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EXECUTIVE SUMMARY 
The City of Banks is diverse with two distinct populations representing industrial ties to the 

historic timber industry and the modern òSilicon Forest.ó Furthermore, it is host to numerous 

local and international tourists wanting to visit the surrounding rural area that consists of 

forested trails and agricultural wineries.  

Banks is well positioned to enhance and celebrate these differences to foster private 

investment that will continue to make Banks a distinct place for a variety of residents, 

employees and visitors. Based on the following information unique to Banks as well as 

influences from national trends, we recommend the following approach to spur private 

investment and ongoing interest in Banks. More detailed recommendations for 

implementation are provided within the following report.   

Employment 

Banks should continue to the support the timber industry ecosystem as well as welcome the 

high-tech growth in Hillsboro.  Adequate industrial land for small manufacturers is necessary 

to meet emerging demand in both industries.  Enhanced broadband service is necessary to 

host independent high-tech workers desiring a home-based business.  

Cityõs role: Make sure industrial sites are òshovel readyó with the necessary infrastructure and 

transportation access.  

Housing 

Banks housing supply adequately serves and is planned to serve the high-tech employment 

base.  More focus and attention should be placed on smaller, multi-family or cottage units 

that can serve employees in the timber and retail industries as well as retirees wanting a 

smaller home with less maintenance.  

Cityõs role: Make sure residential and mixed-use zoning is flexible enough to accommodate 

developer demand for density and variety of housing types.  

Retail  

The Banks retail market will not support a new retail òlifestyleó center concept due to market 

conditions and a small retail market area.  The city is underserved by approximately four 

restaurants.  However, such uses require significant startup costs at approximately $200,000.  

They therefore desire existing buildings with minimal rents that are closely grouped in one 

area.  The city should focus these restaurants in one area of existing buildings on Main to 

create a destination and higher chance of success.  The most ideal location is near the trail 
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head to additionally capture the tourism spend from the Banks-Vernonia Trail and Stub 

Stewart Park visitors.  

Cityõs role: Make sure Main Street thrives with storefront and restaurant incentive programs.  

Proactively work with building and property owners to define a distinct restaurant district like 

City of Beavertonõs Foodie Corridor 

Tourism 

Banks has a solid foundation for more robust tourism, which would include the development 

of a hotel, however the market is not strong enough yet.  A new small boutique hotel could 

occur in approximately 10 years.  We recommend that as the new Plaza area off Main Street 

emerges, the city should keep a hotel use in mind as a viable anchor to support surrounding 

uses.  

Cityõs role: Continue to actively support Salmonberry Trail project. Continue to take steps to 

enable the Main Street Plaza with a new boutique hotel as an anchor.  

Site Development  

One key area where the City can focus its redevelopment efforts is at the intersection of 

Banks Road and Main Street, at the north end of the City. This intersection is a gateway. It is 

the terminus and trailhead for the existing Banks-Vernonia bike trail and future Salmonberry 

trail, which will be regionally unique attraction when complete. Numerous older Main Street 

commercial buildings are close to the intersection. Thus, it has the potential to be a focal 

point for retail- and tourism-oriented revitalization.  

Cityõs role: The City should focus the building improvement grant programs mentioned above 

on buildings and tenants (particular food and beverage tenants) in this area. The City should 

continue to work with Washington County, which will be rebuilding this intersection, and the 

State, which owns the Trailhead site to create a unique and memorable gateway, trailhead, 

and intersectionñpossibly a roundabout. After the intersection has been rebuilt and the City 

has used grant programs to support the adaptive reuse of 3 to 5 buildings here, the City could 

revisit the feasibility of new, ground-up, mixed use development, which is likely to be  infeasible 

today.  

  

https://www.beavertonoregon.gov/1913/Join-the-Downtown-Foodie-Corridor
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INTRODUCTION 
The City of Banks has realized consistent growth over the years and has a dedicated council, staff and 

community members that are committed to making targeted investments that will support the community 

quality of life through employment, housing and retail amenities. 

The City has recently adopted an Urban Renewal District and Plan to define the desired investments and 

opportunities for growth.  In addition, the newly adopted Economic Action Plan includes six elements defining 

the vision and aspirations of the community. The City is now interested in developing a more detailed 

òRoadmap" to provide guidance for implementation that considers all this work to date. The òeconomic 

development roadmap" component of the action plan shall include the following areas of focus: 

¶ Vibrant Main Street 

¶ Local Jobs 

¶ Thriving Tourism 

Background 
To prioritize the actions and investments of the city that will be defined in the Roadmap, Leland Consulting 

Group (LCG) was tasked with providing more in-depth data-driven analysis of the real estate market and 

economic opportunities.  In addition to a quantitative analysis, LCG met with local stakeholders representing 

employment, tourism, K-12 education and development to further inform opportunities and barriers in the 

community (summary in Attachment A).  This research resulted in the following findings that are intended to 

guide Roadmap recommendations decisions, as well as help staff with external marketing of the community, 

which is important to attract future private investment.   

Private investment with the City of Banks will occur within four general areas: employment, housing, retail, and 

tourism. The following information is therefore focused on national and local trends and real estate factors for 

each category. For all areas, a general overview of the community economic, demographic, and development 

conditions is provided as well.   

COMMUNITY OVERVIEW  
City of Banks resides in the Tualatin Valley which features, views of the Coast Range, farms, vineyards and 

natural areas near quaint downtowns. The city is historically a rural, natural resource-based town, which is 

reflected in the employment base of Bighorn Logging and Hampton Lumber.  This tie to the surrounding timber 

resources and similar smaller towns largely defines the community, which is generally delineated by the 

boundary of the Banks School District.  
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Banks School District Boundary  

 

While it has historic rural roots, Banks is also influenced by the growth of the Portland metropolitan region, and 

more specifically Washington County. The Silicon Forest, which is anchored by Intel and supporting technology 

companies, is one of the most significant economic drivers within the region.  As this technology ecosystem 

continues to thrive it attracts more business, employees and surrounding residents.  Banks offers a unique 

opportunity for a rural lifestyle with quick (reverse commute) access to fertile employment and business 

opportunities.  
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City of Banks and the Region  
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Community Assets 
The city is home to several assets that are identified in the following map.  Each of these assets create distinct 

districts within the city and have been delineated in the city Vision document.  

Banks Asset Map 

 

Source: TIGER, Portland Metro, and Leland Consulting Group 

Population and Demographics  
Currently there is about 627 households in Banks, with a population of 2,034 (as of 2017). Within the Cityõs urban 

growth boundary, household growth is projected to grow at a faster rate than the historical average between 

now and 2025, at 3.3 percent annually. By 2025, this is projected to result in approximately 173 new households 

and a total population of 2,470.  
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Household Compound Annual Growth Rates (CAGR) 

 
Source: ESRI 

Banks UGB Population  Forecasts 

 
Source: PSU 

Population Forecasts 

  2017 2027 2037 10-Yr. CAGR 20-Yr. CAGR 

3-Co. Metro Region 1,794,510  2,043,653  2,267,654  1.3% 1.2% 

Washington Co. 589,562  688,938  782,659  1.6% 1.4% 

Banks UGB 1,908  2,601  2,908  3.1% 2.1% 

Source: PSU 
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Demographics  

In summary, the Banks community is characterized by the following demographic conditions.  

¶ Household sizes in Banks are large (3.2 persons per household, on average), driven in part by a 

significant proportion of family households and high proportion of owner-occupied households (which 

are typically single-family residential homes rather than multifamily units). 

¶ Banks households are the highest earners across all comparison groups, with a median income of 

almost $90,000 and about 44 percent of households earning in excess of $100,000 annually.  

¶ Banks residents are well-educated, with approximately 40 percent of residents aged 25 and older 

holding a bachelorõs degree or more. However, this is consistent with Washington County (44 percent).  

¶ The median age of Banks residents Median age is 36, which is significantly younger than Washington 

County (average age of 42).   

Growth by Age  
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Source: PSU 

Age-by-income (+ generational cohorts and housing needs)  

Age-by-Income 

2017 Population by Age  City of 

Banks 

Washington  

County  

Portland 

Metro  

0 - 4 6% 7% 6% 

5 - 9 7% 7% 6% 

10 - 14 8% 7% 6% 

15 - 24 14% 13% 12% 

25 - 34 13% 15% 15% 

35 - 44 14% 15% 14% 

45 - 54 15% 13% 13% 

55 - 64 13% 12% 13% 

65 - 74 8% 8% 9% 

75 - 84 2% 3% 4% 

85 + 1% 2% 2% 

Median Age 36.0 36.6 37.8 

Source: ESRI 

Age of Householder by Household Income, 2016  

 City of Banks Washington County  

Age of 

Householder 

Under 

25 

25 to 

44 

45 to 

64 

Over  

65 

Under 

25 

25 to 

44 

45 to 

64 

Over  

65 

Households 14 237 235 26 7,478 81,960 78,828 41,043 
         

<$15k 0% 1% 3% 0% 20% 6% 6% 10% 

$15k - $24k 0% 5% 5% 12% 13% 7% 5% 13% 

$25k - $34k 0% 1% 12% 0% 15% 8% 6% 14% 

$35k - $49k 0% 17% 1% 54% 19% 11% 10% 17% 

$50k - $74k 29% 15% 15% 15% 18% 19% 17% 17% 

$75k - $99k 71% 22% 14% 12% 9% 16% 15% 11% 

$100k - $149k 0% 28% 27% 8% 5% 19% 21% 11% 

$150k - $199k 0% 7% 16% 0% 1% 8% 10% 4% 

$200k+ 0% 3% 6% 0% 0% 6% 10% 3% 

Source: US Census Bureau ACS 5-Year Estimates 

A significantly greater proportion of households with householders aged 25 to 64 have significantly higher 

incomes.  
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Education  

Educational Attainment (Population 25+),  2017 

  City of Banks  Washington 

County  

Portland Metro  

No High School Diploma 4% 9% 8% 

High School Graduate 23% 18% 18% 

Some College/Associate Degree 34% 30% 31% 

Bachelor's Degree or Higher 40% 43% 42% 

Source: ESRI 

a 

The City of Banks has remarkably high median household income, especially in comparison with other nearby 

communities such as Forest Grove or Cornelius.  As reflected in the following information, the median income is 

$89,788.  

Households by Incomes, 2017 
 

City of 

Banks 

Washington  

County  

Portland 

Metro  

<$15k 2.4% 6.7% 9.1% 

$15k - $24k 3.8% 7.1% 8.4% 

$25k - $34k 4.9% 8.2% 8.9% 

$35k - $49k 7.0% 11.6% 11.8% 

$50k - $74k 18.8% 18.6% 18.2% 

$75k - $99k 19.5% 14.4% 13.8% 

$100k - $149k 27.9% 17.6% 15.9% 

$150k - $199k 11.5% 7.4% 6.6% 

$200k+ 4.1% 8.3% 7.4% 
    

Median HH Income  $89,788 $70,977 $64,158 

Source: ESRI 
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Median Household Incomes by Census Tract, 2016 

Source: ACS 5-year Estimates (US Census Bureau), 2016 

 

Building Activity  
As reflected below, there has been almost no new construction in the City of Banks since 2000.  Based on 

available permit information from Washington County.  The most significant recent construction was the 

residential subdivision on the southern end of town that was mostly complete in the late 1990s, with the last 

remaining houses built in 2001 and 2002.  
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Building Activity Heatmap (All Construction ) Since 2000) 

Source: Costar  
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City of Banks Age of Construction  

 

Due this limited growth, the school district has held a relatively stable enrollment and building improvements 

have been limited to renovations of existing facilities.  
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Total School District Enrollment Since 1985  

 

Source:  

Infrastructure  
To sustain new development, the city must be able to provide adequate water and sewer treatment and 

conveyance capacity.  This information is to be provided separately by the contract engineer.  
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EMPLOYMENT 
City of Banks employment is significantly tied to historic roots in timber and logging which is reflected in the 

employment base of Hampton Lumber, which acquired Banks Lumber in August 2016 and has since invested $2 

million in capital equipment and employs 55 people.  Additional companies tied to the timber industry include 

Bighorn Logging and Five Star Construction.  

National/Regional Overview  
Traded sector (also referred to as an export sector) businesses include industries and employers which produce 

goods and services that are consumed outside the region where they are produced and therefore bring in new 

income to the area (e.g., metals and machinery, timber harvesting and processing, software development). 

Workers in the traded sector tend to have higher educational attainment, work more hours, and earn higher 

average wages than local sector business.  

Local sector business consists of industries and firms that are in every region. They produce goods and services 

that are consumed locally in the region where they were made, and therefore circulate existing income in the 

area (e.g., breweries, physician offices, banks). These businesses are important as they make a community 

distinct and provide amenities to attract young professionals and families that drive the new economy. 

The following table highlights the average wage difference between traded sector jobs and local sector jobs in 

the U.S. As the job base expands, a region is more attractive to employees because they have more options for 

career growth. In turn, once the employment base grows, competition will occur and ultimately increase wages.  

As indicated in the following chart, it is important for a community to foster the growth of traded-sector 

industries and services as they have higher wages and therefore offer a better opportunity for residents.  

Annual Average Wage Comparison, Banks, Oregon, and USA, 2016  

NAICS Industry Sector  

Banks 

Avg. 

Wage 

Oregon 

Avg. 

Wage 

USA Avg. 

Wage 

Traded Sector  

55 Management of Companies & Enterprises NA $114,681  $115,325  

48-49 Transportation & Warehousing $78,624 $49,278 $50,459 

51 & 54* Information / Professional & Technical Services $53,344  $74,668  $92,771  

42 & 31-33* Wholesale Trade / Manufacturing $49,684 $67,417 $67,723 

11 Agriculture, forestry, fishing & hunting  $54,616 $33,580 $33,287 

Local Sector   

52 Finance & Insurance $44,716  $77,333  $101,210  

23 Construction $44,734 $55,865 $58,647 

53 Real Estate & Rental & Leasing $17,439 $41,367 $54,965 

61 & 62* Educational & Health Services $36,593 $49,269 $48,058 

71 Arts, Entertainment, & Recreation $18,569 $25,969 $36,806 

44-45 Retail Trade $24,266 $29,678 $30,299 

72 Accommodation & Food Services $15,138 $19,313 $20,032 

Source: QCEW, 2016 

* Industry sectors combined for confidentiality purposes 
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Banks is centrally located within Washington County, which is home to the Silicon Forest: one of the most 

significant economic drivers within the region.  As this technology ecosystem continues to thrive it attracts more 

business, employees and surrounding residents.  The wage impact of this industry is reflected in the following 

chart.  

Portland Metro Annual Average Wages and Real Wage Growth  

 
Source: QualityInfo.org  

It is important to note that the high-tech manufacturing and professional services are expected to grow. As 

identified in the following chart, 15,600 professional and technical new jobs and 7,500 manufacturing new jobs 

within the region by 2024 are anticipated. Between 2010 and 2015, Washington County was responsible for 21 

percent of job growth in the professional and technical services industry, and 54 percent of job growth in the 

manufacturing industry. If these trends continue, Washington County can expect approximately 3,300 new 

professional and technical services jobs and 4,100 new manufacturing jobs by 2024.  
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Tri-County Industry Employment Growth (new jobs), 2014 -2024 

 
Source: State of Oregon Employment Department  

 

Broadband Need  

Access to broadband and high-speed internet connections is crucial for ALL industry.  Increasingly 

manufacturing companies are adopting sophisticated machinery while needed to upload and download CAD 

files for production.  All companies utilize video conference calls and high-tech industries utilizing video editing 

capabilities need significant and reliable internet access. In order to support a high-tech industrial base, a 

minimum provision of 25Mbps by providers is necessary.  To provide opportunities for all high-tech industries 

and independent contractors working from home, 50Mbps is desired.  A detailed overview of broadband needs 

is provided in Attachment C.   

Currently internet service providers in the City of Banks provide a wide range of internet speeds, most of which 

are under 25Mbps, and only Comcast offers internet service with download speeds greater than 25Mbps.  

Future Roadmap actions will outline how to address this infrastructure need.  
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Banks Overview  
Banks has an opportunity to continue to build off its natural resource economy, as well as position itself for 

growth spillover from Washington County.  

Agricultural Production and Forestry and Wood Products Companies, Washington County  

Source: QCEW and Leland Consulting Group 

The following map shows high technology and software companies ð sized by average annual employment 

(number of jobs) ð and is set to the same scale as the map above. For contextual and comparative purposes, 

the largest circle in Forest Grove represents a company with over 500 employees. When comparing the size of 

employment within the natural resource versus high-tech industries it is clear where employment growth is 

occurring.  We recommend that Banks foster an environment that supports both industries to remain diverse 

and accommodate as much opportunity as possible.  
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High Technology and Software Companies, Washington County  

 
Source: QCEW and Leland Consulting Group 

 

Outlying Washington County, City Summary Table, 2016  

City  Firms FTE Total Payroll  Avg. Firm 

Size (FTE) 

Avg. Wage  

Banks 70 582 $21,518,667 8 $36,974 

Cornelius 284 2,827 $94,780,242 10 $33,527 

Forest Grove 556 6,584 $272,069,106 12 $41,323 

North Plains 101 841 $33,233,409 8 $39,517 

Total  1,011 10,834 $421,601,424  11 $38,915 

Source: Washington County QCEW Data 
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Washington County Industry Cluster Summary  

Industry Cluster  Total 

Firms 

FTE Total Payroll  Avg . Firm 

Size (FTE) 

Avg. 

Wage 

Advanced Manufacturing 60 1,865 $109,983,727 31 $58,973 

Agricultural Production  200 2,776 $83,856,063 14 $30,208 

Business Services 1,557 25,168 $3,062,194,800 16 $121,670 

Food and Beverages 48 461 $25,950,530 10 $56,292 

Forestry and Wood Products 154 3,339 $192,301,453 22 $57,593 

High Technology 1,177 38,577 $5,320,701,368 33 $137,924 

All Other Employment 17,371 212,763 $9,827,419,110 12 $46,190 

Total  20,567  284,949  $18,622,407,051  14 $65,353  

Source: Washington County QCEW Data 

 

Forest Grove, Cornelius, and North Plains Industry Cluster Summary 

Industry Cluster  Total 

Firms 

FTE Total Payroll  Avg . Firm 

Size (FTE) 

Avg. 

Wage 

Advanced Manufacturing 5 128 $6,325,422 26 $49,417 

Agricultural Production  7 76 $2,857,955 11 $37,605 

Business Services 29 52 $2,576,727 2 $49,552 

Food and Beverages 3 35 $1,763,537 12 $50,387 

Forestry and Wood Products 19 455 $22,650,231 24 $49,781 

High Technology 20 803 $39,674,584 40 $49,408 

All Other Employment 858 8,703 $324,234,301 10 $37,255 

Total  941 10,252  $400,082,757  11 $39,025  

Source: Washington County QCEW Data 

In comparison, the only significant industry cluster in Banks is the Forestry and Wood Products industry cluster, 

with six firms, 120 employees (FTE), and $6.3 million in total annual payroll. Through discussions with 

representatives of this industry cluster, all stakeholders commented on the following issues: 

¶ They are having trouble finding skilled employees.  

¶ Would like to resume relationship with local high school to promote internships and summer job 

programs. 

¶ There are no available sites to grow or expand company.   

¶ Very few employees can afford to live and work in Banks. 
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¶ Important to retain services such as gas station and health services to support industry. 

Real Estate Overview  
As mentioned by the local stakeholders, there is no available industrial land in Banks. The following map reflects 

the location of available industrial and office space in the Banks surrounding region. In discussions with local 

commercial brokers, the available space in Hillsboro is becoming scarce and rents are rising significantly.  As a 

result, there are several small manufacturers tied to the high-tech industry looking for approximately 10,000 sf of 

space that they can ideally own.  

Location of Office, Industrial, and Flex Devel opment, Employment Market Area  

Source: Costar 

 

Commercial Rents and Vacancy 

As indicated below, vacancy is steadily decreasing and per typical conditions, rents are increasing due to lack of 

supply.  Additionally, in order to consider the construction of new product, rents need to exceed the cost of 

construction.  Per the following information, industrial and flex space rents appear to just exceed cost of 

construction, making this type of development a viable option.  Especially considering the lack of vacancy and 

known businesses desiring expansion in Banks.   
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Sunset Corridor Market Scorecard : Five Year Comparison 

   Q4 2012 Q4 2017 
12-mo 

Trend  
   

OFFICE  Rental Rate $15.87 $22.60 ҧ  ҧ Rising 

  Vacancy Rate 10.9% 7.0% ҧ  ҭ  Unchanged 

  Vacant SF 983,594 706,192 ҧ  Ҩ Falling 

  Absorption 72,236 -20,477 ҧ    

FLEX  Rental Rate $0.77 $1.17 ҭ     Strengthening 

  Vacancy Rate 14.1% 7.1% ҧ    Weakening 

  Vacant SF 950,536 352,837 ҧ    Neutral 

  Absorption -36,989 -14,540 ҧ    

INDUSTRIAL  Rental Rate $0.48  ҧ    

  Vacancy Rate 5.7% 2.4% ҧ    

  Vacant SF 643,490 202,618 ҧ    

  Absorption 35,092 -54,724 Ҩ    
Source: Colliers International 

 

Industrial/Flex  Rents and Vacancy, Banks Market Area 

 
Source: Costar and Leland Consulting Group 
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Industrial/Flex  Rent Growth Versus Construction Cost Growth  

 
Source: Costar and Leland Consulting Group 

 

Recommended Actions  
¶ Focus on making industrial zoned land òshovel readyó, which means the necessary utilities and 

transportation analysis is complete for the sites and the necessary improvements and associated costs 

are defined. 

¶ Build a relationship with Washington County brokers and local employers to identify tenants for 

industrial uses. Once a year, host a round-table to educate them on the cityõs focus as well as hear 

from them regarding regional demand.  

¶ Meet bi-annually with local businesses to determine the services needed for their ecosystem (i.e. card-

lock fueling station, drug testing, etc.) and make sure they are not precluded. 

¶ Build a relationship with Business Oregon and Washington County representatives to proactively 

prepare significant industrial users for application of the ezone incentive for property exemptions for 

industrial use investments and job creation.  

¶ Work with the Banks Superintendent and local traded-sector businesses to promote internship 

programs and skills development desired by employers.  

¶ Reach out to existing private providers of broadband service.  Clearly convey planned residential and 

employment growth to see if they can enhance service.  If necessary, apply for USDA grant to enhance 

service.  

¶ Work with Washington County to enhance transit service between Forest Grove and Banks to support 

employment base commuting into Banks.  
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HOUSING  
The housing market is interconnected with the regional employment market.  Across the region employers are 

struggling to find available employees and affordable housing to support them.   

National/Regional Overview  
Nationally, there is a shortage in the availability of affordable rental units. Very few apartments remain 

affordable for very low-income families, and one-in-four renters in the country is severely cost-burdened 

(defined as those spending over 50 percent of their income on rent). The affordable housing market is very 

tight, with vacancies well below market-rate apartment developments across the country.  

Affordable òfor-saleó housing is typically limited to the suburbs where land is cheaper. However, the market is 

severely constrained by rapidly increasing construction costs which forces developers to seek significantly higher 

prices to make new development feasible. As such, new single-family housing units are generally targeting 

upper income levels, while affordable rental housing is reliant on a wide array of tax credits and other funding 

sources to help bridge feasibility gaps. 

Banks Overview  
The Banks housing market is largely single family residential and serves high-income residents that work in 

Hillsboro.  This is reflected in the following commute patterns that show most Banks residents employed outside 

the community.  The housing market is currently not serving the people that work in Banks.  As a result, very few 

people work and live in Banks.   

Workforce analysis and commute patterns  

Inflow/Outflow, Banks UGB, 2015  

 

Source: LEHD, 2015  
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Characteristics of Inflow/Outflow Jobs, Banks UGB, 2015 

  Inflow Jobs  Outflow Jobs  

Age of Worker    
29 or younger 20% 23% 

30 to 54 55% 56% 

55 or older 26% 20% 

Annual Wages  
  

Less than $15,000 28% 19% 

$15,000 to $39,999 35% 32% 

More than $40,000 37% 49% 

Source: LEHD, 2015  

As identified below a significant amount of Banks residents work in Hillsboro tied to the high-tech industry.  

These high-income wages attribute to the high median wage in the city and influence one type of housing 

desired in Banks.  

Where Banks Residents Work  

Source: LEHD (2015) 

Conversely, a large percentage of people employed in Banks, live outside the city largely in Forest Grove. This 

trend is reflected in the following image.  
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Where Banks Workers Live  

 
Source: LEHD (2015) 

 

Real Estate Overview 
Based on the above housing dynamics, LCG determined the following residential market area that includes 

employees in the Hillsboro area, west of the Intel campus.  LCG also identified market opportunities for Banks 

employees that are currently commuting into the city, which is reflected in the following market area as well.  
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Residential Market Areas  

 

 

Each community has unique personality profiles that are defined through the ESRI data source to convey 

housing preference and available income.  The following information compares Banks with neighboring Forest 

Grove and Hillsboro provide further perspective on the type of housing currently in demand for by the existing 

residents in Banks.  In order to adequately diversify and capture a broader housing market, it is advisable to 

consider the other community preferences as well, which consists largely of rental units.  

Psychographics (Tapestry Segmentation)  

Banksõ top tapestry is dominated by a preferrence for 

single-family. This reflects the existing residents, 

rather than potential future residents. As such, it is 

useful to compare the surrounding cities of Forest 

Grove, where Banks employees are travelling from, 

and Hillsboro, where Banks residents are working.  

In Forest Grove, the top tapestry is Front Porches 

(left), whose preferred housing type is a mixture of 

single family and multifamily units. Residents are 

typically married couples working in professional services, the service industry, and administration. In Hillsboro, 

one of the main tapestries is Metro Renters (right),  
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Household size and family orientation  

Households by Relationship and Household Size, 2010 
 

City of Banks  Res. Market 

Area 

Wash. County  Portland 

Metro  

In Family Households  91% 84% 82% 77% 

Householder 27% 25% 25% 24% 

Spouse 21% 20% 20% 18% 

Child 38% 32% 31% 28% 

Other relative 3% 4% 4% 4% 

Nonrelative 3% 3% 3% 3% 

In Nonfamily Households  9% 14% 17% 21% 
     

1 & 2 Person Households 46% 54% 58% 62% 

3 + Person Households 54% 46% 42% 38% 

 

Tenure 

Tenure of Housing Units, 2017 

  City of Banks  Res. Market 

Area 

Wash. County  Portland 

Metro  

Owner Occupied Units 74.3% 57.3% 56.1% 54.3% 

Renter Occupied Units 21.7% 38.1% 39.2% 40.3% 

Vacant Units 4.0% 4.6% 4.7% 5.5% 
Source: ESRI 

Multifamily Residential Supply 

As indicated below, vacancy is steadily decreasing and per typical conditions, rents are increasing due to lack of 

supply.  Additionally, in order to consider the construction of new product, rents need to exceed the cost of 

construction.   
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Multifa mily Development, Banks  

Source: Costar 

Key takeaways:  

¶ Almost all recent apartment construction has taken place in either Hillsboro or Beaverton (the latter 

being outside of the designated residential market area)  

¶ Of the Banks, North Plains, Cornelius, and Forest Grove area, only Forest Grove has seen new 

apartment construction, and these are all buildings under 100 units except the Forestplace Apartments. 
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Multifamily Trends: Rents and Vacancy, Banks Market Area  

 
Source: Costar 

Multifamily Rent Growth Versus Construction Cost Growth  
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Recent Multifamily Residential Development, Banks Residential Market Area  

Bldg. Status  Year 

Built  

City  Bldg. Name  Num.  

Units  

Land 

(AC) 

DU/ 

AC 

Rent 

PSF 

Notes  

Under 

Construction  

2018 Beaverton Amberglen on the Park Apts. 352 5.0 70 
  

Forest 

Grove 

Cedar Manor Apartments 28 NA  
  

Forestplace Apartments 180 7.3 25 $1.46 
 

Jesse Quinn Apartments 78 0.3 261 
  

Hillsboro Haven Apts. at Orenco 

Station 

150 NA  $1.60 Orenco 

Existing  2016 Hillsboro Amberglen West 396 0.8 489 $1.56 
 

Vector Apartments 223 2.9 77 $1.95 Orenco 

2015 Beaverton Johnson Street Apartments 18 NA  $1.40 
 

Hillsboro Heritage Terrace 12 1.0 12 
  

HUB 9 124 2.0 63 $1.98 Orenco 

Orchards at Orenco* 57 NA  $0.98 Orenco 

Rowlock 255 NA  $1.85 Orenco 

2014 Beaverton Baseline Woods 230 15.7 15 $1.45 
 

Hillsboro 206 Apartments 204 5.3 38 $1.88 
 

4th Main 71 1.2 61 $1.42 
 

Sapphire Apartments 25 1.3 20 $1.35 
 

Tessera 304 NA  $1.72 Orenco 

2013 Forest 

Grove 

Juniper Gardens* 46 2.3 20 $0.68 
 

2012 Hillsboro Platform 14 177 2.3 76 $1.76 Orenco 

The Jones 193 NA  $1.33 
 

Total/ 

Average  

      3,123   $1.52 All rents 

          $1.62 Market 

only 

Source: Costar 

*Affordable 

Key takeaways:  

¶ Average rents are comparable to other outlying submarkets in the region. 

o Eastern Portland Suburbs (Gresham, Troutdale, etc.) see average rents of around $1.43 per 

square foot. 

o New apartments in the Tigard market rent for $1.81 per square foot on average, but half of the 

823 units have been constructed in the last 12 months, resulting in a 20 percent vacancy rate.  

o New Damascus apartments rent for $1.59 per square foot on average, but similarly over half of 

the 506 units were constructed in the last 12 months, resulting in about a 20 percent vacancy 

rate.  

¶ New market-rate apartments rent, on average, for $0.31 more than average apartments.  

¶ Vacancy rates are higher than the Portland region in general, although this is likely due to new 

construction. Vacancy for the market area across all apartments is five percent, which is typically 

considered the state of equilibrium between supply and demand. That said, affordable apartment 
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buildings see considerably lower vacancy rates at an average of 2.8 to 4.6 percent (market/affordable 

to affordable).  

¶ Seven of the 20 apartment buildings to be constructed since 2012 are located in the Orenco Station 

neighborhood of the City of Hillsboro near the Intel headquarters, a transit-oriented mixed-use 

community of 1,800 homes, a town center, office, retail, and entertainment.  

Residential Supply  

By 2025, Banks is projected to add approximately 173 new households, resulting in a total population of 2,470.  

It is anticipated that a Lennar project of 37 units (#1) will locate near the existing southern subdivision, and 

approximately 170 units (calculated based on 17 net acres of zoning) on the western edge of the city (#2).  Both 

sites are adequately served by city infrastructure and have viable transportation access. Future residential 

development may occur on site #3, but access to Banks road must be determined, which likely requires a UGB 

adjustment.  

Note: both the city limits and the UGB boundary have been expanded by 50 to 100 feet for improved map clarity and 

readability.  

1 

2 

3 
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Recommended Actions  
¶ Maintain a strong relationship with the west-side residential developer regarding the city plans and 

expectations for the Main Street Plaza as it will provide necessary access to the new development. 

¶ Encourage the developer to consider a range of housing types beyond single family residential and 

make sure zoning allows for innovative design.  

¶ Consider developing incentive tool kit (VHTC, SDC credit, etc.) within urban renewal to attract 

affordable housing development. 

¶ Make sure zoning along Main Street permits multi-family zoning.  

RETAIL  
Retail is an important aspect for a community in that it provides the desired everyday services as well as distinct 

amenities that make an area distinct.  An adequate quantity and quality of retail is necessary to attract residents, 

employers and to support the tourism tied to Banks.  

National/Regional Overview  
The retail industry is always in flux. During the 20th century, a major shift was from pedestrian-oriented main 

streets to auto oriented centers and corridors. Today, ever-changing consumer preferences and online-

shopping are among the major trends affecting retail. The table below summarizes some of the key growing 

and declining retail types. This information is based on research conducted by commercial real estate company 

Cushman & Wakefield and reflects changing preferences. Online shopping is having a significant impact on 

òcommodity retail.ó Retailers selling products that can easily be ordered and shipped from Amazon or others 

face a challenging environment and must have a competitive advantage against online competitionñwhether 

that is convenience, experience, customer service, or something else. Commodity retailer categories include 

electronics, office supplies, and of course video stores.  

By contrast, retailers offering a special experience, or offering services that cannot be procured online, have the 

potential to thrive. A prime example is diningñas one retail guru has said, òyou canõt eat the internet;ó and you 

certainly cannot dine with family and friends on the internet. Therefore, food and beverage establishments have 

become a larger and larger part of the retail experience, on both main streets and larger shopping centers. 

Another growing òretailó sector is healthcare. Small, neighborhood-scale providers such as ZoomCare (based in 

Portland) are moving into both main street and retail center locations.  
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Growing Declining 

  

¶ Retail that offers a special experience 

¶ Food! 

o òFast Casual,ó i.e. Little Big Burger 

o Food Halls, artisanal markets 

o Trucks to Bricks 

¶ Grocery: Ranging from discount, to organic, to 

small format, and ethnic 

¶ Medical users, incl. ZoomCare 

¶ Apparel: Fast fashion, off-price, active 

sportswear  

¶ Sporting clubs 

¶ Fitness/Health Clubs 

¶ Marijuana dispensaries 

¶ Auto repair 

¶ Convenience stores 

¶ Car dealerships 

¶ Home improvement and home furnishings 

¶ Commodity retail  

¶ Food: Casual dining, weaker fast food chains 

¶ Mid-priced apparel and shoes; childrenõs 

¶ Dollar Stores 

¶ Pet supplies 

¶ Electronics 

¶ Office Supplies  

¶ Bookstores 

¶ Toy Stores 

¶ Video stores 

¶ Bank Branches  

Source: Cushman & Wakefield, Leland Consulting Group. 

New vs. Adaptive Reuse  

For retail development, the choice is typically between new construction or the rehabilitation of existing 

structuresñoften referred to as adaptive reuse. In places such as Banks, which has low retail rents and few large 

vacant parcels, rehabilitation (which can take the form of re-tenanting, modifications, or adaptive reuse) is likely 

to be more common that new construction. Rehab should be expected and can contribute to improved rents 

and activity if the rehabs are executed correctly. 

Because of the lower cost of rehab/adaptive reuse projects, commercial rehab projects are likely to have a high 

return on investment ð higher, for example, than new apartment development. By contrast, new retail 
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development will be feasible only in certain locations where top of market rents can be achieved, due to higher 

costs for demolition and new construction. 

Banks Overview 
Retail Market Area and Locations  

Source: Costar  

¶ There are generally very few overall retailers in the Banks market area.  

¶ All new retail development in the region occurring outside market area in Hillsboro, with some small 

development in Forest Grove. New development is typically smaller (<50,000 square feet), representing 

a shift back to traditional pre-big box store development types such as storefront retail and restaurants 

in downtown cores and along main streets.  

¶ Trends consistent with retail across the region, state, and nation due to the rise of ecommerce and a 

generational shift to place-based experiences over consumerism. 

The following figure shows total current retail leakage and the additional retail demand from projected 

household growth over the next 10 years (both in terms of estimated store square footage). While sales leakage 

is highest in the general merchandise retail category, these retailers tend to be larger tenants with a regional-

based customer catchment area (i.e., customers travel further than usual for specific store types, such as home 

improvement stores, wholesale clubs, discount stores, etc.). As such, these stores are more likely to be centrally 

located in the region rather than located in Banks.  
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Retail Leakage and 10-year Demand from Household Growth, Retail Market Area  

 

Source: ESRI & Leland Consulting Group 

The following figure shows the quantitative results of Leland Consulting Groupõs retail market analysis, and the 

results of combining the City of Banks market areaõs projected long-term population growth rate (1.8 percent 

annually), the amount of new retail that will be needed by those households, and the amount of retail spending 

that can be òcapturedó within the City of Banks, among other factors.  

The analysis quantifies three sources of demand for the development of new retail space: 

¶ Household growth, i.e., from new households moving into the market area. 

¶ Leakage recapture, i.e., by òrecapturingó some of the retail spending that households who live in the 

Banks market area are making outside of the market area. This reflects that some of the shopping that 

people currently do in Forest Grove, Cornelius, North Plains, and Hillsboro could be recaptured and 

take place in the City of Banks. Our estimates of recapture rates vary by type of retail but capture rates 

are typically upwards of 50 percent of spending across most categories, given Banksõ location as a 

gateway to more rural parts of the county.  

¶ Replacement, reflecting the fact that existing space becomes obsolete over time. This is a small share of 

overall demand.   

The retail category of Foodservice and Drinking Places has the highest market demand in Banks. The estimated 

19,500 square feet of additional space would likely support up to about 10 new spaces in the next decade. These 

are likely to be independent restaurants, cafés, bars, etc. rather than national chains because of Oregonõs wage 

structure (where servers receive a standard minimum wage plus tips). Further, starting a new restaurant costs 

around $200,000, so there must be a high return on investment. As such, existing spaces are more likely to be 

absorbed before new development occurs to keep initial costs down. However, once a handful of restaurants, 
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cafes, coffee shops, etc. have been successful and construction of the plaza is underway, rents are likely to 

increase to a point that warrants new construction.  

10-Year Retail Demand by Source 

 

  

Recapture-

able Existing 

Leakage (sq. 

ft.) 

10-yr New 

Demand from 

HH Growth 

(sq. ft.) 

Total New 10-

yr Demand 

(sq. ft.) 

Estimated 

Number of 

New Stores 

Foodservice and Drinking Places 13,560 5,851 19,500 4 to 10 

General Merchandise 5,681 11,095 17,000 0 to 1 

Food and Beverage (grocery) 2,377 6,876 9,500 1 to 2 

Building Material, Garden Equip 3,894 4,299 8,000 0 to 2 

Other (incl. cinema, office, banks, etc.) 2,197 5,945 8,000 1 to 2 

Clothing and Accessories 1,667 3,255 5,000 0 to 2 

Health and Personal Care 2,114 2,580 4,500 0 to 2 

Misc. Store Retailers 1,541 3,010 4,500 1 to 2 

Furniture and Home Furnishings 1,071 2,538 3,500 0 to 1 

Sporting Goods, Hobby, Book, Music 707 2,501 3,000 1 to 2 

Electronics and Appliance 912 1,859 3,000 0 to 1 

Source: ESRI and Leland Consulting Group 
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Real Estate Overview  
As indicated below, vacancy is steadily decreasing and per typical conditions, rents are increasing due to lack of 

supply.  Additionally, to consider the construction of new product, rents need to exceed the cost of 

construction.  Per the following information, contrary to conditions for multi-family and industrial, the current 

rent growth for retail does not exceed the cost growth for new construction for the use.  This trend suggests 

that new retail will not be constructed in Banks, especially since it is such a small market. The new retail uses that 

are in demand will locate in renovated space.   

Retail Rent and Vacancy, Outlying Washington County  

 

Retail Rent Growth Versus Construction Cost Growth, Outlying Washington County  

 

 

0%

1%

2%

3%

4%

5%

6%

$0.00

$2.00

$4.00

$6.00

$8.00

$10.00

$12.00

$14.00

$16.00

$18.00

$20.00

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017

V
a

c
a

n
c
y

R
e

n
t

Retail Rent

Retail Vacancy

40

50

60

70

80

90

100

110

120

130

140

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017

Construction Cost Index

Retail Rent



 

www.lelandconsulting.com    Banks ED Roadmap | Competitive Analysis  41  

 

Recommended Actions  
¶ Within the mixed-use zone, do not require new or ground floor retail with new construction.  Allow for 

it, but do not require it.  In order to appropriately òactivateó the ground floor require good design 

elements.  

¶ Meet with building owners to actively encourage storefront improvement grants to improve existing 

storefronts. 

¶ Determine if brownfield grants are available through Metro or Washington County to assist with clean 

up any vacant buildings and encourage re-use. 

¶ Define types of uses and character with delineated districts (i.e. bike tourism in downtown) so that 

retailers understand where they should invest and why. 

¶ Create a defined òfoodie districtó at the north end of Main Street.  

¶ Identify building owners that have vacant space and work with them to actively market to restaurant 

tenants. 

¶ Create an incentive program for restaurants. 

 

TOURISM 
Oregon ranked 11th out of all 50 states for U.S. leisure traveler interest, with 13% of travelers interested in 

visiting, up from 6% in 2010.  Banks is particularly well positioned to benefit from this interest due to its fortunate 

location at the cross-roads of significant bike trails and wineries.  While there is no immediate demand for hotels 

right now, it is very important the city remain focused on supporting all development of the regional assets as 

well as making the city itself ready to accept the demand that is anticipated in approximately 10 years. (See 

Attachment D for details). 

National /Regional  Overview 
The United States hotel market grew for the seventh consecutive year in 2017, and exceeded performance 

expectations, reaching record occupancy percentage levels and average room rate. The increase in tourism is 

largely driven by the Millennial generation, which has now surpassed both the Gen-X and Baby Boomer 

generations in numbers of business and recreation travelers and they tend to value òexperiencesó over things 

and generally prefer hotels that incorporate unique design, local touches and inviting public spaces over 

opulent lobbies and large guest rooms. Furthermore, with this new demographic driving tourism demand, it is 

less important to be located next to freeway exits, or major intersections and far more important to be within 

walking distance of a variety of interesting food choices and other attractions and activities. Smartphones lead 

travelers with turn-by-turn directions to hotels, and so being visible from the freeway is no longer as important, 

customers often prefer downtown locations with walkable points of interest. 

Market Trends  

Culinary and Agritourism has grown in popularity in recent years, largely due to societal shifts in values, such as 

environmental concerns, a greater focus on health and sourcing, and a desire for experience-based activities. 

Consumer awareness of organics, GMOs, and sourcing have also contributed to the rising popularity of 

agritourism and culinary-based tourism. Agritourism is defined most broadly as any agriculturally based 

operation that brings visitors to a farm or ranch, and might include: 
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¶ Outdoor recreation (fishing, hunting, wildlife viewing and photography, horseback riding, camping), 

¶ Educational experiences (university partnerships, cannery tours, cooking classes, or wine tasting/tours), 

¶ Entertainment (harvest festivals or barn dances), 

¶ Hospitality services (farm stays, guided tours or outfitter services), and 

¶ On-farm direct sales (u-pick operations or roadside stands). 

According to Travel Oregon:  

¶ 60% of American leisure travelers are interested in taking a trip to engage in culinary activities within 

the next 12 months (according to TIA of America)  

¶ Nationally, nearly one-third of travelers specifically pick vacation destinations based on food and drink-

related activities.  

¶ In Oregon, more than half (55%) of visitors during 2008 to 2010 participated in at least one culinary 

activities, significantly higher than the national average of 17% two years earlier.  

Visitor Characteristics 

According to Travel Oregon, the average traveler is seeking authenticity, variety, stories and connection, and 

active learning. Agritourism typically attracts more day trippers, most of which are highly educated, have 

moderate incomes, and in families. Culinary tourism typically attracts users with higher than average income and 

education between the ages of 35 and 64.  

Economic Potential  

Washington Countyõs vast agricultural and forest lands have the potential to attract a great deal of agritourism. 

Banksõ central location as the ògatewayó to Oregonõs western agricultural and forest lands provides opportunities 

to partner with local agricultural and outdoor enterprises. Connecting a local farming operation and its products 

to a tourism operation or related retail outlet also helps to create a profitable experience. In an Oregon Bounty 

study titled òVisitor Behavior and Attitudes Related to Oregon Productsó in 2011, research revealed that half of all 

Oregon tourists bought local food products, and two-thirds bought such products to take home, spending an 

average of $142.  

Understanding the culinary and agritourism market can help can meet growing demands for culinary and 

agritourism through experience and goods-based products, such as breweries, wineries, special events and 

festivals, and specialty products.  
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Banks Overview 
Regional Tourism Planning Map  

 

The primary draw to Banks from a tourism 

perspective is the regional trails. Banks is a 

central destination which currently serves as 

the connection between the Banks-

Vernonia Trail and Tualatin Valley Scenic 

Bikeway. There are two regional proposed 

trails which will intersect Banks once built.  

Banks Vernonia Trail 

The 21-mile Banks-Vernonia Trail is the first òrails-to-trailsó state park in Oregon. The primary trailhead is located 

in Banks, but the trail can be accessed at any of six points along the trail. The Banks trailhead is the closest to 

the Portland Metro, about 26 miles east.  

Annual day-use attendance of the trail is over 37,000 users, generating significant revenue through direct and 

indirect expenditure. In 2015, Oregon State University conducted a study of spending and economic activity 

from recreation at Oregonõs State Parks (shown below). At approximately $24 to $38 per person per trip (local 

and non-local day users, respectively), the trail is estimated to generate between $900,000 and $1.4 million in 

local spending annually.  

Existing Trails Planned/Proposed Trails 

Banks-Vernonia Trail  Council Creek Trail 

Crown-Zellerbach Trail Salmonberry Trail  

Sip 47 Trees to Seas Scenic Byway  

Tualatin Valley Scenic Bikeway Yamhelas Westsider Trail  

Vineyard and Valley Scenic 

Tour Route  
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Average Spending of Trail Users at Oregon State Parks, Dollars ($) per Party per Trip  

Spending Categories Non-Local 

Day User 

Non-Local 

Overnight 

User 

Local Day 

User 

Local 

Overnight 

User 

Non-

Primary 

Purpose 

Lodging $0.00 $34.36 $0.00 $13.82 $41.90 

Camping $0.00 $44.75 $0.00 $28.26 $22.60 

Restaurant $14.88 $31.35 $6.17 $12.03 $31.96 

Groceries $2.87 $45.70 $3.74 $43.97 $22.00 

Gasoline $15.61 $45.00 $8.85 $32.53 $32.78 

Entry Fees $3.79 $8.90 $3.53 $11.71 $5.85 

Recreation & Entertainment $0.05 $1.63 $0.33 $8.38 $2.56 

Souvenirs & Other Exp. $1.14 $7.66 $1.50 $4.91 $11.91 

Total $38.34 $219.35 $24.12 $155.61 $171.56 

Source: Oregon State University, 2015, òSpending and Economic Activity from Recreation at Oregon State Park Propertiesó 

Stub Stewart State Park 

Stub Stewart State Park is approximately 1,673-acres and located about 10 miles along the Banks-Vernonia Trail 

from the Banks trailhead. Activities on offer include camping, hiking, picnicking, horse riding, biking, and wildlife 

viewing and photography. The wide range of activities and onsite amenities attract almost 63,000 annual 

overnight users and 347,000 annual day users. Per Oregon State Universityõs spending and economic activity 

report (shown below), this equates to annual spending of between $11 million and $11.7 million for day users 

and between $10.7 million and $13 million for overnight users.  

Average Spending of Visitors to Oregon State Parks , Dollars ($) per Party per Trip  

Spending Categories Non-Local 

Day User 

Non-Local 

Overnight 

User 

Local Day 

User 

Local 

Overnight 

User 

Non-

Primary 

Purpose 

Lodging $0.00 $13.95 $0.00 $11.26 $13.25 

Camping $0.00 $62.16 $0.00 $47.73 $42.46 

Restaurant $10.49 $16.80 $8.14 $11.79 $34.80 

Groceries $4.84 $56.31 $5.82 $55.67 $41.33 

Gasoline $12.67 $41.22 $12.49 $27.55 $50.11 

Entry Fees $5.34 $13.32 $4.27 $8.79 $7.06 

Recreation & Entertainment $0.36 $2.41 $0.65 $4.85 $6.32 

Souvenirs & Other Exp. $0.06 $2.37 $0.34 $4.01 $13.79 

Total $33.76 $208.54 $31.71 $171.65 $209.12 

Source: Oregon State University, 2015, òSpending and Economic Activity from Recreation at Oregon State Park Propertiesó 

 

While Oregon State Universityõs report shows the revenue generating ability of the regionõs parks and trails, it 

does not indicate the locations in which this expenditure is occurring. A 2014 study titled the òEconomic 

Significance of Cycling on Oregon Scenic Bikewaysó focused on the economic impact of cyclists (as opposed to 

all users).  

There were 12,200 total bicycle rides on the Tualatin Valley Scenic Bikeway (which includes the Banks-Vernonia 

Trail) in 2014, including 2,600 overnight trips. This is second only to the Willamette Valley Scenic Bikeway in 
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terms of total rides, and first in terms of day rides with one-quarter of all day rides in the state on scenic 

bikeways.  

Despite the high usage numbers, the results of the study suggest that most of the users (and the associated 

revenue) is bypassing Banks. According to the report, one-quarter of day users to the Tualatin Valley Scenic 

Bikeway stayed or visited Banks, and only four percent of overnight users. 

Economic analysis indicates that travelers spend an average of $104 per day along Scenic Byways, which directly 

benefits rural businesses and workforces. (Source: Travel Oregon). 

Based on information from Oregon State University research, it is anticipated that local users spend the 

following amount annually. If a capture rate of 50% is assumed for the City of Banks, as it is the only other major 

city at the two trail heads and near the State Park. Approximately one-third of this spend is on restaurant uses. 

Attraction Low Spend High Spend 

Stub Stewart (local day trip) $11 million  $11.7 million 

Stub Stewart (overnight trip) $10.7 million  $13 million 

Banks-Vernonia Trip (local day trip) $900,000  $1.4 million 

Total  $22.6 million $26.1 million 

Banks Total  $11.3 million $13 million 

 

Real Estate Overview 
The closest hotels to Banks are each in Forest Grove, approximately 7 miles away: 

¶ The Grand Lodge, operated by McMenamins opened in 2000 and has 90 rooms, including both 

traditional suites and European style accommodations with shared bathrooms.  

¶ Americas Best Value Inn opened in 1994 and has 40 economy-scale rooms. 

¶ Best Western University Inn and Suites opened in 1999 and has 54 midscale rooms. 

¶ Forest Grove Inn opened in 1990 and has 20 economy-scale rooms. 

The hotel inventory closest to Banks is geared toward a budget sensitive customer with economy and midscale 

options. The Grand Lodge, is a unique lodging experience and while it is an affordable option for budget 

sensitive travelers, it also has a broader appeal to fans and followers of the McMenamins brand and for 

adventurous travelers who seek out unique experiences and arenõt concerned about modern amenities. The 

Grand Lodge recently remodeled, increasing the number of rooms with private bathrooms.  

The closest hotels to Banks do not include any options above midscale. If the catchment area is widened by 

three miles, upper-midscale and upscale options like the Larkspur Landing, The Holiday Inn Express and the 

Residence Inn enter the picture. These properties are geared toward business travelers frequenting Intel and 

tech business in Hillsboro. 

To accurately measure the performance of the market, Embarcadero Consulting commissioned a report by 

Smith Travel Research that provided rates and occupancies of our selected òcomp setó. 

Embarcadero Consulting selected the following four hotels for our òcomp setó due to proximity to Banks, 

availability via Smith Travel Research statistics (many independent hotels like the Forest Grove Inn donõt report), 

with sufficient numbers of years to look at 5 years of report, and to most closely match their estimation of the 

range of lodging choices desired by current Banks demand generators: 
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¶ The Best Western University Inn & Suites in Forest Grove 

¶ The Grand Lodge in Forest Grove 

¶ The Comfort Inn near the Hillsboro Airport, and 

¶ The Larkspur Landing near the Ronler Acres Intel Campus 

The report provided the combined average guestroom rates and occupancies for the last 4 years: 

 

The 10% drop in occupancy between 2016 and 2017 is notable and indicates: 

1) That a significant number of customers of these properties closest to Banks have become customers of 

the newer properties further northeast in Hillsboro; and, 

2) There is a significant oversupply of rooms in the western portion of Washington County. 

3) These four hotels were able to absorb the addition of 271 rooms in 2014, but not the 393 rooms in õ16 

and õ17; and they are particularly not well positioned to absorb the 80 rooms under construction, as 

well as the 300 rooms in various stages of development. 

In sum, Hillsboro has seen a flurry of hotel development, including:  The Embassy Suites and Hampton Inns, 

totaling 271 guestrooms opened in 2014; a Residence Inn, Holiday Inn and Aloft opened in 2016 and 2017, 

totaling 393 guestrooms; a Staybridge Inn and suites under construction. This represents a large increase in 

supply, in a short period of time. Western Hillsboro has been significantly overbuilt, decreasing regional demand 

for rooms. Additionally, the economy is booming, unemployment is low, and many skilled construction workers 

left the trades during the great recession. Therefore, hotel construction is both more expensive and takes longer 

than in normal circumstances due to an undersupply of subcontractors. Some prospective projects have seen 10 

-20% year-on-year increases in development costs. 

Because of the oversupply of the regional market and high costs of construction, a hotel in Banks is not viable at 

this time.  However, given the exceptional quality of the tourism assets and the demographic trends, Banks is 

well positioned in the next 10-15 years, to attract the development of a nice, limited service hotel, or a cross 

between a hotel and a vacation rental.  The ideal product would be an upper midscale to upscale, 20-35 room 

vacation rental/Airbnb facility to take advantage of maximum stakeholders including wine and cyclists, who 

prefer authentic, boutique local experiences. A downtown location, walkable to restaurants and shops is highly 

preferred. 

Recommended Actions  
¶ Encourage formation of a farmerõs market tied to nearby farms and wineries to promote the brand of 

Banks.  The market should ideally be organized and managed by the vendors so that it remains 

sustainable without depending on city resources.  

¶ Support all efforts to improve regional bike trail systems and encourage small business development of 

bike related retail and services. 
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¶ Adopt a Transient Occupancy Tax for all overnight lodging options, and registration and minimal 

regulation for private lodgings including Airbnb and others. 

¶ Identify and, if possible, acquire a suitable site for a hotel along Main Street.  

¶ Develop opportunities for incentives to the hotel development team, these could include: temporary 

Transient Occupancy Tax Rebates, and reductions in permitting costs, which provide significant lift to a 

development, but do not rely on monies from local taxpayers. 

¶ Develop a clear and straightforward entitlement process. 
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SITE DEVELOPMENT  
With the City and Scott Edwards Architects (SEA), LCG identified the area surrounding the Banks Road-Highway 

47-Main Street intersection as the area to be explored for potential site redevelopment, for several reasons.  

It is a key ògatewayó for those arriving via car and bicycle to Banks. It includes some the oldest structures on 

Main Street, where many retailers and restaurants are already located and there is potential for more. And it is a 

key location where the City can build on its most distinctive tourist offeringñthe Banks-Vernonia Trailhead, and, 

in the future, the trailhead for the planned 86-mile Salmonberry Trail.  

 

As a part of this work, SEA prepared renderings of the potential intersection redesign and adjacent properties, 

as shown below. As of mid-2019, Washington County and its stakeholders are continuing to evaluate several 

different potential future intersection improvements. A roundabout appears to be the preferred alternative, but 

an intersection is also possible. In the absence of final designs, SEA based its drawings on Washington countyõs 

published roundabout designs to date.  
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SEAõs concept designs for one of the sites (northwest corner of the ògateway intersectionó) are shown below. 

The designs follow the Cityõs existing comprehensive plan and zoning code regulations, and the Cityõs design 

aspirations for attractive, historic architecture on and near Main Street.  

 

SEA reviewed historic design precedents from around the State, shown below. These buildings provide 

inspiration for what future, new buildings, could look like.  
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The image below shows how the future gateway intersection and adjacent structures could look to motorists 

entering Banks from the North (Highway 47). At left is a flexible structure that could be built at the State of 

Oregonõs trailhead site; this could provide cover for bicyclists at the beginning or end of their rides, contain 

seating, bathrooms and other practical amenities, and could host food carts or trucks on a seasonal or 

permanent basis.  
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Pro Forma Financial Analysis  
In order to evaluate the financial feasibility of property development/redevelopment adjacent to a redesigned 

intersection, LCG prepared pro forma financial analyses showing the estimated costs, revenues, and rates of 

return, using several alternative assumptions. This section describes LCGõs financial analysis.  

The financial analysis begins with a òdevelopment programóñthe site area, floor area of residential and 

commercial development, parking, and other metrics that quantify the project under consideration. This 

development program is shown below and is based on SEAõs concept drawings for the northwest corner of the 

gateway intersection. One difference between LCGõs development program assumptions and SEAõs drawing is 

thatñin order to keep the analysis as simple as possibleñwe did not consider the single-family home shown at 

the left of SEAõs drawing. We only evaluated the new, two story mixed-use building.  

 

Development Alternatives  

LCGõs four development alternatives are shown below. These represent changes to assumptions about key 

financial inputs and the application of public incentives to encourage the project. However, in all four 

alternatives, most key aspects of the development programñfor example, the amount of commercial, 

residential, and parking spaceñdo not change. The differences between the development alternatives are 

described below the figure.  

 

 

Development Assumptions Inputs Alternative

1 2 3 4

Baseline Rent Premium Rent Premium Rent Premium

of 25% BOLI Max BOLI Max

Public Support Public Support

No Plaza No Plaza

Tax Abatement

Current Property Size (SF) 15,000 15,000 15,000 15,000

Future Development Program

New Building (SEA Program)

Retail/Commercial SF 4,300 4,300 4,300 4,300

Residential SF 4,300 4,300 4,300 4,300

Total SF 8,600 8,600 8,600 8,600

Residential Efficiency 85%

Gross Leasable Area (GLA) - Res. 3,655 3,655 3,655 3,655

Average Area / Unit 5 units 730 730 730 730

Parking

Retail/Commercial 10 spaces 10 spaces 10 spaces 10 spaces

Residential 5 spaces 5 spaces 5 spaces 5 spaces

Total Spaces 15 spaces 15 spaces 15 spaces 15 spaces

Parking Area (SF) 5,250 5,250 5,250 5,250

Plaza with Public Art (SF) 5,000 5,000 5,000 5,000

Frontage Imp./Sidewalks (LF) 100 100 100 100
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Alternative 1. This alternative begins with estimated average market rents for retail and residential projects in 

the City of Banks, and then adds 10% to these rents in order to account for a ònew project premiumóñthe 

additional amount that the developer/owner of a new mixed-use project could charge, above the market 

average. The amount of rent the developer can charge for commercial and residential space is one of the most 

important inputs to their financial analysis. This is their source of revenue, which, when compared with cost, 

determined return on investment. LCG believes that a 10% premium for this new project is reasonable.  

Alternative 2. In this scenario, we apply a 25% rent premium. While it is also possible that a unique new project 

would outperform the market to this degree, it is an aggressive assumption, and many lenders will prefer to 

loan on the basis of the Alternative 1 assumption. Put simply, there may not be any òcompsó (comparable 

projects in relatively close proximity) that are earning this kind of rent; tenants may have less expensive and 

equally compelling options.  

In addition, it is arguable that a rent premium of this magnitude is justifiable for new, uniquely located 

commercial space, but not for the residential units. This is a busy location, it is untested for new multifamily 

units, and it is not a more mature downtown mixed-use/residential community like downtown Hillsboro.  

Alternative 3. In this scenario, we use the same rent premium as Alternative 2.  

We also assume that the City and/or other public agency partners invest $749,000 in the project. This 

investment may be in the form of a land purchase and reduced sale to developer (òland write downó); site 

preparation, demolition, and grading; construction of necessary infrastructure (e.g., frontage improvements, 

plaza, parking, other); or direct investment (for example, the City could òpurchaseó some expensive/diseconomic 

improvement, such as higher quality facades, an elevator, or other).  

We assume a $749,000 investment because, according to the State of Oregonõs Bureau of Labor and Industries 

(BOLI), any project that receives an investment of òpublic fundsó of $750,000 or more is defined as a òpublic 

work,ó and the builder must pay prevailing wage rates to construct it, and follow other aspects of prevailing 

wage rate (PWR) law. PWR increases the cost of construction significantlyñsome estimate a 20% increaseñand 

also increases red tape and compliance. Therefore, most private developers avoid public wage rate projects, 

and the BOLI threshold is an important one to consider. Additional details can be found here: 

https://www.oregon.gov/boli/WHD/PWR/pages/w_pwr_pwrbk.aspx  

The City should know that some public incentives may not be counted as òpublic fundsó and thus in some cases 

total public investment can exceed $750,000. For example, BOLI has stated that òwaivingó systems development 

charges (technically this usually means that a Cityõs urban renewal agency is paying SDCs to other departments 

such as transportation and parks) is not counted as an investment of public funds. And under certain conditions, 

when a city writes down (reduces) the sale price of a property, that is not considered an investment of public 

funds. BOLIõs application of PWR laws, however, appears somewhat inconsistent, and therefore there is a 

significant risk to developers and projects that a project will be required to pay PWR even if the public 

investment does not appear to exceed the maximum.  

In Alternative 3, we also remove the public plaza with art (estimated at $125,000) from the developerõs balance 

sheet. This could be built by the city, or not be built at all.   

Alternative 4. This scenario uses the same assumptions as Alternative 3 regarding rent, public investment, and 

public plaza.  

https://www.oregon.gov/boli/WHD/PWR/pages/w_pwr_pwrbk.aspx
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In addition, we assume that the City has adopted the Vertical Housing tax exemption program and applied it to 

the subject, which would reduce the projectsõ property taxes for a period of 10 years. Details can be found here: 

https://www.oregon.gov/ohcs/Pages/multifamily-housing-finance-vertical-housing.aspx  

Development Costs 

The estimated costs of development for the subject project are shown below. The costs vary depending on the 

alternative, since as described above, some alternatives assume public investments and the elimination of the 

plaza. Cells are colored green where one alternative differs from the previous alternative. The cost categories 

are land (acquisition), demolition and site preparation, and hard (construction) cost, soft costs (professional 

services, fees, other). We do not use a cost contingency here, though a contingency of 5 to 15% is often used. 

LCG bases its hard cost estimate on the RS Means construction cost database, and recent projects in the 

Portland region that we have been involved in.  

 

  

https://www.oregon.gov/ohcs/Pages/multifamily-housing-finance-vertical-housing.aspx


 

www.lelandconsulting.com    Banks ED Roadmap | Competitive Analysis  54  

 

Operating Revenue and Expenses   

The operating revenue and expenses for the subject project are shown below. Again, variations between the 

alternatives is shown by green cells; some alternatives assume a higher rent premium. Baseline rents (no 

premium) are based on CoStar data showing the average rent of retail and residential properties in Banks.   
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Return on Investment   

Return on investment for the subject project is shown below. We assign a value to the different project 

alternatives by starting with the projectõs net operating income (NOI, which is all revenues less operating 

expenses and vacancy) and dividing by the developerõs target rate of return. 

The target return rate is 125% of the local (Banks/Western Washington County) capitalization rate (cap rate). A 

cap rate represents the rate of return at which real estate buyers are purchasing local real estate that is built and 

occupied. We add a 25% developerõs premium to the cap rate in order to reflect the additional risk that real 

estate developers are taking on during planning, financing, construction, and lease-up of projects. The target 

rate of return for this project is 7.75%.  

This results in the developerõs maximum investment (or òproject valueó). If the project cost is less than the 

developerõs maximum investment, we view it as profitable and feasible. If the project cost is slightly more than 

the developerõs maximum investment, it could be value engineered or changed in order to make it feasible. If 

the project cost is significantly greater than the developerõs maximum investment, it is unprofitable and 

infeasible. The return on cost analysis is another way to look at the same numbers; a ROC of less than 7.75% is 

less than the target return.  
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Conclusion. This analysis indicates that the project is not feasible under any of the alternatives, although the 

funding gap is much smaller in Alternatives 3 and 4 ($226,000 and $216,000) than in 1 and 2 ($1.3 and $1.1 

million). This reflects the value of the rent premium and incentives described above, and the fact that the 

incentives do have the potential to move the needle and generate developer interest in a project that would not 

otherwise be of interest.   

This means that LCG does not believe that a typical developer would undertake the envisioned development, 

even if a series of relatively optimistic assumptions (e.g., 25% rent premiums) and public investments were 

applied.  

 

This said, atypical developers do exist. These may include individuals who are local and/or only partially 

financially motivated, who are willing to accept lower rates of return, who already own land in the subject are 

and are willing to contribute it at below-market value, etc. As a starting point, however, it is very useful to 

understand the perspective and calculations that informs the typical developer.  

Another incentive that could be offered by the City would be waiving System Development Charges (SDCs). 

Practically speaking, these are usually paid by an Urban Renewal Agency or other City fund, to the 

Transportation, Parks, and utility funds that are the intended recipients of SDCs. So, it is usually a fund transfer 

rather than a waiver. LCG does not believe this would fully close the gap on the above projects. The City is 

currently looking at reworking its SDC charges and current charges are not know. However, even assuming a 

waiver of $20,000 per unit for each of the five units in the project, this would close less than half the gap shown 

above.  

Development Challenges  

One may wonder why such development does not currently pencil in this locationñafter all, we do see this type 

of building elsewhere in the Portland metro region.  

One reason is that Banks has a weak multifamily housing market, when compared to other parts of the Portland 

region. The table below shows the 25 submarkets that CoStar defines within the Portland region. Rents in 
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òOutlying Washington County,ó the Banks-area submarket, are near the bottomñ22 out of 25 submarkets. All 

other things equal, developers are more likely to try to build their projects in one of the 21 submarkets with 

higher rent, since construction costs are about the same regionwide. Developers chase high-paying tenants and 

at the moment there is not strong evidence (via comparable developments and rents) that these tenants are in 

Banks. 

While land values (acquisition prices) do vary in the region, this location will have relatively high land acquisition 

prices, since either the City or developer must acquire an existing, occupied commercial property rather than 

undeveloped greenfield land.  

 

 

 

The tale of retail rents is relatively similar. In the map below, red boxes with bold black outlines show retail 

projects that have been built since 2011; red boxes with dotted black outlines indicate proposed (new) projects. 

The larger the box, the larger the project. No post-2011 retail has been built in the Banks retail market area. The 

new retail has been built in areas with bigger population and employment bases, closer to the center of the 

metro region.    
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Comparable Main Streets and Downtowns   
LCG reviewed the main street areas of several other comparable cities in order to learn development lessons 

that may be applicable to Banks. The first is Carlton, 

Oregon, located about 26 miles south of Banks on 

Highway 47, and pictured at right. Some notes are:  

¶ The population of both cities is about 2,000.  

¶ Carlton is just over an hour drive from central 

Portland, while Banks is only about a 30-minute 

drive. Therefore, it should be easier for most 

tourists to get to Banks than Carlton. Though 

Carlton does not seem to have a significant 

regional tourism presence, its identity, and 

particularly the identity of Main Street, have a 

strong association with wine production.  

¶ The heart of Carltonõs Main Street is about 650 feet 

longñabout two blocks. This provides enough 

distance for a walk that could take 5 minutes or an 

hour, depending on how many stops visitors make. 

It is also condensed enough that it can easily be 

explored on foot; it is not dispersed or spread out. 

It is very easy to identify where the main stores and 

attractions are.  

¶ Many tenants offer food and beverages; most 

appear oriented towards tourists, although they 

may appeal to locals as well. Tenants include the 

following: Restaurant: Comfort Food, outdoor 

seating; Bakery; Coffee Shop; Winery/Wine Tasting; 

Restaurant/Wine Bar: òGourmet nibbles;ó Coffee 

shop; Restaurant; Deli; Brewery/Restaurant; 

Winery/Wine Tasting; and Winery/Wine Tasting. 

There is also a City Park.  

¶ There are no ònewó buildings, i.e., built within the 

last 10 years. All of the above tenants occupy space 

in older buildings; some buildings are historic. All of 

the space has been provided via òadaptive reuseó of older buildings. While some buildings are multi-story 

and mixed-use, these all date from the early 20th century.   

¶ Main Street is part of Highway 47, and this may provide some models for how other cities have worked with 

ODOT to build main-street-appropriate pedestrian facilities on a route that also carries significant amounts 

of auto and freight traffic.  

¶ Carlton Crush Harvest Festival appears to be the cityõs biggest festival and brings many people to Main 

Street Carlton to celebrate the wine harvest in the fall. Most great main streets have at least one memorable 

festival/event. 



 

www.lelandconsulting.com    Banks ED Roadmap | Competitive Analysis  60  

 

Another city with a comparable main 

street is Baseline Drive in Parkdale, 

Oregon , pictured at right. Parkdale is 

86 miles from Portland and is located 

in the Hood River Valley in the midst of 

farms, orchards, and vineyards, with 

views of Mount Hood. The Cityõs 

population is 311, considerably smaller 

than Banks. The heart of Baseline Drive 

is about 700 feet long. This is about 

the distance from the Banks Road-

Main Street Intersection to Banks City 

Hall and is a reasonably concentrated 

core of commercial businesses and 

activities. Some notes are: 

¶ There is a broader diversity of 

commercial tenants. Some are 

clearly focused towards nearby 

residents (e.g., hardware store and 

grocery store), while others are 

more focused towards a tourist 

market (e.g., brewery, 

cider/winery, café, BBQ restaurant, 

museum). These tourist-oriented 

businesses, however, can provide great amenities for locals. There is also a gas station and park. 

¶ There is no ònewó commercial development; all tenants have been accommodated through adaptive reuse 

of older structures.  

¶ Several businesses do an exceptional job of providing a òdistillationó of the overall experience of being in 

the Hood River Valley amidst natural scenery and farmland. One of these is Solera Brewery, whose 

backyard opens up to views of orchards and Mount Hood. This creates a unique and memorable attraction, 

one that cannot be replicated in any other town and which should have long-term drawing power. The 

main street can be a jumping-off point to other destinations that are unique to this area, such as u-pick 

apple and pear orchards and the òFruit Loop.ó This creates a memorable interplay between the main street 

and surrounding area.  
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Beaverton, Oregon Grant Programs  

The City of Beaverton, Oregon has recently 

reinvested in a series of building-improvement 

grant programs. While it has offered some of 

these programs for many years, within the last 

few years, the City has increased its efforts to 

let private building owners know about them, 

ensure that they have staff who can oversee 

and serve as technical resources for the grants, 

and ensure it has grant funding when building 

owners apply. 

Such pre-development, façade, and tenant 

improvement programs are not unique to 

Beaverton. Many other cities in Oregon have 

such programs. However, Beaverton has 

realized numerous noteworthy successes via 

these programs in the last few years and 

therefore offers one model that Banks could 

emulate.  

According to Beaverton, 19 new restaurants 

have opened in or near the Cityõs historic core 

2018 and early 2019, in part due to the grant 

programs. Two buildings that received grants 

are shown at right: Ichabodõs (òbeforeó and 

òafteró images at top; and Ex Novo Brewery, at 

bottom). Ichabodõs was an existing business 

that saw its sales triple during the summer and 

double year-over-year after city-supported 

improvements were made. The front facade 

was made much more inviting by adding new 

doors, windows, and signage; repainting, and 

adding an outdoor landscaped seating area. 

The space now occupied by Ex Novo Brewery was a mattress store, located on SW Watson Avenue at one of 

the key entry points to Beavertonõs Old Town. There was little visibility into the building as signs were painted 

onto exterior windows. After interior and exterior renovations, a popular regional brewery filled the corner 

space. Ex Novo and other tenants pay rents that are significantly higher than those paid by the previous tenants, 

generating a strong return on investment for the building owners. Other new professional-service office tenants 

have rented other space in the building at higher rents, in part because the building now has a hip, fresh 

identity.   

  

  






