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DKS Associates has reviewed the trip generation memorandum1 submitted to support the 
Duncan Annexation Comprehensive Plan amendment and zone change. The subject property 
(tax lot 2300 and 5600) is located in the northwest corner of the intersection of Oregon 
Highway 47 (Nehalem Highway) at NW Cedar Canyon Road/NW Banks Road in Banks, Oregon. 
Under the current proposal, both properties would be annexed into the City of Banks with MU 
zoning, after which a lot line adjustment would increase the area lot 5600 from 2,406 square 
feet to 19,867 square feet (with a corresponding decrease in lot 2300 from 26,754 square feet 
to 9,293 square feet. Finally, lot 5600 would be subject to a Comprehensive Plan amendment 
and rezone from MU (Mixed Use) to I (Industrial) zoning. The general comments and 
recommended conditions of approval are based on a review of the submitted materials.  

TRIP GENERATION AND TPR ANALYSIS 

Key findings from the analysis include: 

• The current zoning analysis applies ITE trip rates for Multi-Family residential, Day Care 
Center, Medical Office Building, Shopping Center, and Fast-Food w/o Drive-Thru land 
uses. The analysis assumes all uses would be 5,000 square feet (about 20 percent lot 
coverage), except Fast-Food, which was assumed to be 2,500 square feet due to its more 
auto-oriented nature. The land use with the highest trip generation would be Fast-Food, 
which would be expected to generate 39 trips in the a.m. peak hour and 30 trips in the 
p.m. peak hour and 405 total daily trips.  

• The proposed zoning analysis includes several potential uses permitted under Industrial 
zoning (all 5,000 square feet). Of these, the automobile service center use would 
generate the most daily trips (160). 

• The analysis shows that a change from Mixed Use to Industrial zoning will result in a net 
reduction of 245 daily trips (406 minus 160). 

• The memorandum states that proposed Comprehensive Plan amendment and zone 
change would not create a significant effect on the transportation system under Oregon’s 
Transportation Planning Rule (TPR) because: 
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o It would not change the functional classification of existing or planned 
transportation facilities; 

o It does not propose changes to the standards implementing the functional 
classification system; 

o It results in a net reduction in site trips (comparing the existing Mixed Use zoning 
to the proposed Industrial zoning). 

• The memorandum also states that the proposed changes do not “significantly affect a 
transportation facility” under the City of Banks’ code section 151.305(A) because of the 
net reduction in trips. Consequently, the memorandum concludes that no mitigation 
measures are required for the proposed amendments. 

 

DKS agrees with the analysis and findings in the submitted memorandum and agrees no 
conditions of approval are required to mitigate the potential impacts of the proposed 
amendments. 
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