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Sunset View (West Banks) Comprehensive Plan Map 

Amendment and Zone Map Amendment  

Staff Report 

CPA 24-01 and ZMA 24-01  

August 7, 2024 

 

To:   City of Banks 

From:  Shayna Rehberg, Contract City Planner 

Through:  Jolynn Becker, City Manager 

Request for:  Comprehensive Plan Map Amendment (CPA 24-01) 

 Zoning Map Amendment (ZMA 24-01) 

  

Applicant:  Dave Cady, David Weekley Homes 

Location:  Tax Lots 2N4360000600  

Address:  42580 NW Cedar Canyon Road, Banks, OR 97108 

Zoning: Washington County Future Development 10 Acre (FD-10)  

 City of Banks Medium Density Residential-Low (MDR-L)  

Site Size: Approximately 30 acres 
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AGENCY COMMENTS 
• Attachment B City of Banks Engineering 

• Attachment C City of Banks Traffic Engineering 

• Attachment G Oregon Department of Transportation (ODOT)  

Note: These attachments are a subset of attachments of provided for the overall Master 

Planned Development application package that apply just to this proposal. Thus, there are gaps 

in some of the attachment lettering. 

 

EXHIBITS 
• Exhibit A Signed Application Form  

• Exhibit C Westside Development Agreement 

• Exhibit D Preliminary Plans 

• Exhibit E Neighborhood Meeting Documentation  

• Exhibit G West Banks Traffic Impact Analysis  

• Exhibit I West Banks Geotechnical Report  

• Exhibit L Water Modeling Fire Flow  

• Exhibit M Clean Water Services Service Provider Letter 

• Exhibit N Signed Service Provider Letters 

• Exhibit R Comp Plan and Zoning Map Legal Descriptions 

• Exhibit U Variance Request 

• Exhibit V Preliminary Floodplain Analysis 

• Exhibit X Master Planned Development Application Package Narrative 

• Exhibit Z June 25, 2024, Agency Comments/Resubmittal Memorandum 

• Exhibit CC 2009-2029 City of Banks Residential Land Needs Analysis 

Note: These exhibits are a subset of exhibits of provided for the overall Master Planned 

Development application package that apply just to this proposal. Thus, there are gaps in some 

of the exhibit lettering. 

 

FIGURES 
• Figure 1: Sunset View (West Banks) Concept Plan  

• Figure 2: Current and Proposed Comprehensive Plan and Zoning Designations 
 

TABLES 
• Table 1: Current and Proposed Zoning 

• Table 2: Existing and Planned Land Uses 
 

APPLICABLE BANKS ZONING AND LAND DIVISION STANDARDS 
• Comprehensive Plan Map Amendment and Zoning Map Amendment (Section 151.234 

and Sections 151.300-151.305) 
 

SUMMARY RECOMMENDATION 

Based on the findings of fact, Staff recommends approval of the Comprehensive Plan Map 

Amendment and Zone Map Amendment applications. 



Sunset View (West Banks) Comprehensive Plan and Zone Map Amendments Staff Report – 
CPA 24-01 and ZMA 24-01  

 

4 
 

Report Sections: 

I. Background       
II. Zoning Code Standards (Chapter 151) 
III. Recommendation   

 

BACKGROUND 
The Applicant submitted a Master Planned Development application package for the 

development of a residential subdivision at 42580 NW Cedar Canyon Road (Tax Lots 

2N4360000600 and 2N331BC05200), referred to as West Banks or Sunset View. The 

application package included requests for approvals of a Concept Plan and Detailed 

Development Plan (MPD 24-01), Comprehensive Plan Map and Zoning Map Amendments 

(CPA 24-01 and ZMA 24-01), Site Design Review (SDR 24-01), a Conditional Use for a park 

(CU 24-02), a Property Line Adjustment (PLA 23-01), two Minor Partitions (PAR 24-01 and PAR 

24-02), and a Subdivision (SUB 24-01).  

The primary focus of these applications is the development of 83 detached single-family 

dwellings and 61 attached single-family dwellings (townhomes), for a total of 144 new dwelling 

units. The proposed development would be constructed in three phases – spanning from 

roughly Spring 2025 to 2030. See Figure 1. 

 

Figure 1: Sunset View (West Banks) Concept Plan  
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The set of applications before the City Council is a subset of the application package noted 

above; the City Council is strictly reviewing and deciding the two legislative applications: the 

Comprehensive Plan Map Amendment and the Zone Map Amendment. These map 

amendments enable the development proposed in the Master Planned Development package 

for West Banks. The Planning Commission will make their recommendation to the City Council 

regarding the map amendments at their continued hearing on August 8, 2024.  

The current and proposed mix of Comprehensive Plan and Zoning Map designations are 

presented in Figure 2 and Table 1 below. The change in Comprehensive Plan Map designations 

that the applicant proposes is relatively minor. The change in Zone Map designations is more 

significant given the Washington County holding zone designation that currently applies to the 

site. It is important to note that while the lot fronting NW Main Street (Tax Lot 2N331BC05200, 

0.21 acres) is part of the proposed West Banks (Sunset View) development site, it is not part of 

the proposed map amendments. Its existing Comprehensive Plan Map and Zone Map 

designations of Medium Density Residential-Low (MDR- L) are not proposed to be changed. 

Figure 2: Current and Proposed Comprehensive Plan and Zoning Designations 

 

Table 1: Current and Proposed Zoning (Tax Lot 2N4360000600) 

Zoning Current Zoning Acres Proposed Zoning Acres 

FD-10 (Wash Co) 30.27 0 

MDR-L (City of Banks) 0 4.93 

HDR (City of Banks) 0 5.98 

MU (City of Banks) 0 8.42 

 I (City of Banks) 0 10.94 

Total 30.27 30.27 

 

The subject site for this proposal (Tax Lot 2N4360000600) was brought into the City of Banks 

Urban Growth Boundary (UGB) in 2011, when it was given the existing Comprehensive Plan 

Mag designations shown in upper image in Figure 2. However, it was not granted City zoning 
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until water supply shortages and issues could be addressed. With the determination of sufficient 

water supply by the Banks Water Department (Exhibit N), the Applicant was able to put forth this 

proposal, as well as the rest of the Master Planned Development package. 

The existing zoning of the site is Washington County Future Development 10-acre (FD-10). The 

FD-10 zoning designation is a holding zone intended to facilitate future development within the 

UGB. The existing Comprehensive Plan Map designations for the site are a combination of 

Medium Density Residential-High (MDR-H), High Density Residential (HDR), Mixed Use (MU), 

and Industrial (I), as shown in the upper image in Figure 2. The proposed zoning designations 

match the proposed Comprehensive Plan Map designations, and consist of a combination of 

MDR-L, HDR, MU, and I designations, as shown in the lower image in Figure 2. The proposed 

Comprehensive Plan Map designations are similar to existing Comprehensive Plan Map 

designations, with some differences that are discussed in more detail in the findings in this staff 

report. 

To the north of the site across NW Cedar Canyon Road are single-family dwellings and an 

automotive repair business. To the east lie several single-family dwellings and various 

commercial uses. To the south is the baseball field for Sunset Park, and to the west is a wetland 

mitigation area. See Table 2 for a list of these uses and their zoning.  

Table 2: Existing and Planned Land Uses 

Direction Zoning Existing Use 

North FD-10 (Wash Co) 2 single-family dwellings and an Automotive Repair 
shop with associated outbuildings 

South CF Privately owned recreational park with playground, 
baseball field, community hall, and racetrack 

East C / MDR-L Restaurants, auto body shop, veterinary clinic, single-
family residences, roofing company, building company 

West EFU (Wash Co) Green Banks Wetland Mitigation Bank 
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CHAPTER 151: BANKS ZONING CODE 

Type IV Procedure 
151.234 TYPE IV (LEGISLATIVE DECISIONS). 

A. Timing of requests. The City Council may establish a schedule for when it will accept 

legislative code amendment or plan amendment requests, or the City Council may 

initiate its own legislative proposals at any time, including zone changes required when 

property is annexed to the City of Banks. Legislative requests are not subject to the 120-

day review period under O.R.S. 227.178. 

B. Application requirements. 

1. Application forms. Legislative applications shall be made on forms provided by the 

City Planning Official. 

2. Submittal information. The application shall contain all of the following information: 

a. The information requested on the application form; 

b. A map and/or plan addressing the appropriate criteria and standards in 

sufficient detail for review and decision (as applicable); 

c. The required fee, except when the City of Banks initiates the request; 

and 

d. One copy of a letter or narrative statement that explains how the 

application satisfies each and all of the relevant approval criteria and 

standards; and 

e. Evidence of neighborhood contact, pursuant to § 151.236. 

FINDING: Pursuant to Section 151.302, the Comprehensive Plan Map Amendment and Zone 

Map Amendment are both legislative decisions processed through a Type IV procedure. The 

Applicant has submitted all required information described above for a Type IV procedure. This 

information can be found in the signed application forms (Exhibit A); Map Amendments figure 

(Figure 2 and Exhibit D, Sheet 3); the required fee; narrative (Exhibit X); and neighborhood 

meeting documentation (Exhibit E). Therefore, this requirement is met.  

 

C. Procedure. 

1. Hearings on legislative land use requests are conducted similar to City Council 

hearings on other legislative proposals, except the notification procedure for 

legislative land use requests must conform to state land use laws (O.R.S. 227.175), 

as follows: 

2. The city shall notify in writing the Oregon Department of Land Conservation and 

Development (DLCD) of legislative amendments (zone change, rezoning with 

annexation, or comprehensive plan amendment) at least 35 days before the first 

public hearing at which public testimony or new evidence will be received. The notice 

shall include a DLCD Certificate of Mailing. 

3. At least 20 days, but not more than 40 days, before the date of the first hearing on an 

ordinance that proposes to amend the comprehensive plan or any element thereof, 

or to adopt an ordinance for any zone change, a notice shall be prepared in 

conformance with O.R.S. 227.175 and mailed to: 

a. Each owner, resident or tenant whose property would be directly 

affected by the proposal, e.g., rezoning or a change from one 
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Comprehensive Plan land use designation to another, see O.R.S. 

227.186 for instructions; 

b. Any affected governmental agency; 

c. Any person who requests notice in writing; and 

d. For a zone change affecting a manufactured home or mobile home 

park, all mailing addresses within the park, in accordance with O.R.S. 

227.175. 

4. At least 10 days before the scheduled City Council public hearing date, public notice 

shall be published in a newspaper of general circulation in the city. 

5. For each mailing and publication of notice, the City Recorder shall keep an affidavit 

of mailing/publication in the record. 

FINDING: CPA 24-01 and ZMA 24-01 are Type IV applications and will be heard before the City 

Council following a recommendation from the Planning Commission. A summary of notice 

procedures is listed below: 

• The City notified the Department of Land Conservation and Development (DLCD) of the 

Comprehensive Plan Map and Zoning Map Amendments on June 25, 2024, 35 days 

before the first evidentiary hearing for the map amendments on July 30, 2024.  

• On July 10, 2024, 20 days before the first evidentiary hearing, the City notified  affected 

property owners and governmental agencies.  

• By August 3, 2024, the City had a public notice published in a newspaper of general 

circulation in Banks regarding the August 13 City Council hearing.  

• The City Recorder holds record of the affidavits for mailings and publications.  

The City is following proper procedures for notifications of a Type IV procedure.  

Therefore, this requirement is met.  
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(CPA 24-01) and (ZMA 24-01) Comprehensive Plan and Zoning Map Amendment 
151.301 AUTHORIZATION TO INITIATE AND APPROVE AMENDMENTS. 

An amendment to the Comprehensive Plan text or map, and/or to the text or zoning map of this 

title may be initiated by the City Council, by the Planning Commission, or by application of a 

property owner or their authorized agent. 

FINDING: The application package has been submitted by the purchaser/developer of the 

subject properties. Signed land use applications have been submitted, and are included in this 

report as Exhibit A.  

 

151.302 PROCEDURE. 

A. Except for corrections, amendments to zoning code text are legislative (Type IV). 

B. Amendments to the Zoning Map that affect only one parcel are Type III actions. 

Amendments to the Zoning Map that affect more than one parcel are Legislative (Type 

IV) actions. 

C. Amendments to the Zoning Map that require an amendment to the Comprehensive Plan 

are legislative (Type IV) actions. 

D. Amendments that do not meet the criteria under divisions (A) through (C) may be 

processed as quasi-judicial amendments, pursuant to the Type III procedure. 

FINDING: As stated above, the Comprehensive Plan Map Amendment and Zoning Map 

Amendment are subject to the Type IV legislative procedure established in the Banks Zoning 

Code. The Zone Map Amendment requires and includes a Comprehensive Plan Map 

Amendment. Thus, the map amendments are legislative (Type IV)actions. 

 

151.303 CRITERIA. 

Planning Commission review and recommendation, and City Council approval, of an ordinance 

amending the Zoning Map, Zoning Code, or Comprehensive Plan shall be based on all of the 

following criteria: 

A. If the proposal involves an amendment to the Comprehensive Plan, the amendment 

must be consistent with the Statewide Planning Goals and relevant Oregon 

Administrative Rules; 

FINDING: See findings below for consistency of the proposed map amendments with applicable 

Oregon Statewide Planning Goals and associated Oregon Administrative Rules.  

----------- 

Oregon Statewide Planning Goals  

The proposed Comprehensive Plan Map and Zone Map Amendments comply with the 

applicable Statewide Planning Goals and associated Oregon Administrative Rule requirements 

as presented below.  

GOAL 1: CITIZEN INVOLVEMENT- To develop a citizen involvement program that ensures the 

opportunity for citizens to be involved in the planning process.  



Sunset View (West Banks) Comprehensive Plan and Zone Map Amendments Staff Report – 
CPA 24-01 and ZMA 24-01  

 

10 
 

FINDING: Goal 1 requires public participation at all levels of land use planning processes. This 

application for map amendments – a Type IV procedure – requires neighborhood outreach. A 

neighborhood meeting was held on October 26, 2023, as evidenced in Exhibit E. The meeting 

provided the opportunity for the community to give feedback on the preliminary design of the 

development that require these map amendments.  

Through Type III and Type IV procedures, the City of Banks has provided written notice of the 

proposed map amendments to DLCD, and public notice of the entire application package has 

been mailed to each affected and neighboring property owner and affected government 

agencies, with information on how to provide comments during the required public hearings. 

Notice of the proposed map amendments has also been published in a local newspaper of 

common circulation in Banks.  

The proposed amendments are consistent with Goal 1.  

 

GOAL 2: LAND USE PLANNING- To establish a land use planning process and policy 

framework as a basis for all decisions and actions related to use of land and to assure an 

adequate factual base for such decisions and actions.  

FINDING: Goal 2 requires jurisdictions to have a comprehensive land use plan and 

corresponding implementation regulations. These applications for Comprehensive Plan Map 

and Zone Map Amendments propose to amend the City’s zoning map as it relates to the subject 

property. Chapter 151 (Banks Zoning Code) acts as the implementing regulation, and the 

proposed Comprehensive Plan Map and Zone Map Amendments are required to follow the 

guidelines and criteria set forth in the code. The proposed map amendments are being 

processed via a Type IV procedure and the rest of the West Banks application package is being 

processed by a Type III procedure. Consistency of the proposed map amendments with 

applicable criteria is addressed in this report, and consistency of the other applications for this 

site with applicable criteria are addressed in the staff report to the Planning Commission. 

Concurrent and subsequent land use applications must adhere to the proposed map 

designations, granted approval of the map amendments.  

The proposed amendments are consistent with Goal 2.  

 

GOAL 5: NATURAL RESOURCES, SCENIC AND HISTORIC AREAS, AND OPEN SPACES - 

To protect natural resources and conserve scenic and historic areas and open spaces. 

FINDING: The subject site is not located in a City Historic Overlay Zone. The site does not 

contain historic resources listed in the City’s Comprehensive Plan inventory. As addressed in 

the Conditions of Approval in the Planning Commission  staff report for the development 

proposal, if any potential cultural resources are discovered in the course of development, work 

must be stopped immediately and the Applicant, Owner, or their Contractors and 

Representatives must notify the Oregon State Historic Preservation Office, the Confederated 

Tribes of the Grand Ronde, the Washington County Coroner, and the City of Banks City 

Manager, as appropriate. Failure to do so could result in felony charges, imprisonment, and/or 

fines.  
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The site is located next to a wetland mitigation bank, and a small portion of the site falls within 

what the FIRM currently identifies as the 100-year floodplain. However, the floodplain will be 

shifted to the west with grading proposed in other applications in the Master Planned 

Development package. Conditions of Approval in the Planning Commission staff report address 

the Letter of Map Change (LOMC) and Letter of Map Revision Based on Fill (LOMR-F) that the 

Applicant must obtain from FEMA. However, no development is proposed or permitted with 

these map amendment applications.  

The proposed map amendments will facilitate the creation of a regional trail and stormwater 

facilities along the site’s western boundary, providing linear open space and a natural buffer for 

the wetlands to the west, as well as minimizing the amount of development that will occur in the 

floodplain. Establishing the trail will help retain views of the adjacent wetlands and will include 

interpretive signage, benches, and overlooks. A public park is also proposed to create a 

neighborhood gathering space and open space amenity that is integrated with the native 

vegetation and features of the surrounding area. It will include an amphitheater to provide more 

viewing opportunities of the wetlands.  

Therefore, these amendments are consistent with Goal 5. 

 

GOAL 6: AIR, WATER AND LAND RESOURCES QUALITY - To maintain and improve the 

quality of the air, water and land resources of the state. 

FINDING: While the map amendments do not involve any development themselves, they 

support the proposed West Banks (Sunset View) Master Planned Development, which will 

include a stormwater management system for treating runoff. This system will serve not only the 

site but adjacent properties to the east.  

The proximity of the development that requires these map amendments to the center of town 

will reduce potential trips by car, which can reduce the impact that vehicle traffic can have on 

air, water, and land quality. The development will also supply open space – in the form of a 

public park and a trail – to the City. The proposed development enabled by the map 

amendments will make efficient use of land in providing both housing and significant park and 

open space.  

The amendments are consistent with Goal 6. 

 

GOAL 7: AREAS SUBJECT TO NATURAL HAZARDS - To protect people and property from 

natural hazards. 

FINDING: The proposed amendments do not involve development themselves, but allow for the 

development proposed in the rest of the Master Planned Development application package. As 

part of the application package, the Applicant submitted a Geotechnical Report (Exhibit I) that 

confirms the site is suitable for development and does not contain any geologic hazards. The 

report provides design recommendations that the Applicant will follow, as documented in 

Conditions of Approval in the Planning Commission staff report.  
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The Applicant has also provided a Floodplain Assessment (Exhibit V), which addresses small 

portions of the site containing 100-year floodplain. The development that these map 

amendments will enable will make no discernable impact on the field-verified base flood 

elevation.  

The amendments are consistent with Goal 7. 

 

GOAL 8: RECREATIONAL NEEDS - To satisfy the recreational needs of the citizens of the 

state and visitors and, where appropriate, to provide for the siting of necessary recreational 

facilities including destination resorts. 

FINDING: The proposed amendments do not involve development, but they support the Master 

Planned Development that includes a public park and trail, which make up 25% of the site’s 

buildable land. The proposed park and trail are identified as needs in the recently adopted 2023 

Banks Parks and Recreation Master Plan.  

The development includes a 0.89-acre neighborhood park, The park will be dedicated to the 

City and will include active recreation facilities such as a nature play area for 2-12-year-olds, an 

open field, a dog park, a combination pickleball/basketball court, swings, and cornhole; and 

more passive recreation opportunities such as chess and checkers tables, benches, picnic 

tables large enough for parties of 5-10 people (including covered/shaded tables), and an 

amphitheater with a sheltered stage area. The park will serve the proposed development and 

the community, so that it will help meet park and recreation needs citywide. 

The trail will ultimately provide connections to significant regional amenities including the 

existing Banks-Vernonia Trail and the developing Salmonberry Trail to the north, and to the 

future extension of the Council Creek Trail to the south.  

Therefore, the amendments are consistent with Goal 8. 

 

GOAL 9: ECONOMIC DEVELOPMENT- To provide adequate opportunities throughout the state 

for a variety of economic activities vital to the health, welfare, and prosperity of Oregon’s 

citizens.  

FINDING: Goal 9 requires local governments to have a suitable amount of land to provide for 

economic growth, which is typically focused on major industrial and/or commercial 

developments and a supply of land ready for local investment. These proposed Comprehensive 

Plan Map and Zone Map Amendments would convert land zoned Washington County FD-10 to 

City of Banks residential and industrial zoning designations.  

The 2016 Banks Economic Development Strategic Plan identified the need for industrial sites 

ranging in size from 0.5 to 5 acres, as well as larger sites that can be divided. Land proposed for 

Industrial zoning on the subject site is 10.92 acres, which is an adequate amount of land to 

provide either one larger site or to be divided to create smaller parcels, if desired. This would 

allow a number of permitted General Industrial uses suitable for this zone, and help the site 

maintain industrial and employment opportunities near NW Main Street, adding jobs and 

economic activity in close proximity to the city’s center. Additionally, adjustments in areas of the 
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site proposed to have Industrial Comprehensive Plan designations result in a public benefit for 

the City and its population, through the provision of one acre of Industrial land to be used for a 

Water Treatment Facility. This constitutes an investment in local infrastructure and will support 

additional development in the city.  

Therefore, the proposed amendments are consistent with Goal 9.  

 

GOAL 10: HOUSING- To provide for the housing needs of citizens of the state. 

FINDING: Goal 10 requires cities to inventory and plan to meet and enhance the housing needs 

of its citizens. The City of Banks expanded its UGB in 2011 and included the 2009-2029 

Residential Land Needs Analysis in the UGB amendment findings. The analysis identified a 

projected need for 984 new single-family detached and attached housing units by 2029 (Exhibit 

CC).  

These map amendments – along with requested reductions in minimum lot sizes, widths, and 

setbacks in other applications in the Master Planned Development application package – will 

allow for the provision of 83 detached single-family dwellings and 61 attached single-family 

dwellings on this constrained development site. These homes will add variety to the current 

housing stock in the city and will help the City meet a significant part of its housing goal.  

Therefore, the proposed amendments are consistent with Goal 10. 

 

GOAL 11: PUBLIC FACILITIES AND SERVICES- To plan and develop a timely, orderly, and 

efficient arrangement of public facilities and services to serve as a framework for urban and 

rural development.  

FINDING: Goal 11 requires the provision of adequate public facilities within a jurisdiction. These 

Comprehensive Plan Map and Zone Map Amendments will help facilitate the provision of one 

acre of Industrial-zoned land to be used by the City for a Water Treatment Facility. This facility 

will add to the City’s inventory of public facilities and will support additional development in the 

city.  

The development resulting from the map amendments will provide public facilities and utilities in 

accordance with City code, regulations, and master plans in a timely, orderly, and efficient 

arrangement in coordination with the City and relevant service providers. See Exhibits D, M, and 

N for preliminary plans and Service Provider Letter documentation, in addition to Conditions of 

Approval from Clean Water Services (CWS) in the Planning Commission staff report. 

The proposed amendments are consistent with Goal 11.  

 

GOAL 12: TRANSPORTATION- To provide and encourage a safe, convenient, and economic 

transportation system.  

FINDING: In accordance with Goal 12, Banks has a recently updated Transportation System 

Plan (TSP). The TPR (OAR 660-012) guides what must be addressed in a TSP as well as in 

amendments to comprehensive plan and zoning designations. The compliance of the proposed 
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Comprehensive Plan Map and Zone Map Amendments with the TPR is addressed later in this 

section.   

The Applicant has provided a Traffic Impact Analysis (TIA) that details traffic impacts of the new 

development and proposed mitigation. Vehicle and Pedestrian Circulation Plans are also 

provided in the plan set (Exhibit D, Sheets 14.1 and 14.2). These map amendments do not 

involve development; however, as demonstrated in the Planning Commission report, the 

proposed and recommended improvements to intersections at NW Cedar Canyon Road and 

NW Main Street, a new North/South Collector (A Street), the NW Wilkes Street extension, and 

new local internal roads comply with Goal 12.  

The amendments are consistent with Goal 12. 

 

GOAL 13: ENERGY CONSERVATION- To consider the effects of Comprehensive planning 

decisions on energy consumption.  

FINDING: Goal 13 emphasizes the importance of how land use decisions within the city impact 

energy use and of planning for efficient growth that will help conserve the City’s energy and 

resources over time. These Comprehensive Plan Map and Zone Map Amendments alter the 

zoning of the subject property to allow for a proposed development located close to NW Main 

Street and its facilities and businesses. The proximity to other destinations and the pedestrian 

circulation network will facilitate more trips by walking or bicycling, thereby saving fuel that 

would be used for driving. Trails, bike lanes, and sidewalks within the proposed development 

that connect to NW Main Street will encourage active transportation options, thereby reducing 

energy consumption. The density of the housing also encourages more sustainable energy 

consumption because some dwelling units are located in attached townhomes and on smaller 

lots as allowed by the Master Planned Development process.  

Therefore, the proposed amendments are consistent with Goal 13.  

 

GOAL 14: URBANIZATION- To provide for an orderly and efficient transition from rural to urban 

land use, to accommodate urban population and urban employment inside urban growth 

boundaries, to ensure efficient use of land, and to provide for livable communities.  

FINDING: Tax Lot 2N4360000600 – the subject site for these map amendments –was brought 

into the Banks UGB in 2011 and annexed into the city in 2017, when it was planned for both 

residential and industrial use (given residential and industrial Comprehensive Plan Map 

designations). The lot currently carries the Washington County zoning designation of Future 

Development - 10 Acres (FD-10), which is an interim zoning district intended to facilitate future 

development for rural land. The proposed Comprehensive Plan Map and Zone Map 

Amendments would result in 10.94 acres for future industrial use and 19.11 acres for residential 

use, consistent with employment land and housing needs identified in reports addressed under 

Goal 9 and Goal 10 findings. The amendments facilitate the City’s ability to acquire a location 

for a planned water treatment facility, which in turn enables orderly and efficient development of 

the property for planned land uses.  

Therefore, the proposed amendments are consistent with Goal 14. 



Sunset View (West Banks) Comprehensive Plan and Zone Map Amendments Staff Report – 
CPA 24-01 and ZMA 24-01  

 

15 
 

---------- 

B. The proposed change is consistent with and supportive of the Comprehensive Plan 

goals, objectives, and policies (the Comprehensive Plan may be amended concurrently 

with proposed changes in zoning); 

FINDING: The City of Banks Comprehensive Plan identifies goals and policies for the City to 

implement in land use decisions that affect long-range planning. While the Plan was last 

comprehensively updated in 1989, it has undergone targeted amendments since then and it still 

provides needed guidance on policy and land use decisions. This includes guidance for 

applications such as Comprehensive Plan Map and Zoning Map Amendments. Relevant 

Comprehensive Plan goals, objectives, and policies are addressed in the following findings. 

---------- 

Comprehensive Plan Goals  

1. Citizen Involvement 

Goal: To promote a program of citizen involvement which facilitates the flow of 

information and ideas between the City and its residents, and ensures the opportunity for 

citizen involvement in the planning process.  

Objective: Employ a variety of methods of informing citizens and obtaining their opinions 

and attitudes on matters relative to the planning and decision making process (i.e. 

questionnaires, public hearings, and advisory committees).  

Policies:  

3. The development code will provide for citizen involvement opportunities in current 

planning decisions through notification and public hearing procedures. 

FINDING: The Applicant held a neighborhood meeting for the entire application package – 

including the proposed map amendments – on October 26, 2023. Documentation of the 

neighborhood meeting is included in Exhibit E. The City has also sent written notice to adjacent 

property owners regarding the Planning Commission hearing and posted notice of the City 

Council hearing in a newspaper, all in accordance with Type III and Type IV procedures. 

Interested parties have had and will have the opportunity to provide written or oral testimony 

regarding the map amendments to the Planning Commission and City Council at public 

hearings.  

Therefore, the proposed amendments are consistent with the goal, objective, and policy above.  

 

2. Land Use  

Goal: To provide a process and basis for decisions and actions related to the existing 

and future uses of land, and to ensure the orderly development of the City of Banks. 

FINDING: The proposed Comprehensive Plan Map and Zone Map Amendments do not involve 

development themselves but will facilitate the orderly development of the proposed Master 

Planned Development. The development that is predicated on these map amendments includes 
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new streets, parks, trails, utilities, and a mix of detached single-family homes and townhomes. 

In addition, land is set aside for future industrial use and a water treatment facility with the 

proposed map amendments. According to the City of Banks 2029 Residential Land Needs 

Analysis (Exhibit CC), there is a need for 803 detached single-family units and 181 attached 

single-family units. This development will provide a significant number of housing units – 83 

detached homes and 61 attached homes – to help meet an identified housing need for the city.  

These amendments are consistent with this goal.  

 

Objective: 

a. Land uses should be located to take advantage of existing public facility systems and 

physical features, and to minimize development costs. 

FINDING: The map amendments do not include development. However, Service Provider 

Letters from relevant utility and community services are included in the staff report as Exhibits M 

and N, and demonstrate adequate capacity for neighborhood services that will be required for 

development allowed by the proposed designations in the map amendments. The Applicant has 

coordinated meetings with CWS and ODOT to discuss design elements of the street 

improvements to ensure designs follow agency standards and match future planning.  

Therefore, the amendments are consistent with this objective. 

 

b. Land uses should be situated so as to achieve compatibility and to avoid conflicts 

between adjoining uses. 

FINDING: The subject site is currently zoned primarily FD-10, a Washington County holding 

zone designation, and has urban Comprehensive Plan land use designations from the City of 

Banks. The Comprehensive Plan Map and Zone Map Amendments propose to change land use 

designations as shown in Table 1. The map amendments do not involve development but will 

allow for development proposed in the rest of the Master Planned Development package, which 

includes single-family attached and detached residential units. These housing types will be 

compatible with the adjacent single-family residential uses in both scale and intensity of use, 

while providing higher-density attached housing that is consistent with the look and feel of 

existing single-family detached housing in the area.  

The proposed development allowed for by these map amendments will also not create conflicts 

with the wetlands or park uses to the west and south of the site. The inclusion of Industrial-

zoned land allows for potential employment land that will create job opportunities within the city 

near housing and other commercial activities. The proximity to other civic and cultural uses 

further improves the compatibility of the proposed residential development that would be 

allowed for by these map amendments.  

The map amendments are consistent with this objective. 

  

c. Development should occur in a manner which enhances community identity.  
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FINDING: The housing types that the proposed map amendments will allow for include 

detached single-family residential and townhome dwelling units. Many of the adjacent land uses 

are detached single-family dwellings. The mix of attached and detached units is a gradual 

increase in density next to the existing single-family detached residential uses.  

In addition, a neighborhood park is conditionally allowed for by the proposed map amendments. 

The park includes a variety of amenities and recreation opportunities. (The park will be 

conveyed to the City after development and be available to the general public.) A trail whose 

development is also supported by the proposed map amendments will connect to the City’s 

robust and growing regional trail system.  

Creating more opportunities for housing and recreation will create a sense of place for West 

Banks that will be well-integrated with neighboring existing development, as well as neighboring 

natural resources.  

Therefore, the amendments are consistent with this objective. 

 

d. Opportunities for a variety of land uses should be provide commensurate with 

population growth and demonstrated need.  

FINDING: The single-family detached and attached housing, enabled by the proposed map 

amendments, will help meet City housing needs. According to the Residential Land Needs 

Analysis that supported the 2011 UGB expansion, a need for approximately 803 single-family 

detached and 181 single-family attached units was projected for 2009-2029 (Exhibit CC). These 

map amendments will enable the provision of 144 new single-family homes (attached and 

detached) for the City of Banks. Park and open space, as well as future industrial use, enabled 

by these map amendments round out the range of land uses that will be provided just on this 

site.  

Therefore, the amendments are consistent with this objective. 

 

e. Uses of land which have an adverse effect on the environment should be regulated 

consistent with the state and federal guidelines. 

FINDING: The proposed map amendments do not include development; however, they allow for 

development with no expected adverse effects on the adjacent wetlands or other natural 

resources.  

Regarding floodplain, in particular, the Applicant verified base flood elevations on the site that 

are different than what is shown in the federal Flood Insurance Rate Map (FIRM) for the area. 

Responses that the Applicant has provided to criteria in Sections 151.367-151.380 in the 

Planning Commission staff report explain how the Applicant will subsequently modify the 

floodplain location after the proposed grading and development is completed. The development 

will have negligible floodplain impacts on the site. The Applicant will secure a LOMC and 

LOMR-F prior to the release of building permits, as noted in Conditions of Approval in the 

Planning Commission staff report. 
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The Applicant shall follow relevant local, state, and federal laws regarding environmental 

protection, and obtain all necessary permits, also as noted in the Conditions of Approval.  

The proposed map amendments are consistent with this objective. 

 

Policies:  

6. Requests for plan and zoning map amendments must demonstrate compliance with 

the goals, objectives and policies of the Comprehensive Plan, and with the criteria and 

procedures in the Development Ordinance. 

FINDING: As addressed in the findings in this section, the narrative, plans, and supporting 

exhibits submitted for the requested map amendments demonstrate compliance with applicable 

Development Ordinance and Comprehensive Plan requirements.  

Therefore, the amendments are consistent with this policy.  

 

5. Open Space, Scenic and Historic Areas, and Natural Resources  

Goal: To protect and enhance through proper use and development the open spaces, 

and scenic and historic areas, and natural resources of the area. 

FINDING: See the findings of consistency with Statewide Goal 5 earlier in this report. 

These amendments are consistent with this goal. 

 

6. Air, Water, and Land Resource  

Goal: To maintain and improve the quality of the air, water, and land in the Banks area. 

FINDING: See the findings of consistency with Statewide Goal 6 earlier in this report. 

The map amendments are consistent with this goal.  

 

7. Areas Subject to Natural Disasters and hazards 

Goal: To protect life and property from natural disasters and hazards. 

FINDING:  See the findings of consistency with Statewide Goal 7 earlier in this report. 

The proposed amendments are consistent with this goal. 

 

8. Recreation  

Goal: To provide programs and facilities to meet the recreational needs of area residents 

and visitors. 



Sunset View (West Banks) Comprehensive Plan and Zone Map Amendments Staff Report – 
CPA 24-01 and ZMA 24-01  

 

19 
 

FINDING: The proposed map amendments themselves do not involve development, However, 

the Master Planned Development supported by the proposed map amendments includes a 

public park and trail that makes up 25% of the development site. The proposed park and trail 

are identified as needs in the recently adopted 2023 Parks and Recreation Master Plan. Park 

and Open Space Plans are provided in Exhibit D. The trail will ultimately provide connections to 

significant regional amenities including the existing Banks-Vernonia Trail and the developing 

Salmonberry Trail to the north and the future extension of the Council Creek Trail to the south.  

Therefore, the amendments are consistent with this goal. 

 

9. Economics  

Goal: To provide for the economic diversification and stability of the area.  

Objective: 

A balance should be achieved between commercial and industrial opportunities in the 

City. 

FINDING: The proposed Comprehensive Plan Amendment would reduce the designated 

industrial area of the subject site by a little less than 2 acres. This is permissible under action 

under OAR 660-009-0010, which allows cities to reduce their industrial land area by up to 2 

acres without reevaluating the status of their industrial land supply. However, given the very 

limited uses allowed in the Washington County FD-10 zone, the proposed Zone Map 

Amendment significantly increases the amount of industrial use possible on the site. 

The 2016 Banks Economic Development Strategic Plan identifies the need for industrial sites 

ranging in size from 0.5 to 5 acres, as well as the need for larger sites that can be divided. 

Given that roughly 10 acres are proposed for Industrial (I) designation (accounting for 

approximately one acre planned for a water treatment site), that is an adequate amount of land 

to provide one larger site or be divided to create smaller parcels, if desired. This would allow a 

variety of permitted industrial uses suitable for this zone, and help the site maintain industrial 

opportunities close to NW Main Street.  

As the Applicant noted, the proposed Comprehensive Plan and Zone Map Amendments do not 

alter the City’s commercial uses or land area. Further, providing walkable and ample housing 

adjacent to commercial and employment areas can provide more economic activity in the city’s 

central areas. 

Therefore, the proposed map amendments are consistent with this objective. 

 

Policies: 

2. The City will continually research and study the need for industrial/ commercial sites 

and maintain an inventory of such lands. 

FINDING: As stated above, the proposed Comprehensive Plan Map Amendment would reduce 

the overall amount of industrial land in the city by almost 2 acres, while the proposed Zone Map 

Amendment will greatly increase industrial opportunities on the site. The land zoned Industrial 
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on the subject site will be almost 11 acres (with one acre reserved for a water treatment facility), 

which is a sufficient size to provide a number of permitted uses for this zone. This will help 

maintain industrial opportunities close to NW Main Street and the center of the city.  

Therefore, the proposed amendments are consistent with this policy. 

 

4. The City will protect existing and planned industrial and commercial areas from 

encroachment by incompatible uses. 

FINDING: The proposed Comprehensive Plan Map and Zone Map Amendments preserve most 

of the existing industrial designation on land on the south end of the site. The amendments also 

establish a new 1-acre industrial designation for a part of the north end of the site planned for a 

water treatment facility per the Development Agreement (Exhibit C). 

The planned water treatment use will be compatible with surrounding existing uses given it is a 

very passive and unobtrusive public facility. Otherwise, the residentially focused designations 

proposed for the rest of the site will support (e.g., provide potential customers and employees) 

the neighboring commercial designations and uses, as well as planned industrial ones.  

Therefore, the proposed amendments are consistent with this policy. 

 

6. The City will encourage economic development and diversification by providing 

sufficient zoned, buildable, and serviceable land for industrial and commercial uses. 

FINDING: The subject site was brought into the UGB in 2011 to meet both residential and 

employment land needs, which resulted in the existing Comprehensive Plan Map designations 

that are a combination of residential and industrial. The proposed Comprehensive Plan Map and 

Zone Map Amendments retain at least 11 acres of land designated for industrial uses. As noted 

in previous findings, that amount of acreage will allow for one larger site or can be divided to 

create smaller sites, if desired. This would allow a variety of permitted industrial uses suitable 

for this zone, and help the site maintain industrial opportunities close to NW Main Street and the 

center of the city. The proposed Comprehensive Plan Map and Zone Map Amendments do not 

alter the City’s commercial uses or land area.  

Therefore, the proposed amendments are consistent with this policy. 

 

10. Housing  

Goal: To increase and improve the supply of housing commensurate with the 

community’s needs. 

FINDING: Before needed housing can be provided on the site, the existing Washington County 

FD-10 zoning must be replaced with City residential zoning, which is  a focus of the proposed 

Zone Map Amendment. The proposed Zone Map Amendment and Comprehensive Plan Map 

Amendment are similar to existing Comprehensive Plan Map designations, which are focused 

on residential designations, including MDR-L, HDR, and MU.  
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Single-family detached housing and attached housing are uses that will be enabled by the 

proposed map amendments. The amendments will, therefore, help meet City housing needs 

estimated in the 2009-2029 Residential Land Needs Analysis (Exhibit CC). The analysis 

estimated that approximately 803 single-family detached units and 181 single-family attached 

units would be needed during the analysis period. These map amendments – along with lot 

size, width, and setback reductions requested in other applications in the rest of the Master 

Planned Development application package – will allow for the provision of 83 single-family 

detached units and 61 single-family attached dwelling units, with varying lot sizes, for the City of 

Banks. This will be a significant advance for the City in meeting its housing need.  

Therefore, the proposed amendments are consistent with this goal. 

 

Objective: 

a. The City should evaluate proposals for new housing in terms of the impact of 

additional numbers of people on the natural environment, community services, utility 

support systems and projected housing needs. 

b. Housing should be developed in areas that reinforce and facilitate orderly and 

compatible community development. 

c. Future residential development should continue to provide prospective buyers and 

renters with a variety of residential lot sizes and a diversity of housing types. 

FINDING: The Applicant provided relevant Service Provider Letters in Exhibits M and N and 

demonstrated that adequate public facilities can be provided for the proposed housing that will 

be enabled by the Comprehensive Plan Map and Zone Map Amendments, given fulfillment of 

Conditions of Approval provided by CWS in the Planning Commission staff report. The proposal 

follows procedures for orderly development and planning for the site for residential and 

employment uses. With its proximity to NW Main Street, the proposed residential designations 

and the development they will allow are compatible with and in prime position to access 

commercial and civic services that line the Main Street corridor. 

As noted by the Applicant, the street improvements included in the Master Planned 

Development that are enabled by these map amendments are detailed in the 2024 City of 

Banks TSP. Preliminary vehicle circulation plans and pedestrian circulation plans detailing 

improvements are included in this report as Sheets 14.1 and 14.2 in Exhibit D, and are 

discussed later in this staff report. The Applicant held coordination meetings to discuss design 

elements of the street improvements with relevant agencies such as CWS, ODOT, and City 

Staff/Consultants to ensure concept designs follow agency standards and planning goals.  

The proposed neighborhood park and regional trail segment reflect needs identified in the City 

of Banks 2023 Parks and Recreation Master Plan. The designs for the park and trail are 

detailed within this report, and preliminary plans are included in the Landscape Sheets in Exhibit 

D.  

The fee-simple single-family detached and attached home-owning opportunities enabled by 

these applications are a current and future need for the city identified in the 2029 Residential 

Land Needs Analysis prepared for the 2011 UGB amendment (Exhibit CC).  
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Therefore, the proposed amendments are consistent with these objectives. 

 

Policies: 

3. The City will encourage the use of planned unit development consistent with stated 

goals, objectives and policies to permit flexibility in housing site, design, and density. 

FINDING: The Master Planned Development enabled by the proposed map amendments 

includes modifications to the dimensional standards in the Banks Zoning Code, as discussed 

later in the Planning Commission staff report. The flexibility of dimensional standards in the 

Master Planned Development process allows the Applicant to provide 25% open space, which 

will include amenities such as a neighborhood park, community amphitheater, and regional trail 

segment.  

As part of the Master Planned Development, the Applicant will provide a variety of façade 

designs for the single-family detached and attached homes, which will be either rear-loaded or 

front-loaded with garages. The development will feature multiple lot size options.  

The land use designations proposed in the Comprehensive Plan Map and Zone Map 

Amendments have associated density requirements, of which the proposed development will be 

able to meet the minimum density requirement. In addition, the proposal will provide single-

family attached and detached ownership options, which were identified as needed in the 2029 

Residential Land Needs Analysis (Exhibit CC).  

Therefore, the proposed amendments are consistent with this policy. 

 

4. Amendments to the comprehensive plan map and zoning map will be consistent with 

the City’s housing needs projections (PROJECTED RESIDENTIAL USE, Table 3, page 

40). 

FINDING: Before needed housing can be provided on the site, the existing Washington County 

FD-10 zoning must be replaced with City zoning. The proposed Zone Map Amendment replaces 

County urban holding zoning with City residential and industrial zoning. The proposed Zone 

Map Amendment and Comprehensive Plan Map Amendment are similar to existing 

Comprehensive Plan Map designations, which are focused on residential designations, 

including MDR-L, HDR, and MU.  

The single-family detached and attached housing that will be enabled by the proposed map 

amendments – along with reductions in minimum lot sizes, widths, and setbacks requested in 

other applications in the application package – will help the City meet housing needs estimated 

in the 2009-2029 Residential Land Needs Analysis (Exhibit CC). The analysis estimated that 

approximately 803 single-family detached units and 181 single-family attached units would be 

needed during the 2009-2029 period. These map amendments will enable the provision of 83 

single-family detached units and 61 single-family attached dwelling units, with varying lot sizes, 

for the City of Banks. This will be a significant advance for the City in meeting that need. 

Therefore, the proposed amendments are consistent with this policy. 
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11. Public Facilities and Services Goal: To coordinate and arrange for the provision of 

public facilities and services in an efficient, orderly and timely manner.  

Objectives: 

a. Public water and sewer should be improved and provided to all areas with the 

established urban growth boundary. 

b. New development should occur in areas where public utilities are available before 

reaching out into areas that are not served.  

FINDING: For the development that will be enabled by the proposed map amendments, a 

preliminary water plan is included in the application package (Exhibit D, Sheets 11.1 and 11.2), 

and Service Provider Letters from the City of Banks Water Department and CWS are included in 

Exhibit N.  

CWS has sanitary sewer pipes and a pump station at the northwest boundary of the site and 

stormwater infrastructure crossing the southern portion of the site. CWS already serves Tax Lot 

2N331BC05200, and Tax Lot 2N4360000600 is in the process of being annexed into CWS’ 

service area (Exhibit D, Sheets 12.1, 12.2, 13.1, and 13.2).  

Proposed stormwater management plans utilize the adjacent wetland mitigation bank to the 

west of the site. Stormwater will be piped from the eastern boundary, and filtered into 

stormwater planters that will collect and treat the water before dispersing to the mitigation bank, 

which in turn lets out into the nearby West Fork Dairy Creek. Stormwater details are shown in 

Exhibit D (Sheets 13.1 and 13.2).  

Therefore, the proposed amendments are consistent with this goal and these objectives. 

 

c. Development of the City should occur in such a way as to facilitate the provision of 

police, fire protection and other services. 

FINDING: The application includes Service Provider Letters from Washington County Sheriff’s 

Department, City of Banks Fire Department, City of Banks Water Department, and Banks 

School District indicating that they have adequate capacity to serve the proposed development 

enabled by the proposed amendments (Exhibit N).  

Therefore, the map amendments are consistent with this objective. 

 

Policies: 

1. The City will require the following preconditions to development: 

a. A proposed use must be connected to a public water and sanitary sewer system. 

b. Surface water run-off can be handled on site, or adequate provisions can be made 

for run-off which will not adversely affect water quality in adjacent streams, ponds, 

lakes, or other draining on adjoining lands; nor will such run-off adversely affect the 

use of adjoining properties 

c. Adequate water pressure will be present for firefighting. 
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FINDING: The previous findings address adequate water, sewer, and stormwater systems to 

serve the development that will be enabled by the proposed map amendments, granted 

fulfillment of Conditions of Approval for the development laid out in the Planning Commission 

staff report. The proposed map amendments themselves do not involve any development. 

Regarding adequate water pressure, water flow modeling was conducted for the proposed 

Master Planned Development, which concluded that there was adequate water pressure for 

firefighting (Exhibit L).  

Therefore, these map amendments are consistent with this policy. 

 

d. Development proposals will be required to conform to the design standards for 

street, water and sewer. 

FINDING: The proposed map amendments do not involve development proposals.  

Therefore, this policy is not applicable.  

See the Planning Commission staff report for consistency of the proposed development with 

street, water, and sewer design standards. 

 

e. The appropriate school district has had an opportunity to review and comment on 

the proposed residential use. 

FINDING: The Applicant obtained a Service Provider Letter from the Banks School District, 

which is included with this report as Exhibit N. The Service Provider Letter indicates capacity of 

the school district to serve the proposed number of housing units allowed for by the proposed 

map amendments. 

Therefore, the amendments are consistent with this policy. 

 

12. Transportation  

Goal: To develop and encourage a safe, convenient, and economic transportation 

system. 

Objectives: 

a. City street improvements should be priority and a better maintenance program 

should be developed. 

FINDING: The proposed Comprehensive Plan Map and Zoning Map Amendments would 

facilitate improvements to the intersections of NW Cedar Canyon Road/A Street and OR 47 

(NW Main Street)/NW Wilkes Street extension. These improvements are identified in the City of 

Banks 2024 TSP, and design details are based on recommendations from the TIA (Exhibit G).  

The preliminary Vehicle Circulation Plan also details proposed improvements (Exhibit D, Sheet 

14.1). A funding plan is included in the Development Agreement that the Applicant entered into 
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with the City (Exhibit C), and is also detailed in the City’s TSP. In both the Development 

Agreement and TSP, it is stated that identified improvements will be funded by both the 

Applicant and applicable Transportation System Development Charge credits. 

To facilitate the overall goal of developing a safe, convenient, and economic transportation 

system, the City Engineer, City Traffic Engineer, and ODOT provided transportation-related 

review of application materials and comments in Attachments, B, C, and G. The Applicant 

responded in a memorandum (Exhibit Z) and with updated application exhibits, including 

updated plans (Exhibit D) and a supplemental TIA appendix (Exhibit G).  

Transportation-related Conditions of Approval are provided in the Planning Commission staff 

report and staff report revisions. 

The amendments are consistent with this goal and objective. 

 

b. Development should occur in such a manner as to encourage and facilitate 

pedestrian movements. 

FINDING: As shown in the Pedestrian Circulation Plan (Exhibit D, Sheet 14.2) and the Park & 

Trail Site Plan (Exhibit D, Sheets L3.01-L3.05) that support the proposed map amendments and 

Master Planned Development, improvements for the proposed north/south collector (A Street) 

include a sidewalk that connects from NW Cedar Canyon Road to the NW Wilkes Street 

extension to NW Main Street (OR 47). Included in the on-site circulation are pedestrian paths 

placed at the eastern boundary of the site that provide access between the site and lots along 

NW Main Street.  

A multi-use trail will also run the length of the development and connect to NW Cedar Canyon 

Road and the NW Wilkes Street extension. From there, the pedestrian system can connect to 

regional pedestrian transportation and recreation facilities, including the Banks-Vernonia Trail 

and developing Salmonberry Trail to the north and the Council Creek Trail to the south. 

Therefore, the proposal is consistent with this objective. 

 

c.  Alternative modes of transportation, such as public transit and bicycles, should be 

encouraged and promoted. 

FINDING: As shown in the Preliminary Circulation Plans (Exhibit D, Sheets 14.1 and 14.2), The 

improvements proposed for A Street include bike lanes that connects from NW Cedar Canyon 

Road to the NW Wilkes Street extension and to NW Main Street (OR 47). A multi-use trail also 

runs the length of the development and connects to NW Cedar Canyon Road and NW Wilkes 

Street, which, in turn, can connect to regional bicycle/pedestrian facilities to the north and south. 

While the proposed map amendments do not include development, they will support the 

construction of these multi-modal transportation improvements. 

Therefore, the amendments are consistent with this objective. 

 

Policies 
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1. The City will promote a balanced, safe and efficient transportation system. In 

evaluating parts of the system, the City will support proposals which: 

• Protect the quality of neighborhoods and the community 

• Provide for adequate street capacity optimum efficiency and effectiveness. 

FINDING: The above-mentioned improvements to the Banks transportation system will be 

facilitated by the approval of the Comprehensive Plan Map and Zoning Map Amendments. 

These improvements are identified in the 2024 TSP and informed by the findings of the TIA 

(Exhibit G). The Applicant is requesting Variances regarding engineering design standards 

(VAR 24-02, 24-03, and 24-04), the findings for which are presented in the Planning 

Commission staff report.  

The final street designs have been based on adopted plan documents and the analysis of traffic 

engineers. The Applicant has also worked closely with ODOT and CWS to ensure the final 

street design complies with applicable standards.   

Therefore, the proposed amendments are consistent with this policy. 

 

13. Energy  

Goal: To conserve energy 

Objectives: 

a. Development should minimize the consumption of fuels and maximize the efficiency 

of utilities and residential space heating. 

FINDING: The proposed Comprehensive Plan Map and Zoning Map Amendments will enable 

the development of 144 housing units and associated streets, water, sewer, and electric 

infrastructure. The proximity of the site to major roadways (NW Cedar Canyon Road and NW 

Main Street), where utilities are already located, allows for a more efficient provision of utilities 

for this development. 

The proposed housing is a mix of attached and detached units, on a site near the center of 

Banks. Providing higher-density housing and significant bike and pedestrian improvements will 

play an important role in reducing local vehicle trips and allowing residents to walk or bike rather 

than drive. The park proposed in the development connects to a trail and a bicycle/pedestrian 

system, providing more citywide amenities that are walkable or bikeable.  

Therefore, the proposed amendments are consistent with this goal and objective. 

 

Policies:  

1. The City will encourage practices and development which: 

a. Provide recreation in proximity to developed areas. 
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b. Reduce or shorten energy consuming trips by increasing density and intensity of 

development to reinforce transit corridors, employment and commercial centers. 

FINDING: The Comprehensive Plan Map and Zone Map Amendments will facilitate a residential 

Master Planned Development that includes 3.6 acres of open space, amounting to 25% of the 

buildable land in the development. A variety of active and passive recreational opportunities are 

proposed for the neighborhood park and open space, which are all located within walking 

distance of the housing in the development.  

A regional trail segment is also proposed through the development and will provide access to 

regional amenities, ultimately connecting to the existing Banks-Vernonia Trail and developing 

Salmonberry Trail to the north and the future extension of Council Creek Trail to the south. 

The higher-density residential development will also provide and make preparations (stubs) for 

street and pedestrian connections to NW Main Street, a critical corridor in the city with 

numerous commercial, employment, civic, and recreational opportunities.  

Therefore, the proposal is consistent with this policy. 

 

14. Urbanization  

Goal: To provide for the orderly and timely conversion of rural land to urban use. 

FINDING: The City of Banks brought the subject site into its UGB in 2011. The land was 

previously zoned EFU, and then was zoned FD-10 upon inclusion in the UGB. The FD-10 zone 

is a Washington County interim designation used until City zoning could be approved.  

This application includes a Zone Map Amendment to change the FD-10 zoning to closely 

correspond with the site’s existing Comprehensive Plan Map designations, including Medium 

Density Residential-Low, High Density Residential, Mixed Use, and Industrial designations. This 

application also includes a Comprehensive Plan Map Amendment to somewhat modify the 

acreages of the existing Comprehensive Plan Map designations. In these ways, this application 

package facilitates the orderly and timely conversion of rural land that was purposefully brought 

into the UGB for urban use. 

Also see findings for Statewide Goal 14 earlier in this report. 

Therefore, the proposed amendments area consistent with this goal. 

  

Objectives: 

b. The City should give priority to residential and light industrial land development. 

FINDING: The subject site for the Comprehensive Plan and Zone Map Amendments is 

proposed to provide both residential and industrial uses. In total, the proposed Comprehensive 

Plan and Zone Map Amendments will provide for approximately 19 gross acres of residential 

land on the subject site (2 acres more than in current Comprehensive Plan Map designations), 

while still providing almost 11 acres for future industrial use (Figure 2 and Exhibit D, Sheet 3).  

Therefore, the proposed amendments are consistent with this objective. 
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Policies: 

1. The City has established an urban growth boundary; growth and development will be 

directed and encouraged within this area on developable lands (as shown and 

defined in the plan element section). Development will be consistent with the 

capacity and capability of public services. 

FINDING: The subject site was brought into the City’s UGB in 2011 and was annexed into the 

city limits in 2017. The proposed map amendments support growth and development inside the 

UGB, consistent with this policy, although they do not involve any development themselves.  

For the development that the map amendments will enable, CWS will be the sanitary sewer and 

stormwater service provider, and they have provided Conditions of Approval included at the end 

of the Planning Commission staff report related to those services. The Banks Water 

Department, Banks Fire Department, Washington County Sheriff’s Office, and the Banks School 

District have provided Service Provider Letters confirming capacity and capability to serve the 

proposed development. See Exhibit N. 

---------- 

 

C. The proposed change is compatible with the surrounding existing and planned land use 

pattern. 

FINDING: The existing land uses of the surrounding properties are a mix of residential, 

commercial/employment, community facilities, parks, and open space. The proposed map 

amendments will facilitate the development of up to 144 single-family attached and detached 

dwellings on the site. This housing will complement the existing commercial and residential 

development to the east and north. Sunset Park to the south is well-positioned to provide 

amenities to the proposed development, if not with the acknowledgement that the park facilities 

are private and not City facilities. Particularly with the “green edge” and buffer of the trail and 

park along its western edge, the proposed development will transition gently to the Green Banks 

Wetland Mitigation Bank to the west.  

The proposed map changes are also compatible with the land use designations and zoning of 

the surrounding properties. The change from the MDR-H Comprehensive Plan Map designation 

to MDR-L will be consistent with the surrounding residential properties that are also designated 

and zoned MDR-L. The Applicant is utilizing the HDR and MU designations to provide attached 

single-family housing, especially when closer to the NW Main Street corridor (i.e., around the 

Wilkes Street extension). Most industrially designated land is retaining its designation in order to 

help preserve land for important employment uses in the future.   

Therefore, the proposed amendments are consistent with this criterion.  

 

D. Public facilities (i.e. transportation system, water supply, sewer service, storm water 

disposal, and police and fire protection) are capable of supporting the uses permitted in 

the proposed zone. 
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FINDING: The proposed Comprehensive Plan Map and Zone Map Amendments will allow for 

the creation of a 1-acre industrially zoned lot on the northeastern corner of the subject site that 

will be conveyed to the City for a planned water treatment facility. The subject site also has 

water rights to Dairy Creek that will be transferred to the City to support future residential use. 

See the executed Development Agreement in Exhibit C. A new water main loop will be 

constructed to support the proposed development with connections to the NW Main Street water 

main at NW Cedar Canyon Road and at NW Wilkes Street. The City of Banks Water 

Department provided a Service Provider Letter indicating adequate capacity to serve the 

proposed development (Exhibit N).  

Banks Fire District and Washington County Sheriff Service Provider Letters are also provided in 

Exhibit N.  

CWS, the sewer and stormwater service provider, has provided Conditions of Approval to 

ensure adequate service and facilities. These conditions area included in the Planning 

Commission staff report.  

New streets and intersections will be constructed consistent with the TSP, recommendations of 

the TIA in Exhibit G, and modifications proposed in Variances, if approved as part of the Master 

Planned Development package. On- and off-street facilities will also provide robust walking, 

rolling, and biking opportunities, including connections to facilities and uses surrounding the site 

(Exhibit D, Sheets 8 and 14.2). 

A number of Conditions of Approval in the Planning Commission staff report address public 

facilities. 

Therefore, granted Conditions of Approval attached to the development application package are 

fulfilled, the proposed amendments are consistent with this criterion.  

 

151.305 TRANSPORTATION PLANNING RULE COMPLIANCE. 

A. Amendments that affect transportation facilities. Amendments to the Comprehensive 

Plan and Zoning Code which significantly affect a transportation facility shall assure that 

allowed land uses are consistent with the function, capacity, and level of service of the 

facility identified in the Banks Transportation System Plan. This shall be accomplished 

by one of the following: 

1. Adopting measures that demonstrate that allowed land uses are consistent with the 

planned function of the transportation facility; 

2. Amending the TSP or Comprehensive Plan to provide transportation facilities, 

improvements, or services adequate to support the proposed land uses; such 

amendments shall include a funding plan to ensure the facility, improvement, or 

service will be provided by the end of the planning period; 

3. Altering land use designations, densities, or design requirements to reduce demand 

for automobile travel and meet travel needs through other modes of transportation; 

4. Amending the planned function, capacity or performance standards of the 

transportation facility; or 
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5. Providing other measures as a condition of development or through a development 

agreement or similar funding method, specifying when such measures will be 

provided. 

FINDING: The proposed Zone Map Amendment will update FD-10 zoning on the subject site 

with HDR, MU, MDR-L, and I Comprehensive Plan Map designations and corresponding 

zoning.  

As found in the TIA (Exhibit G), the proposed map amendments are consistent with the planned 

function of the existing roads surrounding the site, including OR 47 (NW Main Street), a state 

facility, and NW Cedar Canyon Road, a Washington County facility. OR 47, as an arterial road, 

has the highest functional classification and is supportive of higher traffic volumes. NW Cedar 

Canyon Road is designated as a collector road. Primary roads proposed in the development – 

the north/south A Street, Depot Street (proposed initially as a stub street), and the NW Wilkes 

Street extension – are also identified as collectors in the TSP. However, it is recognized that 

these internal collectors are expected to carry traffic volumes and function more like local 

streets (Exhibit Z).  

A TIA was prepared for the proposed Master Planned Development to identify whether 

improvements were required for the adjacent roads to maintain their planned function, pursuant 

to the Transportation Planning Rule (TPR). The TIA establishes that the proposed 

Comprehensive Plan Map and Zone Map Amendments would not significantly affect the 

surrounding transportation facilities. All the same, the TIA recommends the following 

improvements for the site: 

• Construct a westerly extension of NW Wilkes Street from OR 47 (Main Street) to the 

western study area at a modified City Collector standard (to be determined in 

consultation with City staff). 

• At the new NW Wilkes Street connection to OR 47 (Main Street), stop control the future 

eastbound approach through the installation of a new STOP (R1-1) sign in accordance 

with City/ODOT standards and the Manual on Uniform Traffic Control Devices (MUTCD). 

• Construct a new north-south roadway from the southern study area boundary to NW 

Cedar Canyon Road at a modified City Collector standard (to be determined in 

consultation with City staff). 

• At the proposed collector roadway connection to NW Cedar Canyon Road, stop control 

the northbound approach through the installation of a new STOP (R1-1) sign in 

accordance with City/Washington County standards and the MUTCD. 

• Prepare a final sight distance evaluation post-construction and prior to site occupancy at 

the proposed collector roadway connection to NW Cedar Canyon Road. 

The developer’s plans follow and will follow the recommendations in the TIA, except for a 

proposed Variance for roadway cross-sections due to site constraints. Variances are discussed 

in findings for Section 151.323 in the Planning Commission staff report. With approval of the 

proposed Variance, the proposed map amendments are consistent with existing and planned 

transportation facilities. Conditions of Approval are specified in the Planning Commission staff 

report to ensure compliance with the TIA recommendations, where applicable.  

Therefore, with Variance approval, this requirement is met.  
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B. Exceptions. Amendments to the Comprehensive Plan or land use regulations with a 

significant effect on a transportation facility, where the facility is already performing 

below the minimum acceptable performance standard identified in the Transportation 

System Plan may be approved when all of the following criteria are met: 

1. The amendment does not include property located in an interchange area, as 

defined under applicable law; 

2. The currently planned facilities, improvements or services are not adequate to 

achieve the standard; 

3. Development resulting from the amendment will, at a minimum, mitigates the impacts 

of the amendment in a manner that avoids further degradation to the performance of 

the facility by the time of the development; and 

4. The road authority provides a written statement that the proposed funding and timing 

for the proposed development mitigation are sufficient to avoid further degradation to 

the facility. 

FINDING: No exceptions are required or proposed with these applications, and the proposed 

map amendments do not have a significant effect on transportation facilities. Therefore, this 

standard does not apply.  
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RECOMMENDATION  
Based on the above findings, planning staff finds the proposed Comprehensive Plan Map 

Amendment and Zone Map Amendment (CPA 24-01 and ZMA 24-01) meet the applicable 

standards of the Banks Zoning Code and Statewide Planning Goals. Staff recommends 

approval of these applications.  

 


