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http://www.cityofbanks.org/calendar 
 
CALL TO ORDER 
Commissioner Skrovron called the meeting to order at 5:31 pm. 
 
ROLL CALL 
Present:  Rich Weitzel, Kim Post, Margaret Holland, Will Moore, and Jessie Skrovron. 
 
Absent:  Clint Jackson, Larry Newman, and Peter Edison. 
 
Staff Present:   City Manager Jolynn Becker and Economic Development Coordinator Legarza.  
 
APPROVAL OF MINUTES  
1. Approval of the minutes from the May 7, 2025, meeting 
 
Commissioner Post moved to approve the May 7, 2025 meeting minutes as presented. 
Commissioner Holland seconded the motion, which passed 5 to 0. (Ayes: Skrovron, Weitzel, 
Holland, Moore, and Post. Nays: None.) 
 
PRESENTATIONS  
None. 
 
BUSINESS AGENDA 
2. Oregon Main Street – Presentation and Discussion via Zoom with Sheri Stuart with the 

Oregon State Parks Department 
Economic Development Director Legarza provided background information on the City’s 
participation in Oregon Main Street (OMS). 
 
Sheri Stuart, Oregon Main Street, gave a slideshow presentation reviewing the OMS program’s 
organizational structure, purpose and role in economic development, membership levels, 
services and programs, the benefits of participation in OMS, programming methodology, and 
statistics demonstrating the success of the program’s revitalization efforts. She also addressed 
questions from Commissioners about the program.  
 
Staff suggested the Commissioners review the presentation slides, which would be emailed to 
them, and discuss participation in OMS at a future meeting. 
 
3. Discussion on Business Outreach Event Locations 
City Manager Becker reported that Save the Dates had been sent to businesses and invitations 
would be sent once the venue and other details were finalized. She provided rough cost 
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estimates for several venues, food, portable restroom facilities, alcoholic beverages, and a tent, 
noting other expenses for which no estimates had been determined yet.  
 
Commissioners discussed the venues being considered, sharing the pros, cons, and logistics of 
each location. The options were narrowed down to Commissioner Moore’s property and Main 
Street Pizza. City Manager Becker confirmed she would send the information to Commissioners 
for feedback once she had received all of the cost estimates. 
 
ROUND TABLE DISCUSSION 
City Manager Becker provided updates and answered questions about the undergrounding of 
electrical lines, intersection and road projects throughout town, and a county road project. 
 
Commissioners and Staff discussed the lack of communication from Washington County to 
property owners affected by infrastructure projects. 
 
Commissioner Weitzel announced the opening of The Hangry Redhead. 
 
ADJOURNMENT 
The meeting adjourned at 6:29 pm.  
 
Submitted by: 
 
 
 
Angie Lanter, MMC 
City Recorder/Assistant City Manager 
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This analysis provides market-based recommendations for retail development planning. 
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EXECUTIVE SUMMARY 

Market Overview 

The City of Banks occupies a strategic position in Washington County's retail landscape, serving 

both as a residential community for Portland-area commuters and as the primary commercial 

center for surrounding rural areas. Located at the confluence of State Highways 6 and 47, Banks 

functions as the gateway to Oregon's Coast Range and anchors the northern terminus of the 

Banks-Vernonia State Trail. This unique positioning creates multiple customer bases including 

local residents, rural trade area communities, recreational trail users, and pass-through traffic 

traveling between Portland metropolitan area and coastal destinations.  

Current population stands at approximately 1,920 residents, with Portland State University 

projecting growth to 2,420 residents by 2035 - representing 26% increase driven primarily by 

young families seeking affordable housing within commuting distance of major employment 

centers. This demographic profile reflects broader regional patterns as working families balance 

housing affordability with reasonable commute times to Washington County's technology and 

manufacturing employment centers. The community's appeal stems from small-town character, 

quality schools through Banks School District, and outdoor recreation access that attracts 

families prioritizing quality of life factors.  

Banks' retail market operates within the context of Washington County's broader economic 

growth, with the county projected to reach 758,000 residents by 2045. However, retail 

development in smaller communities like Banks faces unique challenges including competition 

from comprehensive shopping centers in Forest Grove and Hillsboro, changing consumer 

preferences influenced by e-commerce, and the need to balance local-serving businesses with 

regional attractions that can draw customers from beyond city limits. 

Key Findings  

Market Position: Banks currently supports 40,125 square feet of retail space across 20 

buildings, translating to approximately 22 square feet per capita - significantly below 

comparable communities throughout Washington County. Forest Grove maintains 46 square 

feet per capita, while Cornelius supports 58 square feet per capita, indicating substantial unmet 

retail demand that represents both immediate opportunity and long-term development 
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potential. This retail supply gap suggests that Banks residents currently travel to other 

communities for shopping needs that could potentially be served locally.1 

Trade Area Characteristics: The primary market area extends well beyond Banks city limits to 

encompass rural communities including Timber, Buxton, Glenwood, Gales Creek, and Verboort, 

covering approximately 150 square miles of predominantly agricultural and forestry land. This 

expanded trade area supports an estimated 8,500 to 10,000 residents who lack convenient 

access to comprehensive retail services, creating opportunities for Banks to capture regional 

spending currently directed to more distant retail centers. The rural trade area's demographics 

include higher-than-average household sizes, stable employment in agriculture and forestry, 

and preference for local business relationships that can support community-oriented retail 

development. 

Traffic Volumes: Strategic highway positioning generates significant daily traffic volumes that 

exceed typical small-town retail support levels. Highway 26 carries 10,406 vehicles daily, 

Highway 6 supports 8,079 vehicles daily, and Highway 47 accommodates 3,689 vehicles daily, 

creating combined exposure exceeding 22,000 vehicles daily. This traffic includes both local 

residents and regional travelers, particularly those accessing recreational destinations or 

traveling between employment centers and coastal areas, providing customer base for 

businesses that can capture pass-through spending while serving local needs. 

Employment Base: Local employment centers on education with 110 workers, construction 

sector with 98 jobs, and public administration supporting 73 positions. However, the majority of 

Banks residents commute to Portland metropolitan employment centers, with average 

commute times of 35-45 minutes to major job centers in Hillsboro, Beaverton, and Portland. 

This commuting pattern influences retail shopping behaviors, creating demand for convenient 

local services that reduce additional travel while supporting evening and weekend retail activity 

when residents are present in the community. 

Development Opportunity  

Comprehensive market analysis indicates Banks can realistically support 15,000 to 20,000 

square feet of additional retail space over the next decade through a strategic combination of 

organic growth, market capture, and tourism enhancement initiatives. This development 

1 Colliers Commercial Portland Submarket Report 2025 Q2 
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PRIMARY MARKET 

The retail primary market area encompasses approximately 150 square miles of rural and small 

urban communities that naturally orient toward Banks for retail services due to proximity and 

limited competing commercial centers.  

Northern Boundary: Extends to Timber 

and Buxton, reaching the Highway 26 

corridor connecting to coastal 

destinations.  

Western Boundary: Includes Glenwood 

and Gales Creek communities, rural 

areas that rely on Banks for essential 

services and education.  

Southern Boundary: Encompasses 

Verboort area and northern Forest 

Grove neighborhoods, acknowledging 

Forest Grove as the primary competing 

retail center. 

Eastern Boundary: Includes Manning, North Plains, and Helvetia, bounded by Highway 26 and 

Hillsboro's urban growth boundary.  

Market Area Characteristics  

The primary market area encompasses predominantly rural land uses including agriculture, 

forestry, and low-density residential development. Population density averages 15-25 persons 

per square mile outside incorporated areas. Limited retail infrastructure throughout the trade 

area creates opportunity for Banks to capture convenience shopping, specialty services, and 

recreational spending.  

Seasonal recreation activity along the Banks-Vernonia State Trail generates additional 

commercial demand from Portland metropolitan visitors, particularly during summer months 

and favorable weather periods.  
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DEMOGRAPHIC AND ECONOMIC ANALYSIS 

Washington County Context  

Washington County continues robust growth 

with 2023 population estimated at 607,805, 

projected to reach 758,000 by 2045. The 

county's economy centers on technology and 

advanced manufacturing, with major 

employers including Intel, Nike, and related 

supply chain companies. 4 

Employment distribution shows 48,217 

county residents (15.4%) work in Portland, 

with Hillsboro employing 32,612 residents 

(10.4%). This pattern supports continued 

in-migration of working-age professionals 

seeking housing affordability outside urban 

centers. 5 

Banks Demographic Profile  

Banks demonstrates the demographic characteristics of a rapidly growing suburban community 

that maintains small-town identity while attracting families from the Portland metropolitan 

area. Population growth projections from Portland State University indicate sustained expansion 

through 2035, with current estimated population of 1,920 residents growing to 2,420 by 2035 - 

representing 26% growth over the next decade. 6 

This growth pattern reflects broader regional trends as families seek affordable housing within 

commuting distance of major employment centers while prioritizing quality of life factors 

including schools, safety, and outdoor recreation access. Banks' position along major highway 

corridors provides reasonable commute times to Hillsboro, Beaverton, and Portland 

employment centers while offering significantly lower housing costs than urban areas.  

6 Portland State University Population Research Center 
5 U.S Census Employment Data  
4 Portland State University Population Research Center 
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Population Growth Trajectory:  

●​ 2030: 2,150 residents (+12% from current)  

●​ 2035: 2,420 residents (+26% from current)  

Household Characteristics: The community exhibits demographics typical of growing 

family-oriented communities, with average household size of 3.0 persons—notably higher than 

Washington County's average of 2.4 persons per household. This larger household size reflects 

the community's appeal to families with children, supported by the Banks School District's 

reputation and the area's recreational amenities.  

Owner-occupancy rates of approximately 80% indicate strong residential stability and 

community investment, characteristics that support local retail development through consistent 

customer bases and community engagement in local business success.  

Age Distribution Profile: Banks' age structure reflects its appeal to young families, with 

approximately 30% of residents under age 18—substantially higher than state and national 

averages. Working-age adults (18-64) comprise about 60% of the population, while seniors 

(65+) represent roughly 10% of residents. This age distribution creates demand for 

family-oriented services, youth activities, and convenience retail while suggesting limited 

immediate need for senior-specific services.  

Income and Economic Characteristics: Median household income estimates of $85,000-$95,000 

exceed Washington County medians, reflecting the in-migration of higher-income families 

seeking housing affordability relative to urban areas. This income profile indicates discretionary 

spending capacity for restaurants, 

personal services, and specialty retail that 

can support diverse commercial 

development.  

Employment Patterns: While Banks 

supports local employment in education, 

construction, and services, the majority of 

residents commute to Portland 

metropolitan employment centers. 

Average commute times of 35-45 minutes 

influence retail shopping patterns, 

9 



 
 
creating demand for convenient local services that reduce the need for additional travel while 

supporting evening and weekend retail activity when residents are present in the community.  

Economic Base Analysis  

Banks supports 532 jobs within city limits, concentrated in:  

●​ Educational Services: 110 jobs (20.7%)  

●​ Construction: 98 jobs (18.4%)  

●​ Public Administration: 73 jobs (13.7%)  

●​ Retail Trade: 71 jobs (13.3%)  

●​ Agriculture/Forestry: 71 jobs (13.3%)  

The Banks School District serves as the primary economic anchor, providing stable employment 

and community focus. Local retail employment indicates an existing commercial base but 

suggests capacity for expansion given population growth and regional trade area opportunity. 
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RETAIL MARKET ANALYSIS 

Current Retail Inventory Assessment  

Banks maintains 40,125 square feet of retail space across 20 buildings (properties ≥1,000 SF), 

concentrated along Main Street and Highway 47 corridors with limited development in other 

commercial areas. This retail inventory represents the accumulated commercial development 

over several decades, reflecting both the community's historical role as an agricultural service 

center and its emerging function as a suburban residential community with regional 

connections.  

The existing retail stock consists primarily of small-format buildings ranging from 1,000 to 5,000 

square feet, appropriate for local-serving businesses but potentially limiting for retailers 

requiring larger footprints. Building ages vary considerably, with some structures dating to the 

1960s and others constructed within the past decade, creating a mixed commercial 

environment that reflects different development periods and investment levels. Most buildings 

are single-story structures with surface parking, typical of small-town commercial development 

but potentially inefficient in terms of land utilization.  

Current retail intensity of 22 square feet per capita ranks significantly below comparable 

Washington County communities, indicating substantial undersupply relative to regional 

standards. This comparison reveals the extent of Banks' retail development opportunity when 

measured against peer communities with similar demographics and market conditions.  

Retail Intensity Comparisons:  

●​ Cornelius: 58 SF per capita  

●​ Forest Grove: 46 SF per capita  

●​ North Plains: 31 SF per capita  

●​ Banks: 22 SF per capita  

The retail mix in Banks emphasizes convenience goods and basic services, with limited 

representation in categories such as apparel, home goods, specialty retail, and dining that 

typically require larger population bases or tourist traffic to support viable operations. Existing 

businesses include convenience stores, automotive services, personal services, and limited food 

service, reflecting the community's role in serving daily needs of local residents and rural trade 

area customers.  
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Competitive Market Assessment  

Forest Grove functions as the dominant retail center for western Washington County, 

supporting 1.2 million square feet of retail space across 156 buildings that provide 

comprehensive shopping options including grocery anchors (Safeway, Walmart), national retail 

chains, diverse dining establishments, and professional services. Vacancy rates remain 

consistently low (1.2-1.7%), indicating strong retail demand throughout the broader trade area 

and limited available space for business expansion or new market entrants.  

Forest Grove's retail strength stems from its larger population base (approximately 26,000 

residents), established commercial districts with good highway access, and role as Washington 

County's western employment and services center. However, Forest Grove's distance from 

Banks (15-20 minutes driving time) and focus on serving its immediate urban area create 

opportunity gaps for convenience-oriented retail that Banks can potentially capture.  

North Plains provides the most relevant comparison for Banks' development potential, 

supporting 105,395 square feet of retail space across 24 buildings with 2.2% vacancy rates. 

Similar population size, rural orientation, and highway access patterns make North Plains an 

appropriate benchmark for evaluating Banks' retail development capacity. North Plains' success 

in achieving 31 square feet per capita suggests that Banks could reasonably target similar retail 

intensity through strategic development efforts.  

Cornelius demonstrates higher retail intensity (58 SF per capita) despite smaller population, 

reflecting its strategic position on major traffic corridors including TV Highway and proximity to 

Forest Grove and Hillsboro employment centers. Cornelius has successfully captured 

pass-through traffic and regional spending through highway-oriented retail development, 

providing a model for Banks' potential development along Highway 6 and 47 corridors.  

The competitive analysis reveals that while Banks faces substantial competition from larger 

retail centers, opportunity exists for businesses that serve convenience needs, provide 

specialized services, or offer experiences that complement rather than compete directly with 

comprehensive shopping centers. Banks' competitive advantages include small-town character, 

outdoor recreation access, and central location for rural trade area customers seeking 

alternatives to urban retail environments.  
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Market Gap Analysis and Opportunity Assessment  

Comparing Banks to peer communities reveals significant retail supply gaps that represent both 

immediate development opportunities and long-term market potential. These gaps reflect not 

just unmet local demand but also opportunity to capture regional spending currently directed 

to more distant retail centers.  

Achieving North Plains' retail intensity of 31 SF per capita would require approximately 16,900 

additional square feet of retail space in Banks. This represents a realistic near-term 

development target that could be achieved through 6-8 small retail establishments or 2-3 larger 

format businesses. North Plains' success suggests this level of retail development is achievable 

given similar market conditions and strategic development efforts.  

Matching Forest Grove's 46 SF per capita would require approximately 45,800 additional square 

feet, representing a more ambitious long-term development scenario. While Forest Grove 

benefits from larger population and more diverse economic base, Banks' highway access and 

rural trade area could potentially support higher retail intensity than current levels suggest, 

particularly if development focuses on regional-serving businesses.  

Achieving Cornelius' 58 SF per capita intensity would require approximately 69,500 additional 

square feet, representing an optimistic development scenario that would require Banks to 

successfully capture significant regional traffic and trade area spending. While ambitious, 

Cornelius' success demonstrates that smaller communities can achieve high retail intensity 

through strategic positioning and appropriate business mix.  

These gap analyses provide benchmarks for evaluating development scenarios rather than 

specific targets that Banks must achieve. Actual development potential depends on market 

conditions, business recruitment success, and public sector support for commercial 

development. However, the analysis clearly indicates that Banks operates well below its 

potential retail capacity when compared to peer communities.  

Traffic and Location Advantages  

Banks' strategic highway positioning generates substantial daily traffic volumes that significantly 

exceed typical small-town retail support levels, creating customer exposure that can support 

retail performance above what population-based projections alone might suggest. The 

13 



 
 
combination of local residents, rural trade area customers, and pass-through traffic creates 

multiple customer segments that different types of retail businesses can target.  

Highway traffic analysis reveals combined daily volumes exceeding 22,000 vehicles across the 

three major routes serving Banks. Highway 26 carries 10,406 vehicles daily, representing the 

highest volume corridor with connections to Portland metropolitan area and coastal 

destinations. Highway 6 supports 8,079 vehicles daily, primarily serving regional traffic between 

Washington County and coastal areas. Highway 47 accommodates 3,689 vehicles daily, including 

both local circulation and regional connections. 7 

This traffic represents substantial potential customer exposure for businesses positioned to 

capture pass-through spending. Even minimal capture rates - such as 1% of daily traffic stopping 

for purchases - could generate significant customer volumes for appropriately positioned retail 

businesses. Restaurants, convenience stores, and service businesses typically benefit most from 

highway traffic, while specialty retail and personal services rely more heavily on local and trade 

area customers.  

The Banks-Vernonia State Trail adds another customer dimension, attracting an estimated 

75,000+ annual visitors who arrive primarily by automobile and may seek food, supplies, or 

services before or after trail activities. Trail users represent a distinct customer segment with 

specific needs including outdoor gear, food service, and convenience items that create retail 

opportunities beyond traditional small-town businesses.  

Seasonal traffic variations create both opportunities and challenges for Banks retailers. Summer 

months and favorable weather periods generate increased trail usage and coastal travel, 

potentially boosting retail activity. However, businesses must be prepared for seasonal revenue 

fluctuations and may need to adjust staffing and inventory levels accordingly. Coastal access 

routes create weekend and holiday traffic spikes that can benefit restaurants and convenience 

retail but may require careful capacity planning to avoid overwhelming local infrastructure 

during peak periods.  

7 Washington County Department of Transportation-ODOT Data 
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DOWNTOWN CORE COMMERCIAL DISTRICT ANALYSIS 

Geographic Boundaries and Characteristics  

The Downtown Core encompasses the traditional commercial heart of Banks, centered along 

Main Street (NW Commerce Street) from approximately NW Banks Road south to the Highway 

6/47 intersection. This area represents Banks' original commercial center and maintains the 

highest concentration of existing retail and service businesses within a walkable, small-town 

environment.  

The district covers approximately 15 acres of mixed commercial and institutional uses, anchored 

by Banks High School to the west and bounded by residential neighborhoods to the north and 

east. Current zoning designations include Downtown Commercial (DC), Mixed Use (MU), and 

limited Commercial (C) areas, providing flexibility for diverse retail formats. 

Existing Commercial Inventory  

The Downtown Core currently supports approximately 25,000 square feet of commercial space 

across 12 primary buildings. Key existing businesses include:  

●​ The Hangry Redhead (restaurant/food service)  

●​ Ninja Bowl Teriyaki & Bubble Tea (restaurant)  

●​ Banks Veterinary Service  

●​ Several small retail and service establishments  

Building stock consists primarily of one and two-story structures dating from the 1960s-1990s, 

with some recent renovations. Most buildings range from 800-3,000 square feet, suitable for 

small-scale retail and service uses. Current vacancy rates appear minimal based on field 

observation, though some buildings show signs of deferred maintenance.  

Traffic and Access Patterns 

The Downtown Core benefits from moderate local traffic generated by the Banks School District 

campus, residential neighborhoods, and pass-through traffic on NW Commerce Street. 

However, the area experiences lower traffic volumes compared to highway commercial areas, 

with estimated daily traffic of 2,000-3,500 vehicles.  
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Parking availability is adequate for current uses, with on-street parking along Main Street 

supplemented by small private lots. Pedestrian access is good within the core area, though 

sidewalk connectivity to surrounding neighborhoods could be enhanced.  

Market Position and Opportunities  

The Downtown Core serves as Banks' community focal point, ideal for businesses serving local 

residents and those seeking a small-town, walkable environment. The proximity to Banks High 

School creates opportunities for student-oriented businesses, while the traditional downtown 

setting appeals to visitors using the Banks-Vernonia Trail.  

Development Potential: 3,000-5,000 square feet over 10 years  

●​ Priority uses: Restaurants, personal services, community-oriented retail  

●​ Development challenges: Limited large sites, older building stock, moderate traffic 

volumes  

●​ Advantages: Community identity, walkability, proximity to schools and trail  

Recommended Strategies:  

●​ Focus on local-serving businesses that benefit from community atmosphere  

●​ Support existing business expansion and building improvements  

●​ Enhance streetscape and pedestrian amenities  

●​ Market to businesses seeking authentic small-town locations 

 

16 



 
 

HIGHWAY 6 GATEWAY DISTRICT ANALYSIS 

Geographic Boundaries and Characteristics  

The Highway 6 Gateway District encompasses commercial and mixed-use areas at the 

intersection of Highways 6 and 47, representing Banks' primary entrance from the Portland 

metropolitan area and the gateway to Oregon's Coast Range. This strategic location offers the 

highest traffic exposure within Banks and serves as the community's introduction to visitors and 

potential residents.  

The district covers approximately 25 acres surrounding the highway intersection, with current 

zoning including Commercial (C), Mixed Use (MU), and some Industrial (I) designations. The 

area includes both developed and undeveloped parcels, with opportunities for infill 

development and strategic redevelopment of underutilized sites.  

Existing Commercial Inventory 

Current commercial development in the Gateway District is limited, consisting primarily of 

grocery related businesses and small service establishments totaling approximately 8,000 

square feet. The area has been historically underutilized for commercial purposes despite its 

strategic location and traffic exposure.  

Key existing businesses include grocery, restaurant, small professional offices, and limited retail. 

Building stock is mixed, with some older structures suitable for renovation and vacant or 

underutilized parcels offering development opportunities.  

Traffic and Access Patterns  

The Gateway District benefits from the highest traffic exposure in Banks, with Highway 6 

carrying 8,079 vehicles daily and Highway 47 adding 3,689 vehicles daily. The intersection 

represents a natural stopping point for travelers between Portland and coastal destinations, 

creating opportunities for travel-oriented businesses.  

Access is excellent from both highways, though intersection improvements may be needed to 

accommodate increased commercial development. The area offers opportunities for good 

visibility from multiple directions and adequate space for parking and circulation.  
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Market Position and Opportunities  

The Gateway District represents Banks' premier opportunity for destination retail and services 

that can capture regional traffic while establishing Banks' identity for visitors. The location is 

ideal for businesses that benefit from high visibility and regional accessibility, including 

restaurants, travel services, and specialty retail.  

Development Potential: 6,000-10,000 square feet over 10 years  

●​ Priority uses: Travel-oriented services, destination restaurants, specialty retail, 

professional services  

●​ Development advantages: Highest traffic exposure, gateway location, available large 

parcels  

●​ Considerations: Intersection capacity, utility availability, coordination with ODOT 

requirements  

Recommended Strategies:  

●​ Focus on businesses that create positive first impressions for visitors  

●​ Develop signature commercial projects that establish community identity  

●​ Coordinate with regional tourism marketing efforts  

●​ Plan for intersection and infrastructure improvements to support development 
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EMERGING DEVELOPMENT AREAS 

Quail Valley Mixed-Use District  

The former Quail Valley Golf Course site represents Banks' most significant opportunity for 

integrated residential and commercial development. Located east of Highway 47 and south of 

NW Buckshire Street, this 150+ acre site is planned for mixed-use development including 

hundreds of new homes and supporting commercial space.  

Development Framework: The planned development will include neighborhood-serving 

commercial space integrated with new residential areas, creating opportunities for convenience 

retail, services, and amenities serving both new residents and the broader community.  

Commercial Potential: 4,000-8,000 square feet over 10-15 years  

●​ Priority uses: Neighborhood services, fitness/wellness, professional services, small-scale 

retail  

●​ Timeline: Development expected to begin 2026-2027 with commercial space following 

residential phases  

●​ Market: Initially serves new residents, expands to broader community over time 

Secondary Commercial Areas 

Several additional areas offer longer-term commercial development potential. 

Depot Street: Mixed-use opportunities along this east-west connector, particularly near 

residential development and school access routes.  

Banks-Vernonia Trail Corridor: Opportunities for trail-oriented businesses including bike 

services, cafes, and visitor services near the trailhead and along trail access points.  

Industrial/Flex Areas: Light industrial and flex space opportunities for businesses serving the 

regional market, including contractor services, light manufacturing, and storage facilities. 
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RETAIL DEMAND PROJECTIONS 

Population-Driven Demand  

Projected population growth supports retail expansion based on standard small-market ratios of 

4-10 SF per new resident. 

5-Year Horizon (2030):  

●​ Population increase: 230 residents  

●​ Supported retail space: 920-2,300 SF  

10-Year Horizon (2035): 

●​ Population increase: 500 residents  

●​ Supported retail space: 2,000-5,000 SF  

Strategic Market Capture  

Beyond organic growth, Banks' below-peer retail intensity suggests opportunity to capture 

spending currently leaving the trade area.  

Conservative Scenario: Achieving North Plains-comparable retail intensity supports 16,900 SF of 

additional space - equivalent to one neighborhood shopping center or several pad sites.  

Moderate Scenario: Approaching Forest Grove retail intensity supports 25,000-30,000 SF over 

10-year development cycle.  

Optimized Scenario: Leveraging highway traffic and trail tourism supports 35,000-45,000 SF if 

properly positioned and phased.  

Recommended Development Program  

Phase 1 (Years 1-5): 8,000-12,000 SF  

●​ Focus on convenience retail, food service, personal services  

●​ Prioritize highway visibility and downtown walkability  

●​ Target local residents and pass-through traffic  
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Phase 2 (Years 6-10): 6,000-10,000 SF 

●​  Expand based on Phase 1 performance  

●​ Consider specialty retail, expanded dining options  

●​ Evaluate anchor tenant opportunities (small-format grocery, fitness)  

Total 10-Year Development: 15,000-20,000 SF 
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RETAIL CATEGORY ANALYSIS 

Food and Beverage Market Opportunity  

Banks faces a significant shortage of dining options that serve both local residents and the 

thousands of annual visitors using the Banks-Vernonia Trail. Currently, The Hangry Redhead, 

Main Street Pizza and Ninja Bowl represent the primary dining establishments, leaving 

substantial unmet demand across multiple restaurant categories. The combination of growing 

local population, regional traffic on Highways 6 and 47, and seasonal trail visitors creates a 

compelling market for food service expansion.  

Conservative market analysis suggests Banks can support 2,500 to 4,000 square feet of 

additional restaurant space within the next five years. Family dining establishments would serve 

the local residential base, while fast-casual concepts could capture both local and pass-through 

traffic. Coffee shops and specialty food retailers present particular opportunities given the trail 

tourism and commuter population. A well-positioned café near the trail head could serve both 

recreational users and local residents seeking convenient breakfast and lunch options.  

Grocery and Convenience Retail Assessment  

The absence of a full-service grocery store within Banks represents the most significant retail 

gap affecting local residents. Currently, families must travel to Forest Grove or Hillsboro for 

weekly grocery shopping, creating both inconvenience and economic leakage from the 

community. Jim's Market and In-N-Out Market provide basic convenience items but cannot 

meet comprehensive grocery needs.  

Market conditions support a 3,000 to 5,000 square foot small-format grocery store that could 

serve both Banks residents and the broader rural trade area. This facility would capture grocery 

spending that currently leaves the community while providing essential services to surrounding 

rural residents who lack convenient grocery access. The combination of local population growth 

and rural trade area demand creates sufficient market depth for a properly scaled grocery 

operation.  

Personal Services Market Development  

Banks demonstrates strong demand for expanded personal services, reflecting both population 

growth and the community's role as a service center for surrounding rural areas. The success of 
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Banks Veterinary Service indicates the viability of professional services, while the growing 

population of young families creates demand for health services, personal care, and fitness 

facilities.  

The market can reasonably support 1,500 to 2,500 square feet of additional personal service 

space over the next decade. Medical and dental services represent the highest priority, as 

residents currently travel significant distances for healthcare. Fitness facilities, salons, and 

professional services would serve both local residents and workers from surrounding rural 

areas. These services typically generate stable revenue and provide year-round employment, 

making them attractive anchor tenants for commercial development.  

Recreation and Trail-Oriented Retail  

The Banks-Vernonia State Trail creates unique retail opportunities that distinguish Banks from 

other small communities. The trail attracts an estimated 75,000+ visitors annually, many of 

whom arrive by vehicle and seek services before or after trail activities. However, Banks 

currently lacks businesses specifically oriented toward outdoor recreation and trail users.  

Trail-oriented retail development could encompass 1,000 to 2,000 square feet of specialized 

businesses including bicycle sales and service, outdoor gear, trail supplies, and gift shops 

targeting visitors. These businesses would operate seasonally intensive schedules, generating 

higher revenues during peak trail usage periods while serving local outdoor enthusiasts 

year-round.  

Service Business Expansion Potential  

Beyond retail categories, Banks shows strong potential for service business expansion driven by 

both local population growth and regional market positioning. The community currently 

supports approximately 10 to 15 service businesses but could reasonably accommodate 20 to 

25 establishments by 2035 as population grows and the trade area develops.  

Healthcare services represent the most immediate opportunity, as the nearest comprehensive 

medical facilities are in Forest Grove or Hillsboro. Automotive services benefit from highway 

traffic and rural trade area demand, while financial and professional services would serve both 

local businesses and rural residents lacking convenient access to these services. The growing pet 

population, evidenced by Banks Veterinary Service's success, suggests opportunity for expanded 

animal care services. 
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DEVELOPMENT RECOMMENDATIONS 

Strategic Site Selection and Development Framework  

Banks' retail development success depends fundamentally on strategic site selection that 

balances visibility, accessibility, and integration with the community's existing commercial 

fabric. The Highway 47 corridor presents the most compelling opportunities for new retail 

development, offering the optimal combination of traffic exposure, available land, and 

development flexibility. Properties along this corridor benefit from daily traffic volumes 

exceeding 3,600 vehicles while maintaining reasonable development costs and straightforward 

utility connections.  

Downtown locations serve a different but equally important role in Banks' retail strategy. The 

traditional Main Street area provides the community identity and walkable environment that 

appeals to local residents and trail visitors seeking authentic small-town experiences. However, 

downtown development faces constraints including limited parking, smaller lot sizes, and older 

infrastructure that may require upgrading for modern retail operations.  

The Highway 6 gateway area represents Banks' premium development opportunity, though 

success in this location requires businesses that can capitalize on high visibility and regional 

traffic patterns. This intersection serves as the community's front door for visitors arriving from 

Portland, making it ideal for destination businesses that can create positive first impressions 

while capturing pass-through spending.  

Phased Development Strategy  

Banks should pursue retail development through a carefully orchestrated three-phase approach 

that builds market confidence while avoiding oversupply. The initial phase focuses on filling the 

most critical market gaps with businesses that can succeed in Banks' current market conditions. 

Food service represents the logical starting point, as the community clearly lacks sufficient 

dining options for both residents and visitors.  

Phase one development should concentrate on securing one or two restaurant concepts that 

can establish Banks as a dining destination for the broader rural trade area. A family restaurant 

in the downtown area would serve local residents while contributing to the community's 

walkable character. Simultaneously, a fast-casual concept along Highway 47 could capture both 
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local and regional traffic, demonstrating the viability of Banks' commercial market to other 

potential retailers.  

The second development phase builds on initial success by adding complementary retail and 

service businesses. A small-format grocery store becomes feasible once restaurants have 

demonstrated local spending power and attracted regular customers who can support 

additional retail visits. Personal services, automotive services, and specialty retail follow as the 

market matures and consumer confidence in Banks' commercial offerings grows.  

Phase three represents the long-term vision for Banks as a comprehensive retail center serving 

western Washington County's rural communities. This phase might include expanded dining 

options, specialty retail targeting trail tourism, and professional services that draw customers 

from throughout the trade area. Success of earlier phases provides the market data and 

financial performance necessary to attract these more specialized businesses.  

Public Sector Investment Priorities 

The City of Banks plays a crucial role in creating conditions for successful retail development 

through strategic public investments that enhance commercial attractiveness and reduce 

private development barriers. Infrastructure improvements represent the most impactful public 

investment, particularly in commercial areas where utilities, parking, or streetscape conditions 

currently limit development potential.  

Downtown Banks would benefit significantly from streetscape improvements that enhance 

pedestrian safety and create a more attractive shopping environment. Simple improvements 

such as enhanced crosswalks, improved lighting, and coordinated signage can substantially 

increase the area's appeal to both businesses and customers. Parking improvements or 

management systems may become necessary as retail activity increases and competition for 

spaces intensifies.  

Highway commercial areas require different public investment strategies focused on access 

management and traffic flow. Coordinating with the Oregon Department of Transportation on 

intersection improvements and access spacing ensures that commercial development enhances 

rather than degrades traffic operations. The city's role includes facilitating discussions between 

developers and ODOT while advocating for improvements that support economic development 

objectives.  
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Zoning and regulatory streamlining provides another avenue for public support of retail 

development. Banks should review its commercial zoning codes to ensure they accommodate 

modern retail formats while maintaining community character. Expedited permitting processes 

for desired business types can provide competitive advantages when recruiting retailers who 

are considering multiple locations.  

Business Recruitment and Retention Strategy  

Banks' retail recruitment strategy should focus on businesses that understand and can succeed 

in small-market conditions rather than pursuing national chains that typically require larger 

population bases. Regional restaurant groups, local entrepreneurs, and service providers 

represent the most realistic and appropriate targets for Banks' developing retail market.  

Personal relationships and community connections often prove more effective than formal 

economic development programs in recruiting small-town retail businesses. Banks should 

leverage existing business networks, chamber of commerce relationships, and regional 

economic development partnerships to identify potential retailers who might find Banks 

attractive. Success stories from businesses like The Hangry Redhead and Banks Veterinary 

Service provide compelling examples for recruitment discussions.  

Supporting existing businesses represents an equally important component of Banks' retail 

development strategy. These established businesses provide market credibility and customer 

traffic that benefits new retailers. The city can support existing businesses through parking 

improvements, marketing cooperation, and regulatory assistance that helps them expand or 

enhance their operations.  

Business retention efforts should focus on addressing common small-business challenges 

including access to capital, regulatory compliance, and marketing support. Banks might consider 

small-business assistance programs, cooperative marketing initiatives, or networking 

opportunities that strengthen the local business community and encourage expansion.  

Performance Monitoring and Strategy Adaptation  

Banks' retail development strategy requires ongoing monitoring and adjustment based on 

actual market performance rather than projections alone. Key performance indicators include 

business license activity, commercial building permits, retail sales tax collections, and 
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employment in retail sectors. These metrics provide early signals of market success or the need 

for strategy modifications.  

Annual review of retail development progress allows the city to adjust priorities, modify 

incentive programs, or redirect marketing efforts based on demonstrated results. Markets 

evolve continuously, and successful communities adapt their economic development strategies 

to reflect changing conditions and opportunities.  

Regular communication with existing and prospective businesses provides qualitative insights 

that complement quantitative performance data. Business surveys, informal discussions, and 

participation in regional economic development activities help city officials understand market 

conditions from the business perspective and identify emerging opportunities or challenges.  

The retail development strategy should be viewed as a living document that guides 

decision-making while remaining flexible enough to accommodate unexpected opportunities or 

market changes. Success depends on consistent implementation combined with willingness to 

adapt based on experience and changing market conditions. 
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IMPLEMENTATION STRATEGY 

Market Positioning and Competitive Advantage 

Banks must establish a clear market identity that differentiates it from larger retail centers while 

capitalizing on its unique assets. The community's positioning as the premier small-town retail 

destination for Washington County's rural communities builds on authentic strengths including 

convenient highway access, the Banks-Vernonia Trail, and genuine small-town character that 

larger communities cannot replicate.  

This positioning strategy emphasizes convenience and community connection over price 

competition or comprehensive selection. Banks cannot and should not attempt to compete 

directly with Forest Grove's Walmart or Cornelius' highway strip centers. Instead, success comes 

from serving needs that larger centers cannot address effectively, including personalized 

service, community gathering spaces, and convenient access for rural residents who prefer to 

avoid urban traffic and parking challenges.  

The gateway to outdoor recreation theme provides additional differentiation, leveraging the 

Banks-Vernonia Trail and proximity to Coast Range recreation areas. This positioning appeals to 

both local outdoor enthusiasts and visiting recreationalists who seek authentic experiences 

rather than generic commercial environments. Businesses that embrace this outdoor recreation 

identity while serving everyday needs create the strongest market position.  

Tenant Recruitment Framework  

Successful tenant recruitment requires a sophisticated understanding of which businesses can 

thrive in Banks' specific market conditions. The most promising prospects include regional 

restaurant chains seeking small-market expansion, local entrepreneurs with proven concepts, 

and service providers currently underserved in rural Washington County markets.  

Regional chains represent attractive targets because they combine operational expertise with 

willingness to enter smaller markets. Companies like Burgerville, Dutch Bros, or regional 

Mexican restaurant chains understand Pacific Northwest small-town markets and have financial 

resources to execute professionally. However, these businesses require demonstrated market 

support and appropriate real estate, making them secondary targets after initial development 

establishes commercial momentum.  
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Local entrepreneurs often provide the most realistic initial tenants, particularly those with 

experience in similar markets or proven track records in related businesses. These operators 

understand local market nuances and can adapt quickly to changing conditions. Supporting local 

business development through mentorship programs or regulatory assistance can cultivate this 

entrepreneurial pool while building community ownership of retail development success.  

Service providers targeting the rural trade area represent another promising category, as these 

businesses often lack convenient locations despite strong demand. Medical services, 

automotive repair, financial services, and professional services can draw customers from 

throughout the rural trade area while providing stable employment and year-round revenue 

streams that anchor commercial development.  

Recruitment Tools and Incentives  

Banks' recruitment efforts should emphasize comprehensive support for prospective businesses 

rather than relying solely on financial incentives that may not be sustainable or necessary for 

appropriate business types. A professional recruitment package demonstrates the city's 

commitment while providing essential information for business decision-making.  

The recruitment toolkit should include detailed demographic and traffic analysis, site selection 

assistance that connects businesses with appropriate properties, and streamlined development 

processes that reduce uncertainty and timeline risks. Many small businesses value predictability 

and support more than direct financial assistance, particularly when entering new markets 

where local knowledge provides competitive advantages.  

Site selection assistance proves particularly valuable for businesses unfamiliar with Banks' 

market conditions and development requirements. The city can facilitate introductions between 

prospects and local property owners, provide guidance on ODOT access requirements, and 

coordinate utility connections. This service reduces barriers to entry while ensuring that 

businesses locate in appropriate areas for their specific needs.  

Community partnership opportunities provide additional recruitment value, connecting new 

businesses with local organizations, schools, and established businesses that can provide 

customers and mutual support. The Banks School District, trail user groups, and existing 

business networks offer natural partnership opportunities that strengthen new business 

prospects while building community connections.  
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Development Process Coordination  

Banks' retail development success depends significantly on coordinating multiple development 

processes to ensure that individual projects contribute to overall commercial district success. 

This coordination includes land use planning, infrastructure development, and business 

recruitment activities that reinforce each other rather than competing for limited resources.  

Strategic infrastructure improvements can catalyze private development while ensuring that 

public investments generate maximum economic development returns. ODOT coordination 

represents a specialized but critical component of Banks' development process, particularly for 

highway-oriented commercial projects. Early engagement with state transportation officials 

helps identify intersection improvement requirements, access spacing limitations, and traffic 

impact mitigation measures that affect project feasibility and costs. The city's role includes 

advocating for reasonable development standards while ensuring that commercial development 

enhances rather than compromises transportation operations.  

Performance Measurement and Strategy Evolution  

Implementation success requires systematic performance monitoring that tracks both 

quantitative outcomes and qualitative market conditions. This monitoring system should 

capture early indicators of market change while providing data necessary for strategy 

refinement and business recruitment discussions. Key performance metrics include:  

●​ Retail business license activity and renewals  

●​ Commercial building permit values and square footage  

●​ Employment in retail and service sectors  

●​ Vacancy rates in commercial areas 

These quantitative measures provide objective assessment of market development progress 

while identifying trends that may require strategy adjustments. However, qualitative indicators 

often prove equally important for understanding market dynamics and business success factors.  

Regular business surveys and informal discussions with retailers provide insights into market 

conditions, customer satisfaction, and emerging opportunities or challenges. These qualitative 

assessments help city officials understand whether development strategies are working from 

the business perspective while identifying support needs that may not be apparent from 

statistical analysis alone.  
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Annual strategy reviews should incorporate both quantitative performance data and qualitative 

business feedback to assess progress against development goals and adjust implementation 

priorities. Market conditions evolve continuously, and successful communities adapt their 

economic development approaches to reflect changing opportunities and challenges while 

maintaining consistent long-term vision.  

The implementation strategy should be viewed as a framework for decision-making rather than 

a rigid plan that cannot accommodate unexpected opportunities or market changes. Flexibility 

combined with consistent implementation provides the best foundation for sustainable retail 

development that serves Banks' long-term economic development objectives. 
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CONCLUSIONS 

Banks possesses strong fundamentals for retail market expansion, supported by population 

growth, regional trade area demand, and strategic highway positioning. The combination of 

organic growth from new residents and opportunity to capture regional spending supports 

15,000-20,000 square feet of new retail development over the next decade.  

Success will depend on strategic site development, targeted tenant recruitment, and 

coordinated public-private investment in commercial infrastructure. Priority should focus on 

convenience retail, food service, and personal services that serve both local residents and the 

broader rural trade area.  

The planned residential growth at Quail Valley will accelerate retail demand, while continued 

development of the Banks-Vernonia Trail as a regional recreation destination creates additional 

commercial opportunity. With appropriate planning and investment, Banks can establish itself 

as the primary retail center for Washington County's rural communities while maintaining its 

small-town character and quality of life. 
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