to streets 

and surrounding property; 

      (2)   Map showing the extent of the proposed excavation and the contours of the ground after the 

removal of the material. 

      (3)   Narrative describing any impact the excavation may have on surrounding properties and by any 

improvements or natural features existing at or near the site. Issues to be addressed include noise, dust, 

traffic, water quality, and other issues specific to the site. 

      (4)   Reclamation. Before approving an application, the Planning Commission may require that the 

applicant enter into an appropriate agreement with the city for reclamation of such areas to suitable use 

after completion of excavations, and that an adequate performance bond or other guarantee be furnished 

covering the cost of restoration or other work. 

(Ord. 2021-08-02, passed 10-12-2021) 


