COA No. Condition

A. Planning Conditions

Response

1. General

This "At Cost” entitlement is not vested until all permit processing costs and development fees are paid n full
Additionally, no grading or bulding permits shall be issued until all permit processing costs and development impact
fees are paid in full. A deposit for review of compliance with Conditions of Approval wil be required, in addition to

payment of the balance for actual costs of City Staff and Contractors conducting compliance review.

The Owner and Applicant, and all representatives and successors in interest, shall comply with all applicable
rovisions of the Banks Municipal Code (including the Banks Land Usage Code), Banks Public Works Design Standards,
and all other applicable local, state, and federal reguations.

‘The applicant has compensated the City for all permit processing costs and development fees
for the entitlements, thereby vesting the entitlement. The Applicant acknowledges that no

‘grading or building permits shall be issued until all related fees are paid in full. The applicant
will pay all fees and deposit for review of compliance with Conditions of Approval as required.

“The Owner and Applicant will comply with all applicable provisions of the Banks Municipal Code
(including the Banks Land Usage Code), Banks Public Works Design Standards, and all other
‘applicable local, state, and reaem regulations as required.

The Applicant shall adhere to all apy , state, and federal laws tection, and

shall obtain all necessary permits.

All construction-related work, including earthwork,
be conducted in accordance with the Uniform Building Code and requirements for permitting by Washington County.
All construction activities shall meet the Oregon State Building Code regulations for seismic safety. Construction
plans shall b subjec 0 review and spproval b the ity of Banks prito te suanceof a g pemit. AL
issued by
Washington (mm(y Building Services. All work shall be subject to inspection by the Cvly e Washngion
County Building Services, and must conform to all applicable requirements and approved improvement plans prior to
the issuance of a Certificate of Occupancy.

grading, trenching, backfiling and compaction operations, shall

Deiaionsfom approved lanswil e suec o the inor Modifcaions and lorModiicationsappicatios and
requirements, as applicable, in Section 151.287 and Section 151.288 of the Banks Land Usage Code.

of this decision, the approved final plans,
e standori of o Bas L Usage Code, and Public Works Design Standards, as modified by this approval.

Development on all lots created by this subdivision shall comply with all dimensional and development standards of
the applicable except as modified by provisions and this approval

The capital improvement plan in the adopted 2024 TSP includes a westside trail (multi-use connection) by reference
to the Banks Bicycle and Pedestrian Plan Project #9 in TSP Project 9. The capital improvement plan in the adopted
2023 Banks Parks and Recreation Master Plan includes a westside neighborhood park and a westside trail. The Banks
Parks and Recreation Master Plan sets a level of service of 1.3 acres per 1,000 residents for neighborhood parks and
1.9 acres per 1,000 residents for trail corridors, and documents the need for an approximately 2- acre public park
s 2ace sl on the et side of Banks (vest of W Maintree). A 0.3-acr neihborbd prk and 2.-scre tal
corridor are approved as part of this developm

Potential eligibility of the trail for mmpmauan System Development Charge (TSDC) credits is addressed in a
separate Condition of Approval under Transportation Conditions of Approval. In order for the park to be considered
for eligiiiy fo Park Sysem Development Charge (S00)crecits, he Applcant or Owner st submit a pettion to
the City. The petition must demonstrate how the park facility provides a level of service and amenity in excess of
the level required to serve the proposed development. Level of service is prescribed by the Parks and Recreation
Master Plan (and will rely on the latest average household size data for Banks available from the US Census). Level
of amenity is established by both the Parks and Recreation Master Plan and the City's review and discretion

The Applicant shall adhere to City of Banks Public Works Standards that require a 12-month warranty on all public
improvements that the Applicant constructs or otherwise provides, including infrastructure and landscaping.

The adhers tate, and federal rd
‘environmental protection, * and oo necesary permits s requre.

All construction-related work, including earthwork, grading, trenching, backfilling and
‘compaction operations, shall be conducted in accordance with the Uniform Building Code and
requirements for permitting by Washington County as required. Grading plans were approved on
8/5/25 by Washington County.

A Minor Modification application subject to the criteria of Section 151.288 was submitted to the
ity on June 6th, 2025 and is currently in review.

this decision, the
approved final plans, the standards of the Banks Land Usage Code, and Public Works Design
Standards, as modified by this approval as reqired.

Developnent anal ot rested by s subvison il comply ith sl dimensiona! snd
. of the except as modified by
umlopmem provisions, the Minor Modification, and this approval as required.

‘Construction documents for Phase 1 and the Phase 1 Park were submitted to the City of Banks
or review. Drawings demonstrate the level of amenty planned for the westide trail and the
‘westside neighborhood park.

e dolican shll adhere to City o Barks Public WorksStandardstat reie  12:month
‘warranty on all public
including infrastructure and lnnds:epmq as rvqulred

On going

On going

On going

On going

In progress.

On Going

In progress.

n progress.

In progress.

1l Prior to site work and issuance of
grading permits.

The Applicant shall apply for a Final Plat in conformance with Sections 152.009 and 152.010 of the Banks Land Usage
Code

The Applicant shall submit for Final Plat approval (Type 2) from the City with a plan that shall demonstrate that

Conditions of Approval are met. The Final Plat shall be prepared by a professional land surveyor licensed in Oregon,

consistent with the requirements of ORS Chapter 92 and Chapter 152 (Land Division Regulations) of the Banks Land
sage Code. All easements and tracts shall be shown on the Final Plat.

The following notes shall be placed on grading plans and bulding plans and shall be adhered
10 by the Owner, Applicant, and their Representatives and Contractors: °If any potential cultural resources and/or
human remains are discovered in the course of development activity, work shall be stopped immediately and the
Oregon State Historic Preservation Office, the Confederated Tribes of the Grand Ronde, the Washington County

Coroner, and the City of Banks City Manager shall be notified, as appropriate. Failure to comply with these
requirements may constitute a Class C Felony, subject to imprisonment and/or fines.”

This is a Final Plat application for Phase 1 of the Sunset View at West Banks Master Planned
development.

“This is an application for the Phase 1 Final Plat, a Type Il process, that was prepared by a
professional land surveyor, Travis Jansen PLS #57751. This narrative addresses the applicable
conditions of approval and is consistent with ORS Chapter 92 and Chapter 152 of Banks Land
Usage Code. Al easements and tracts for Phase 1 are shown on the Final Plat.

‘The above note is included on Grading plans and building plans and will be adhered to.

In progress.

In progress.

Complete

Prior to Final
Plat approval

‘All common areas shall be annexed to and maintained by the Homeowners Association named in the final Covenants,
Conditions, Restrictions, and Easements document.

The Applicant shall ensure that the Property Line Adjustment is recorded as detailed i Section 152.012 of the Banks
Land Usage Code

4 specified in the executed Development Agreement, the Applicant and Owner shall have a maximum of 10 years
from the date of Preliminary Plat approval to record all Final Plats for this development.

“The private common areas will be maintained by the Homeowners Association and included in
the final Covenants, Conditions, Restrictions and Easements document.

“The Property Line Adjustment is recorded as file #34969 and filing date 3/3/2025.

“The applicant is in the process of subr d Final Plats for pment,
ol the time .

To be provided prior to plat recordation

Complete

on going

IV. Prior to the issuance of building permits

The Applicant shall delineate the post-construction floodplain location based on final grading of the development.
The Applicant shall secure a Letter of Map Change (LONC) and Letter of Map Revision Based on Fill (LOR-F) or
perform a floodplain certification prior to release of the building permits for lots within the floodplain currently
identified in the Federal Emergency Management Agency (FEMA) Flood Insurance Rate Maps (FIRM). All building
permits outside the current FIRM shall be issued per standard building permit guidelines.

The Applicant shall submit construction plans that verify that approved residential development and utilities will be
located outside the relocated 100-year floodplain.

The Applicant shall submit final plans for home design that comply with Banks Land Usage Code Section 151.126 to
show m st creation o rnt entances of oot o ricnes where e etrance [ cn the front
elevation and no
more changes in mass, surface, andor finish on " arcund e oot entrances, more ponounced and reated front
porches (e.g., a porch cover that extends from the front entry); and/or reduced front entry setbacks.

e dgplicant shll bt final plans o the pork and tal improvenents, ncldin detals o ameniies dicated

in approv for Park and T ign, and Development in the

City of Banks 2023 Parks and Rncreatic e e

The Applicant shall submit construction plans that clearly indicate the location of fencing in the development, as

well as other design details that demonstrate compliance with standards in Section 151.157 (Fences) of the Banks

Land Usage Code.

The Applicant shall submit outdoor lighting plans as part of th

lighting standards Section 151.192 of the Banks Land Usage Cod. Lightng plans shall be provided for home exterior

ighting, park lighting, accessway lighting, and trail lighting. Street lighting plans shall be prepared in consultation

with the City Traffic Engineer.

The Applicant shall submit construction plans that include a minimum of eight (8) bike parking spaces (four racks) at.

the neighborhood pare. Lishting shll b provided at or within 10 et of thes rack

The dgplcant shll it costructon plans that show th locationof ransfomers i the Agpicant s
screening standards in Section 151.156 of the Banks

Land Usage iy
The Applicant shall provide apy
standards and approved plans.

parking and of-street par with City dimensional

The Applicant shall d with design from Report (Exhibit I).
The Applicant shall provide a final street name plan shown on the proposed Final Plat, consistent with City street
naming code and approved plans. Street name signs shall not be installed prior to Final Plat approval. TMAwnr.am
shall assign street addresses consistent with requirements in Chapter 154 of the Banks Land Usage Code.

The Applicant shall obtain Final Plat approval and record the Final Plat with Washington County within 60 days of
City approval of the Final Plat, pursuant to requirements in Chapter 15:

Prior to the issuance of

Applicant will demonstrate compliance at the time of building permits. This s a final plat
application.

Applicant will demonstrate compliance at the time of building permits. This is a
‘application.

Street names are included on the Final Subdivision Plat.

‘The Applicant shall obtain Final Plat approval and record the Final Plat with Washington County
‘within 60 days of City approval of the Final Plat, pursuant to requirements in Chapter 152 as
required.

three phases, public i be
deemed substantially complete in accordance with ORS 455.175
Applicant agrees to install a six-foot high chain link fence with a gate at the edge of a trail adjacent to Sunset Park.

Applicant will P
‘application.

at the time of building permits. This s a final plat

Sunset Park can decide when to open the gate. Should an extension of the trail take place at Sunset Park , the gate
may be removed in the future.

Applicant will
‘application.

at the time of building permits. This is a final plat

Not Applicable for Phase 1 Final Plat

V. Prior to occupancy

The Applicant shall ensure all landscape areas are planted as approved and served by an underground landscape.
irigaton system. For approved xeriscape (¢rought tolerant) andscape desigrs underymund irrigation s not
required if temporary above- is provided for

The Agaicant hall el site improvements, inclucinggading fencin, and wls,are completed  ccordnce
with approved pl:

The Applicant. sl i lighting s consistent with City lighting code, installed according to approved
plans, and operational

The Applcant shal install al stree tres for the phase according to approved sree tree plas, prior o nspecton
of fist building permit of each phase and prior to occupancy. Warranty on trees shall extend to 12 months after final,
acceptance of all public through Phase 3 of the d in accordance with City of
Banks Public Works Design Standards.

The Aolcantshll rcange or nofiation t homebuyers of the prosiityofall homes i thefs devsopment o the
L from the t Park otice shall be included in the
d o i, oty ot gt e

CaR withtte o propery foral ot i

Applicant will demonstrate compliance prior to submitting for Occupancy. This is a final plat
lication.

right of future property owners requlations in title IX,

Chapter 90.05, and Title X, section 130.04, of o b Mnmclgal Code.

AL public improvements required by this approval, these Conditions of Approval, and Conditions of the Final Plat
Approval shall be completed by the Applicant and accepted by the City, Washington County, or ODOT, as applicable,
contingent on inspection and approval by the City Engineer and appropriate roadway authorities.

The Applicant shall dedicate the park and trail as established in the executed Development Agreement, and in order
to address park and trail corridor standards and needs established in the City of Banks 2023 Parks and Recreation
Master Plan

Installing signs on the development site - including stub street signs, trail wayfinding signs, and monument or other
types of signs with the subdivision’s name - requires permits. Sign permits are not land use permits; they are.
regulated by Title Il, Chapter 39, of the Banks Municipal Code. The Applicant shall obtain permits for proposed signs
by following administrative permit procedures found on the City’s website and/or by contacting a City Planner.

lcation.

Not Applicable for Phase 1 Final Plat

B Conditions of Approval

The sgpicant hall mest minimum AMSHTO inerctan st ditanceandsfestppig gt dstance reaurements
at allinternal si ays unles the City Engineer.

el pui ey o, and et sect s o conections 1 g S0t sl b
approved by the City Engineer, County Engineer, or ODOT as appropriate prior to fina site plan approval. The
Applicant shall provide sight distance documentation of al public intersections to City for agency review.

2

In the event the Applicant elects to construct pot Street 3 1t shall

providean engineering sty ngeneral compliance with i  evaluating and making recommendaton (o the
orth and east legs of the A Street/Depot

vt mesoeton mtaloion o markings by Applicant shall be sub]:cl to final approval of the City Engineer.

Prior to occupancy of each associated phase, the Applicant shall install Type Il standard City barricades at the end
of Streets A, D, E, F, and G, at the end of alleys in Tracts D and E, and at the end of the bike-ped connection Tracts
located between Lot 56 and Lot 57, and north of Lot 19. A Type Il barricade shall be installed at the east end of
Depot Street unless the road extension is completed by the Applicant. Install a City-approved sign on the Type Il
barricade noting that the street may be extended in the future.at the terminus of D Street, E Street, Depot Street,
and A street.

Applicant shall provide and install signage associated
approved by the City Engineer

provision of, and prohibition of, on-street parking as

** The applicant will meet all minimum

the construction documents under review with the City.

If applicant elects to construct extension of Depot Street to OR-47/ Main Street, this condition
will be adhered to.

Prior to occupancy of each associated phase, the Applicant shall install barricades at the end of
streets, at the end of alleys, and at the end of the bike-ped connection Tracts as required.
‘Applicant will also install a City-approved sign on the Type Iil barricade noting that the street
may be extended in the future where relevant.

‘When required, the applicant will provide and install signage assoclated with provision of, and
prohibition of, on-street parking as approved by the City Engineer.

On going

N/A

“This condition is Prior to occupancy and not applicable for this Phase 1 Final Plat.

On going




The Applicant shall construct A Street from Cedar Canyon Road to the south Limit of Phase 1 s a City 2- lane.

Collector facility. The structural section shall be constructed to City Local Street standards. The Applicant shall
te 60-foot minimum public right of way with 8-foot Public Utility Easements on each side unless approved

otherwise by the City Engineer. This segment shall d on the Development
Tax (TDT) Eligible Project List for purposes of ion of TOT Washington

1 County Code Section 3.17 (the TOT Orcinance). Improvements associated wth povison of o-sreet parking,
including additional right of way, roadway construction, and additional landscape planter areas due to impact on
roadvay aligment shll nt be deemed TOT o T50C crediable. Mo TOT o TSOC credi s avmame for ocal et

ost equivalence in ORS 233.304. for engineering, s

vcersof 135 of the vaue of TOT crecitale construction coss hal be deamed TEDC credtabie. sopticant shll
install R1-1 STOP sign at A street approach to Cedar Canyon Road as appved by City Engineer.

s for °A Street” now known as NW Strawberry Boulevard” that comply with
this standard are shown on the Phase 1 Construction Documents submitted on 6/23 A minimum
of 60- feet of right-of-way and 8-foot Public Utilty Easements on either side of ‘A Street’ (NW
Strawberry Boulevard) are included on the Final Plat.

Awaiting Ph 1 CD approval

The Applicant shall dedicate additional right of way across frontage of property subject to this land use approval to

provide 44-feet from monumented centertine of Cedar Canyon Road and record an 8-foot-wide Public Utility

Easement, unless approved otherwise by the City Engineer and County Engineer. Said dedications and PUE recording

shall additionally extend across the Cedar Canyon Road frontage of the 1-acre future Water Treatment Facility

propenty The Agplicant shll obtan Washington County Faclity permi nd widen Cedar Canjon Road 0 corstruct
d-gutt

12- oot lane, bike lane, a C
Located 75 et south of comering, sreet s ncoc

width), and a 12-foot-wide shared-use path on the south side of Cedar Canyon Road east of the A street intersection
and across the frontage of the 1-acre future Water Treatment Facility. Pavement structural section shall be

irectad iy the County Enincer. Thesegment of the Codar Canyon Rozd ondiruction ocated adacent t the T-acre
future Water Treatment Facility property shall be deemed d on the TOT Eligi List for
purposes of determining TDT creditability in accordance with Washington County Code Section 3.17. Only
documented costs for engineering, survey, and inspection in excess of 13.5% of the value of TOT creditable
construction costs shall be deemed TSDC creditable.

Construction documents for the Washington County Facility permit were approved on 7/30/25,
and includedosgn detals that comply with his condiin. 4. et from monument
terline of Cedar Canyon Road and an 8-foot-wide Public Utility Easement which extends  Complete
‘across the frontage of the 1-acre future Water Treatment Facility are shown on the Final Plat
she

Appticant shll provide an engineering sty in general compliance with KCH 562 evaluatingand makin
5 egard t instlling a marked pecstriancrosings on  Necessary pedestrian crossings e shown o the stipng lan ncluded o the County Fronage

o ot e of th Cotat o Rant  sre mteacion: ntalnionof arkis b Aot sl oo TeCKCoiron e, o8 oo drake it W oy, poroved o 3130015 In progress
to approval of the City Engineer and County Engineer.
4 The Applicant shall construct a 5-foot-wide pedestrian connection sauth of Lot 12 and within Tract A that connects A The trail has been mafied to run adjacent to and connected to publc sdewalk on NW WA

Street and the regional trail. trawberry Boulevard, Therefore a separate access to the trail is no longer necessary.

Thesgplcant shll construct 12 fotwide ashal concrte (C)pavedshreduse path 12 20 fot-vide recorded

5 Tractin and 1048, d otherwise by the City Engineer, A 12-foot shared use path that complies with this condition is shown on Phase 1 Public
et to 15 o 23 o he o s 4 029 o e st Dmvvqu 2 connection between A Street and D Improvement plans, Site Plan and was submitted to the City on 6/23/25.
Street.

Awaiting Ph 1 CD approval

]
g
g
H
H

The Applicant shall construct a commercial driveway apron and all-weather accessway on the west side of A Street
6 approximately 75-feet south of Cedar Canyon Road to the adjacent. inamanner appr v
City Engineer.

A commercial driveway apron that complies with this condition is included in the Phase 1 Public
Improvement Plans, submitted to the City on 6/23/25.

Awaiting Ph 1 CD approval

Approximately eight parking spaces are provided on the west side of NW Strawberry Boulevard
‘compliance with this condition as shown on the Phase 1 Public Improvement plans, Site Plan | Awaiting Ph 1 CD approval
‘and was submitted to the City on 6/23/25.

, The Applicant shall provide approximately eight parking spaces of on-street parking on the west side of A Street
Rorth of the north connection of B Street unless approved other the City Engineer.

The Applicant shall provide approximately 75-feet of on-street parking on the east side of A Street north of D Street
& unlessapproved therwise by Clty Engincer. The Applant sholl provid o commercialcrivnay apronto T-cre Ot parking s provided and cuently bein reviewed iy ngincer Awaiting Ph 1 CD approval
future Water Treatment site with width and location to be determined by City Engin

Due to sight distance restrictions, less than 50 feet of parking is provided between "D Street”
The Applicant shall provide approximately 50-feet of on-street parking on the east side of A Street between D Street. now known as NW Atfalati Lane and °E Street” now known as NW Cherry Lane. Provided parking

9 waiting v
and € Street unless approved otherwise by City Engineer. is shown shown on the Phase 1 Public Improvement plans, Site Plan and was submitted to the A*2111n8 P 1 €O approval
City on 6/23/25.
The Applicant shall construct Depot Street from A Street to the eastern boundary of the property subject to this land
ent application as a City 2-lane Collector facilty. The structural section shall be constructed to City Local | g " .
Street standards. The Applicant shall dedicate 60-foot minimum public right of way with 8-foot Public Utility  Construction Detarls for Depot Street from NW Strawberry Boulevard to the ezstemn boundary of
the subject property that comply with this condition are shown on the Phase 1 Public
10 Easements on each side unless approved otherwise by the City Engineer. This segment of the Depot Street Improvement plans, Site Plan and was subitted to the City on A minimum of 60- feet of right-  Awaiting Ph 1 CD approval
constrction shall d on the TOT List for purposes of Tor 3

of-way and 8-foot Public Utility Easements on either side Depot Street are shown on the Final

creditabiliy in accordance with Washington County Code Section 3.17. Documented costs for engineering, survey, o1+ 27
@ 3 3

ind inspection in excess of 13.5% of the value of TDT creditable construction costs shall be deemed TSDC creditable.
No TDT or TSDC credit s available for Local Street cost equivalence in accordance with ORS 233.304,

The Applicant shall construct A Street from the north limit of phase 2 to the Wilkes Street extensionas a City 2-lane
Collector facility. The structural section shall be constructed to City-Local Street standards. The applicant shall
Dedicate 60-foot minimum public right of way with 8-foot Public Utility Easements on each side unless approved
otherwise by the City Engineer. This segment shall be deemed contiguous and on the Transportation Development
Tax (TDT) Eligible Project List for purposes of determination of TDT creditability in accordance with Washington
County Code Section 3.17 (the TOT Ordinance). Improvements associated with provision of on-street parking,
incluing addtiona right of vy, resdy constructon,andadional landscape lanter ressdue 10 impact on
roadway alignment shall not be deemed TDT or TSDC creditable. Documented costs for engineering, survey, and
{napection i exces of 13.5% o th vaue of TOT reciabls construction cost sall be deamed 1SBC crediable. No
TOT or TSDC credit is available for Local Street cost equivaalence in accordance with ORS 233.304.

The Applicant shall construct Wilkes Street from its western terminus to OR-47 (Main Street) as a modified City 2-
tane Collector facilty. The structural section shall be constructed to City Collector Street standards. Wilkes Street
between A Street and OR-47 (Main Street) shall be constructed with a 24-foot curb-to-curb width, two 7-foot-wide
cycle tracks (including curb width), two 4-foot-wide landscape planters with street trees and street lighting, and
0 fot sidemlis in  decicated 6o ight of vay. The Aplcant sl diate 6-foot i publc g
of way with 8-foot Public tilty Easements on each side unless approved otherwise by the City Engineer
consideration of land ownership extents under the control of Applicant. (NOTE: 8-foot Public Utility fasemems are
ot required for the segment of Wilkes Street with abutting property not under the Applicant's control). This

2 segment of the Wilkes Street construction shall be deemed contiguous and on the TDT Eligible Project List for
uposes of deteminationf TO credaliy i acordancewith Wasigion County CodeSection L7
Documented costs for engineering, survey, and inspection in excess of 13.5% of the value of TOT creditable
Construttion costs sall b deemed TSOC <redtable No TOT o TSDC crecit s avaable for Local Street cst
equivalence in accordance with ORS 233.304. Applicant shall install R1-1 STOP sign at Wilkes Street approach to OR-
47/Man Street 25 approved by City Engineer and ODOT Engineer, or their authorized designee. Applicant shall
provide an engineering study in general compliance with NCHRP 562 evaluating and making recommendation to the
City Engineer and ODOT Engineer, or its authorized designee, in regard to installing 2 marked pedestrian crossings This condition s not applicable to Phase 1 Not Applicable for Phase 1 Final Plat
on the west leg of the Wiles Street intersection with OR-47/Main Street. Installation of markings by Applicant shall
be subject to approval of the City Engineer and ODOT Engineer, o their authorized designee.

The Applv(anl shallconsructthe east-west portions of Street B and Street  as a modified City 2-lane Local Stret

with street trees and

3 street lighting, and é-foot wide sdewalks in 2 4-foot caicated public right of way with 8-fot Public Utilty

asements on each side, unless approved otherwise by the City Engineer. The structural section shall be constructed

to City Local Street standards.
Appticant shll provide an engineering sty in general compliance wit ICH 562 evaluatingand makin

N egare o instlling ke pecestrian crosings on
the north and east Aeys ol Wilkes Sreet intersection vith Wireer, mtalaionof markings by Applicant shall be
subject to approval of the City Eny
The dgplicant shll construct an - fotvide AC paved harec s path i 7 oot e ecorded Tract

5 104A and 1048, otherse b the Cty Engnesr, between
{ots 56 and 57 tha comnects A Street toa uture connection to Nai Srcet.
The dgplicant shll construct an - fotvide AC paved harec s path i 7 oot e ecorded Tract

6 104A and 1048, atherwise by th City Engineer, between

(ot 18 and 19 an hrough Tact A t connect B treet wichtne mﬂlonel trail.

The Agaicant il xcvid aproxiatlyS-fetof ostret parking on the west id f A Strest between B Stest

i
H
4
E
£
3
g
s
£

7 (north intersection) and C Street unless approved oherwise by Cty Engineer.

o Tesopteont ol oo apprmmately 25t of ot ki o h st s o et bt St
50 y City Enginee

L, e oot ol e smorite, 7 ee af oo oing o et e o & St st f o
129 and 130 unless approved otherwise by City Engineer.

1o The Appicant shall provice approximtely 75-fee of o stret parking on the et side o 8 Street adjacent o s

139 and 140 unless approved otherwise by City Engineer.

The Applicant shall construct A Street from Wilkes Street to the intersection with G Street as a City 2-lane Collector
facility. The structural section shall be constructed to City Collector standards. Dedicate 60-foot minimum public
right of way with 8-foot Public Utility Easements on each side unless approved otherwise by the City Engineer. The
horizontal curvature of the A Street alignment through its intersection with G Street shall meet City centerline

1 radius design criteria for Collector roadways. For purposes of TOT credit determination, this segment shall be
deemed contiguous and not on the TDT Eligible Project List unless added to said List by the Washington County Board
of Commissioners prior to acceptance of the segment’s construction. Documented costs for engineering, survey, and
inspection in excess of 13.5% of the value of TDT creditable construction costs shall be deemed TSDC creditable. No
TOT or TSDC credit is available for Local Street cost equivalence in accordance with ORS 233.304

The Appican shall consrc A Stree o the eseclon th G Sttt thesuthern bundary o hesbect
pment as a modified half-width City 2-lane Collector facility providing 20-foot paved roadway surface, an east
Cur and gutte, and a -foot cur tight exst sdewalk mclucing curb widh. The strctura section hall be
constructed to City Collector standards. Dedicate 26-foot minimum public right of way with 8-foot Public Utility
Easements on the east side unless approved otherwise by the City Engineer. Additional public easement may
2 required by the City Engineer for street light use. For purposes of TDT credit determination, 2-feet of paved width
shall be deemed extra-capacity and TDT creditable as a contiguous, not on the TDT Eligible Project List,
improvement unless added to said List by the Washington County Board of Commissioners prior to acceptance of the
segment’s construction. Documented costs for engineering, survey, and nspection in excess of 13.5% of the value of
TOT creditable construction costs shall be deemed TSDC creditable. No TDT o TSDC credit is available for Local
Street cost equivalence in accordance with ORS 233.304.

VOLUNTARY CONDITION: Subject to the Ci
utilizing fully creditable TOT funding provided by the Applicant, the Awncln( mayelect to construct the Depot
Street extension (TSP Project 19) as a City 2-Lane Collector facility between the eastern boundary of the property
sublect o this and devlopment sppicaton nd Hain Stret (OR ). Th roadwaystrucural section shall be
constructed c with the City local street standard. The Applicant shall dedicate 60-foot minimum public
T of way w8 «em Fulic Uity Exsements oneach sde unles poroved therwise by th City Engincer. This
segment of the Depot be deemed non~
purposes of Gevermintionaf 0T creditability in accordance with Washington County codvanton e
3 Documented costs for engineering, survey, and inspection in excess of 13.5% of the value of TDT creditable
construction costs shall be deemed TSDC creditable. Applicant shall install R1-1 STOP sign at Depot Street approach
to OR-47/Man Street as approved by City Engineer and ODOT Engineer, or their authorized designee.

Joplicantshallprovidean engineering tudy i generl compliance with NCHR? 562 evaluating and making
recommendation to the City Engineer and ODOT Engineer, or it at decanee, i egard o eealin a marked
pedestrian crossings on the west leg of the Depot Street intersecti 47/ Main Street. Installation of

mevkmgs oy Applcnt halt b subect 10 approal of the ity Engincer and 0001 Engineer, o their authorized

“This condition is not applicable to Phase 1 Not Applicable for Phase 1 Final Plat

Thedgplicant shll construc Stret o a madfied ity 2 dne Local et ity pm\ndmy 20-feet curb-to-curb.
and curb publ of way with 8-foot

4 Public Utility Easements on sench e s anproved atharise by he Cy Engneer tonat srect lighting
easements may be required by the City Engineer based upon the final street lighting design. The structural section
shall be constructed to City Local Street standards.

Prior to the Final Plat approval and recordation of Phase 3.




Prior to final plat approval and recordation of the final phase of development, and subject to the City’s ability to
acquire any necessary additional public right-of-way utilizing TT and TSDC creditable funding provided by the
Applicant, o other City provided funding, and subject to approval of the County Engineer and ODOT Engineer, or
their authorized designees, theApplicant may elect to design, permit, and construct an eastern extension on Cedar
Canyon of the lane, bike lane, south curb and gutter at 25-
feet rom cenerine, &0 wid andicape planter (ncluing cu vidth, et ghting, and 12 oot wideshred-

use path to OR-47 (Main Street). Additional curb and gutter, commercial driveway apron, landscape planter where
feasible, and street lighting as reted by the County Engineer, shall be constructed to Washington County.

5 standards. Pavement
structural section shall be as required by the County Engineer. This segment of the Cedar Canyon Road construction

shall be deemed non-contiguous and on the TDT Eligible Project List for purposes of determination of TOT
creditability in accordance with Washington County Code Section 3.17. Costs associated with potential modification
to the County planned ntersection and traffic signal improvements, if funded by Applicant, shall also be deemed
TOT and/or TSDC
fullyereditable a5 o contgueus improvement hat s o the TOT Elghle Project Lt in accordnce with
n 317 engineering, survey, and inspection i excess of 13.5%
o e alo of DX crtabis contrucionconts st s deemed Tont edvamie,

& The Applicant shall provide four on-street parking spaces on the east side of A Street between Wilkes Street and G
Street, unless approved otherwise by the City Engineer.

Subject to the City's ability to acquire public right-of-way or easement from Sunset Park and an access permit to OR-
47 (Main Street) from ODOT, the Applicant may elect to design, permit, and construct a 12-foot-wide AC paved

road, between the southern terminus of A Street and OR-47 (Main Street). Costs for easement acquisition, design,
permitting, and construction of the multi-use trail facility shall be deemed fully TSDC creditable.

‘The Applicant shall construct a 12-foot-wide AC paved regional trai along the western border of the site connecting

from Cedar Canyon Road south to Wilkes Street with a trail stub connecting to a future trail extension across the

adjacent industial zoned property, generally s depicted on Shee 14.1 (Exbi ). Construction shall compy with

City 1044 and 1048 by the City Engineer. The Applicant shall moify the

west sidewalk of A Street at its merger i Pesonal tral o proice 2 2-oot paved withand modfy the DA Cnstruction detals o the 12-ootwide paved esona ol hat comply with this conditon

s tthe sutstand st comers ofthe esecin of A Stee i edarCayon R are shown on the Phase 1 Public Improvement plans, Site Plan and was submitted to the City on Awaiting Ph 1 CD approval
modate the regional trail crossing as approved by the County Engineer and City Engineer. Design, s

Construesion, and the vaue o the 20 oot cordor,or a3 modiied by ity Engneet, of an fo the regfonl trai

within the property subfect to ths land development approval shall be considered TSDC creditable for the value

established by the City s greater than that which is required to comply with the City's local park standard

requirements.

recordation of Phase 1 and Phase
2 respectively

e dplcant sl construct et D, €, and 352 modfed Clty Z-ne Local et ity providing 1 feet
curb alks with 8- identified as NW Atfalati Lane and "Street E" identified as NW Cherry Lane have 32-

oot Putie Oty Easements on each Sde nless ewnwed e by the ity Engineer Addtonal vt ghing {fot dedcaced righ o way and &foatPubic Uity Ensements shov o Sheets 2 and 3 of the Awaiting Ph 1 CD approval

easements may ity the final street lg tural Final Plat. Construction Details for these streets were submitted to the Clty on 6/23/25.

shall be constructed to City Local Street standards.

plat approval and [V. Prior to final plat approval and|

VI. Prior to final
recordation of
3, respectively

‘The Applicant shall construct a 20-foot-wide paved alley with a Local Street structural section in a 20-foot-wide
dedicated Tract and construct a 20-foot-wide City standard commercial driveway apron at each alley connection | This condition is not applicable to Phase 1. Not Applicable for Phase 1 Final Plat
with A Street, located in Tract D and Tract E, with design as approved by the City Engineer

Prior to the

i
final plat approval
respectively

Phase 2 and Phase 3| Phase 1 and Phase

'C. CWS Conditions of Approval

The Applicant must abtan  Clean Wter Services (CWS) Ste Development Pemitprio (0 plat approvaland.
recordaton. Jplicaton for pment Permit must be in

Design st I d Order Nos. 19-5 ded by R&0 19-22 (C\ -  or
prio standards a3 maeting the Implamentation policy of RGO 18.26, and s to ncude:

Detailed plans prepared in accordance with Chapter 2, Section 2.04.

Detailed grading and erosion control plan. An Erosion Control Permit will be required. Area of Disturbance must be

clearly identified on submitted construction plans. If site area and any off- site improvements required for this

b development exeed one-acre of disturbance,project wil requie 1200 CN Erasion Control Pt it rea and

ot ite improvements rered forthis development exceed five-cres of dturbance rojct il re
1200-C Erosion Control P

each lot within having direct access by gravity to public storm and sanitary.
sewer. , extension of to service adjacent uphill and/or
upstream properties is required per REO 19-5, Sect ‘The Applicant shall confirm with CWS that the existing
public pump station will serve the entirety of the development
Provisions for water quality in accordance with the requirements of the above-named design standards. Water
1.d. Quality is required for all new development and redevelopment areas per REO 19-5, Section 4.04. Access shall be
for maintenance of facility per R&O 19-5, Section 4.07.

1fuse of an exising oft-ste orreginal Water Quality Facilty i proposed, the Applican mustbe cleary enifedt
L. on ans, showing s ocatio, condiion, apaciy o treat ths e an, 4y adeonal Inprovements and/o
uparades tht may be needed to utlize that facily

If the roposes private Lot LIDA ystes, they st comply with the current CWS Design and Coin 3 Subme Corstrction Documents hvebeen sttt WS o 19 deporsraig T progress
11, St  pevate mareenance ssreement,for th papesed prace Lt LID s, needs 1 b pronded o compliance with conditions a-m, detailed below.
City for review and acceptance.
1. Showall existing on plans. Any sewer, y sewer, and water quality
"8 related easements must be granted to the City.
1 e comply with as set forth in the Letter No. 23- 002788, dated March
11, 204,

1. Prior to any site work and plat recording

Developer may b requred t preserve a coridor sepratig me sensitie arenfrom the impact o development, The
1.4, corridor must be set aside in a separate tract, not part of ai fable lot and, shall be subject to a “Storm Sewe
Sorface Water, rainage and Decenton Enserent ser s entrty" or s cualent.

Clean Water Services shall require an easement over the Vegetated Corridor conveying storm and surface water
1.j. management to Clean Water Services that would prevent the owner of the Vegetated Corridor from activities and
uses inconsistent with the purpose of the corridor and any easements therein.

Detailed plans showing the sensitive area and corridor delineated, along with restoration and enhancement of the
corricor.

If there is any activity within the sensitive area, the Applicant shall gain authorization for the project from the
Oregon Department of State Lands (DSL) and US Army Corps of Engineers (USACE). The Applicant shall provide Clean
Water Services or its designee (appropriate city) with copies of all DSL and USACE project authorization permits.

\ny proposed of-site construction activities will require an update or amendment to the current Service Provider
Letter for this project.

Il Prior tosewer 1 The above noted improvements must be completed to CW satisfaction. “This condition will be met prior to a sewer connection permit Not Applicable for Phase 1 Final Plat
The (as-builts), or a the as-buits, shall be submitted and accepted by
issuance cws.

“This condition will be met prior to a sewer connection permit Not Applicable for Phase 1 Final Plat

. Engineering Conditions of Approval

The proposed easement for the Raw Water Line to the planned Water Treatment Facility site is shown to Clean

4 Water Services (CWS) property. The Applicant shall run the easement directly to the property that will be conveyed
to the City and permit the Raw Water Line in compliance with OAR 333-061-0050. The easement shall be 20 feet
wide and can be shared with other utilites.

See Plat Sheet 2 for the Raw Water Line easement. Shown on submitted Phase 1 Final Plat

Conveyance of Dairy Creek Surface Water Rights to the City. The Owners shall execute all documents necessary to
2.a. convey, and shall convey, all right and title in Water Right Certificates 43613 and 68254 to the City as partial
fulfillment of Owners’ obligations under BDC 152.003(D) and Resolution 2022-03.

‘The applicant has closed on the Phase 1 property, and will continue moving forward with the on-

‘going coordination with the City will occur to fulfllthis condition. On going

2.prior to
recordation of the
Final Plat for Phase Conveyance of Water pipeline easement to the City. The Owners shall dedicate to the City  15-foot-wide easement
B for a water pipeline over, mmuun and ul\der the subject property. The easement shall connect the 1-acre Parcel to
2.b. the most efficient diversio e Gty Engineer, slong Daiy Creek o tht wter aporpriatd No Esement  necesan s the vater ipelin s contaned within the ublc ight-ovay.  Complte
rsoant o Surace ater R Corictes 3613 be piped to the City's p m

facility site on the 1-acre parcel. The easement shall be shown on the face of the final plat.

Conveyance of the 1-acre Parcel to the City. The developer shall create a 1-acre parcel as shown on the preliminary
3. Following final plat and within 60 days after recordation of a final plat, the Owner shall convey to the City fee simple title to the 1-
plat recordation for  3.a.  acre City parcel located on NW Cedar Canyon Road near the intersection with NW Main Street by statutory warranty
/eyance of the 1-acre Parcel shall be in partial fulfilment of Owners' obligations under BDC 152.003(D)
and Resolution 2022-03.
4 The Applicant shall maintain exlswlg access from NW Cedar Canyon Road to the City property known as the
“Baneyard" and the CWS proj

Conveyance of the 1-acre parcel to the City will occur no later than 10 days prior to the

recording of the Phase 1 final plat. Coordination with the City for thi is on going. On going

Existing access to the "Boneyard" will remain after the recordation of this Phase 1 Final Plat.  On going

appr the Applicant’s narrative. Treatment wed
5 mu o rotde, ol b dschar c th wesan o h sopery direcly 1 e et o he deveapmen:
. The Applicant shall coordinate with CWS regarding requirements and to obtain final approval (see the CWS
Conitins o oot ahove
T dgacnt sl oo vter s s rredbeten 0 Mo et a0 0 o Caryon s ot 0 Dot
o Street and NW Wilkes Stree be made due to n-C * the City, applicant is not required to loop phase 1 water lines at this time.
rsions hall b e o e comecions o o o by the Cly. meludin e, 2 vaue, anda w2t The ta comection wil b ade with Prase 2 and he Nt Vlkes et conmecion
each future connection.
The Applicant shall furnish a commercial driveway entrance across curb and sidewalk from A Street to the planned
7 Water Treatment Facilitysite, with spacing from NW Cedar Canyon Road in coordination with Washington County
and is applicable standards.
W che Agpcan sl il it e ool T shall e i accodancewith iy of B
Land Usage Code (5 7-151.380), state law, and federal law.
5 e ostkan sl rovie il acpe o <oy with i 5051 of e Bk Ml Code, i
requires water-efficient landscaping be incorporated into residential and ite designs

by CWS on 8/8/25,
Prase 1 construction documents ncluding stormwater detais were submited to the ity for  Awating Ph 1 D approval
‘approval on 6/23/25.

To be completed with Phase 2

the Cityasshownon .
the Phase 1 Construction Documents submitted on 6/23/25. Awaiting Ph 1 CD spproval

Fills are not proposed within the floodplain with Phase 1 Not Applicable for Phase 1 Final Plat

Final Landscape plans have been submitted with Phase 1 construction documents on 6/23/25.  Awaiting Ph 1 CD approval

The Applicant shallprovide final plans for plans and shall
1o  demonstrate that to OAR 333-061 The only location ~ Wet utilities are m:lud:d wvlh Phase 1 construction documents. Franchise utility design will be Awaiting Ph 1 CD approval
where utilities will not be underground is the NW Wilkes Street and NW Main Street intersection, ol y \pany with coordination from the applicant. o P
poles wil be relocated due to feasiblity ssues.
00T Conditions of Approval
Pror to phase 2, the developer will apply for a new approach permit at ODOT District Main
1 For the proposed connection to OR 47 at Wilkes Street, the developer must apply for a new approach permit at office in Astoria, as required. PCD received comments from ODOT on provisional approach Not Applicable for Phase 1 Final Plat

ODOT District Main office in Astoria at 503-325-7222 design on 5/3 and is working on responding to ODOT comments. PCD is in close communication
ith ODOT about this process and requirements.

E. Washington County Conditions of Approval

‘Al public improvements on NW Cedar Canyon Road must btain a Washington County Faclity Permit as part of the
A approval process. Asdetaled below, ths permit s a crucal stp inthe development process and must b secured | £9°11Y P redated for Sontucton o Horiagt Iperevements to MW Cedar Camen - compre
before the City of Banks issues a public improvement permit PP Y per
These documents were st o the coury s equre: The s ot of dcion
1, Submit to Washington County Public Assurance Staff: A completed “Design Option’ form (original copy), the City’s  ('Banks Master Plan COA.pdf") was uploaded to the County's Project Dox on 11/25/2024. The ¢
"1 Notice of Decision (NOD), and the County’s Letter dated August 7th, 2024 County’s Letter (24919 County Transportation Conditions.docx’) was uploaded on 11/26/2024. <™
Design Option form was transmitted to the County on November 5, 2024,
$18,000.00 Administration Deposit
3 including plan
 feld s ot aporova, of thes sevices. instratic it was pai s requis unty i N
i “ processin. h Toe st dpot wa i o 11772024 a6 et To Gty 3 Pt on (o,
= [ thy will be refunded to the applcant. Any point ofcontact vith
ey "
58 higher. There is. costof oe
g o
g2 County Road Standards) for construction of the following public improvements:
=2 a3, MOTE the i pubic C were approved by Washington County on 7/30/25 and 2 design on goin
£E g ‘exceptions wil be submitted to Washington County for approval. £oing
£5 el o




A3.a. NW Cedar Canyon Road:

Construct half-street improvements to the County C-1 NW Cedar Canyon Road frontage. The half-street shall Construction documents were approved by Washington County on 7/30/25 that illustrate Street
A3.a.i. incorporate the applicable pavement width, a buffered bike lane, a gutter/curb, a landscape strip, and a 12-foot-  Typical Sections for Cedar Canyon Rd on sheet RDS including applicable pavement width, a On going
wide multi-use path. buffered bike lane, a gutter/curb, a landscape strip, and a 12-foot-wide multi-use path.
A3.a.f, Construction of the intersection between proposed and NW Cedar Canyon Road to the applicable Washington County i d crosswalks wil t0 appl tothe ssuance of
321 rosswalk accessibilty and ADA design standards (Washington County Road Design and Construction Standards).  the public improvement permit by the City of Banks as required. gong

1. Prior to the issuance of a pt
o equivalent permit by the City

Street lighting and conduit will be installed along the NW Cedar Canyon Road frontage, meeting county standards. Street lighting and conduit will be nstalled along the NW Cedar Canyon Road frontage, meeting

A3 gch fixture shall include a light shield ‘county standards as required. Each fixture shall include a light shield as required.

on going
A construction access was shown on the Erosion Control plans approved on 7/22/25. Traffic

A.a.iv. Submit Construction access and traffic circulation/control plan circulation/control plan will be submitted prior to the issuance of the public improvement In progress

permit by thte City of Banks.

A Preliminary Sight Distance Certification was submitted 11/25/24. Mitigation for access to NW

sax et i — w
438, Submit a Prliminary ight istance Certfcaion and mitigation for sccess o N Canyon Road i Prliniary St istance Coniaton Compete
Dedicate necessary to permit the public and allow accessibility | oo way wil . e i ovement
43811 for futre maimenance, lsse ot tht wher iy roac tersct withcounty e, the county & right-f-vay 5761y vl be dedicated fr the corstruction of pubic Inrovement and fuure Inprogres
shall extend to the curb return of the intersecting city road o Ly P P a :
A.3.a.vii. The necessary right-of -way shall be recorded before Washington County issues the Permit. y -of-way with Partition Plat 1, document no. 2025-012. Complete
v et of s -foo PR on N e oo o o o0 PUE lons N Cdr Caryon s lstroted on cortrocton docments spproved by the ¢
Countyon 7130725
T_pror o
occupancy by the , Allosdan fontage improvements reuied in concition ... sboveshall b completed sndsccepted by s condition il b et it ccsupancy ot aplcabl to prae 1 Fna it

City of Banks for Washington County, including final sight distance certification for each driveway access to the public right of way.
Phase 1:






