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I. PROPOSAL SUMMARY 

General Information 
 

Property Owner:      Wolverine Financial, LLC 
       6770 SW Canyon Dr. Portland, OR 97225 
       Contact: Robert Bobosky 
 
Property Owner:  Lone Oak land and Investment Company, LLC  

34059 NW Mountaindale Rd. North Plains, OR 
97133 
Contact: Marty Cropp    

   
Applicant:      David Weekley Homes  

1905 NW 169th Place, Suite 102 
Beaverton, OR 97006 
(503) 516-5078 
Contact: 
Max Bondar, Land Development Manager 
Dave Cady, Land Development Manager 

 
Applicant’s Representative:                                   Pacific Community Design, Inc. 

12564 SW Main Street Tigard, OR 97223 
                                                                                    (503) 941-9484 
                                                                                    Contacts:  
                                                                                    Peyton James, Associate Planner 
                                                                                    Michelle Hundley, Landscape Architect   
 

Site Location:     42580 NW Cedar Canyon Rd, Banks OR 97106 
 
   
Map and Tax Lot:                                                   2N4360000600 

       Comprehensive Plan Designation:                           MDR-Low, HDR, MU, I 
 

       Zone:                                                                    MDR-Low, HDR, MU, I 
 

       Request:                                                                Neighborhood Park- Design Zoning Checklist  
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Request   

The applicant requests approval of a Type 1 Zoning Checklist- Parks design review of Sunset 

View’s neighborhood park, platted as West Banks. The Sunset View Master Planned 

Development was approved on August 29th, 2024 as Case File #MPD 24-01. Prior to this 

application, the applicant separately submitted a preliminary partition plat that was approved 

on August 29th, 2024, as Case File #PAR 24-02, and created Phase 1 which is where the 

neighborhood park is located on the property.  

This narrative and the attached exhibits demonstrate compliance with the applicable criteria 

of the City of Banks Zoning Code and Land Division Regulations, the Guidelines for Park and 

Trail Acquisition, Design, and Development in the City of Banks 2023 Parks and Recreation 

Master Plan, and the Conditions of Approval for Sunset View at West Banks Master Planned 

Development.  

II. COMPREHENSIVE PLAN AND ZONE MAP AMENDMENT COMPLIANCE 

WITH THE CITY OF BANKS MUNICIPAL CODE 
 
TITLE XV: LAND USAGE 
 

APPLICATIONS AND REVIEW PROCEDURES 
§ 151.231 TYPE I PROCEDURE (STAFF REVIEW AND ZONING CHECKLIST 

(A)   Type I procedure (staff review). The City Planning Official, or designee, without public notice 

and without a public hearing, makes ministerial decisions through the Type I procedure. 

Ministerial decisions are those where city standards and criteria do not require the exercise of 

discretion (i.e., there are clear and objective standards). 

(B)   Zoning checklist. The City Planning Official reviews proposals requiring a Type I review using a 

zoning checklist. The zoning checklist is a preliminary review that is intended to ensure a 

project proposal meets the basic requirements of the applicable zone before more detailed 

plans are prepared and before the city authorizes the Building Official to issue a building permit. 

(C)   Application requirements. 

      (1)   Application forms. Approvals requiring Type I review, including zoning checklists, shall be 

made on forms provided by the city. 

      (2)   Application requirements. When a zoning checklist is required, it shall: 

         (a)   Include the information requested on the application form; 

         (b)   Address the criteria in sufficient detail for review and action; and 

         (c)   Be filed with the required fee. 

(D)   Approval required. The city shall not act upon an application for land use approval, and a 

building permit shall not be issued, until the City Planning Official has approved a zoning 

checklist for the proposed project. 

(E)   Criteria and decision. The City Planning Official's review of a zoning checklist is intended to 

determine whether minimum code requirements are met and whether any other land use 

permit or approval is required prior to issuance of a building permit. 
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(F)   Effective date. A zoning checklist decision is final on the date it is signed by the City Planning 

Official. It is not a land use decision as defined by O.R.S. 197.015, and therefore is not subject 

to appeal to the state Land Use Board of Appeals. 

Response: The applicant is applying for a review of the neighborhood park and regional trail 

segment design for Sunset View, which was determined by the City to be a Type I Zoning 

Checklist procedure. Included in this submittal is the required application form, Exhibit A, this 

narrative which addresses approval criteria, and plans that detail the final park design, Exhibit 

B. The required fee will be paid at time of submittal.  

III. BANKS PARK AND RECREATION MASTER PLAN: GENERAL PARK DESIGN 

AND DEVELOPMENT GUIDELINES 
  

LAND SUITABILITY 

A1.  Ensure that all land within the park site is of a size and shape suitable for park use. Proposed 
park sites that are too small (below the minimum defined by park type) or non-contiguous should 
be avoided but may be approved by the City Council. Above all, parks should be of a size and 
configuration that supports the intended park use and can accommodate recommended 
facilities and support amenities. Exact park size and configuration shall be determined by the 
density of proposed residential development.  

Response: The size and shape of the neighborhood park has been approved by City Council, 
Case File #MPD 24-01. The park is approximately 0.9 acres, and provides a natural play area 
with a slide, inclusive saucer swing and sensory panels, open play field, corn hole, picnic tables 
and sloped amphitheater seating with a concrete pad fit for a stage.  Details are provided on 
Sheet L100 in Exhibit B. The regional trail that meanders the west boundary of the development 
and abuts the park is a 12-ft wide multi-use hard surface bordered by native plantings with 
benches interspersed along its length to provide rest and viewing opportunities of the adjacent 
off-site wetlands.  

A2.  Carefully consider park sites of an irregular shape that are not conducive to park use. Linear 
corridors along trails, however, can be suitable to add recreation features 

Response: The shape of the park site is suitable to provide the proposed amenities and is 
situated in order to take advantage of the views of the adjacent off-site wetlands. It is centrally 
located within the approved master planned neighborhood for equitable access to all residents.  

A3. Avoid elements that restrict the function, development, or usability of the land, such as 
powerline corridors, unsuitable topography, or contamination. Avoid sites with overly 
restrictive easements or other development restrictions.  

Response:  The location of the park site does not overlap or interfere with powerline 
corridors, or contamination. The topography of the location is suitable for the proposed park 
amenities, and there are no restrictive easements or other development restrictions.  

A4.  Avoid open space and landscaped areas not suitable for recreation:  

• Open space such as ponds, wetlands, commercial open space, vacant lands, manicured 
landscaped areas, and rail infrastructure are not suitable for use as parkland and do not 
count toward meeting park requirements. 



5 
 

Sunset View at West Banks  
Neighborhood Park- Zoning Checklist Review                                                                                         April 2025 
 

• Landscaped Areas are a type of open space that are maintained for community 
aesthetics and beautification, but not for park use. These may include medians, street 
rights-of-way, gateways along busy streets, public grounds around buildings, etc. These 
spaces do not count toward meeting park requirements. 

Response:  The park site does not include any of the above listed open spaces or landscaped 
areas.  

A5. Carefully consider park sites with extensive or excessive slopes, swales, drainage, creeks, 

wetlands/biological habitat, and similar landscapes. See restrictions by classification on what 

portion of these undevelopable, natural areas that may be incorporated within parks.  

Response: The park site does not include any of the above landscapes.  

A6.  Avoid small parks along busy roads or intersections that are not conducive to social gatherings 

or play.  

Response:  The park site is adjacent to a collector road, NW Strawberry Blvd and one 

intersection, NW Strawberry Blvd and NW Wilkes St. Parking is provided on this collector 

abutting the park to provide a buffer between the street and the amenities, along with a 4 ft 

chain-link fence and slight grade difference for added separation between the play area and 

the street.  The park design includes an amphitheater with graded natural bench seating to 

provide community gathering space and a natural play area with a swing, slide, and play 

boulders. Details are provided on Sheet L100 in Exhibit B.  

A7.  Carefully consider the return on investment when acquiring sites already developed for other 

uses (such as the Golf Course clubhouse), where demolition or redevelopment may be costly.  

Response:  This site was previously used for agriculture and would not require any 

demolition or costly redevelopment.  

A8.  Avoid park development credits for bike lanes, sidewalks, landscaped areas not intended for 

recreation, and private park areas open to members only. Some of these may be eligible for 

other systems development charges credit.  

Response:  The park development credits are not used for any private area’s infrastructure 

or landscaping.  

LOCATION 
B1.   Strive to provide parks that are centralized to the neighborhood or area it is intended to serve. 

Avoid concentrating multiple parks in one area. The location of the citywide park may warrant 

further discussion to be accessible for school use—if a partnership with the School District is 

pursued.  

Response:  The park is centralized to the middle of the site, allowing residents from each 

part of the neighborhood to have quick access. This is also the only neighborhood park located 

on the west side of Banks, therefore there is not a concentration of amenities in one location.  
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B2.  Locate each park site so surrounding uses have a positive impact on park uses. To the extent 

feasible, ensure that parks have good visibility and surveillance from surrounding uses 

throughout the day and night, and design park activity areas that generate excessive noise, 

traffic, lighting, etc. in suitable locations. Accordingly, residential back-on lots against parks 

and side-on lots are discouraged to avoid conflicts. 

Response:  As the park is centrally located in the neighborhood, it is designed to have good 

visibility from surrounding homes. Though there are some back-on lots against the park, these 

only occur on the south side of the park and was necessary in order to meet the minimum 

density required for the site. Significant planting is provided between the lots and the park to 

provide a visual buffer and noise mitigation. Lighting is provided near the nature play elements, 

and hours can be established by the City that discourage evening use and limit park noise to 

daytime.  

B3.  Allow parks that are co-located adjacent to schools or other open space. Do not count these 

areas as parkland unless they may be developed and/or used for recreation. 

Response:  The park is co-located with a trail corridor that runs the length of the Sunset 

View development and connects to the Banks Vernonia trail to the north. The park also includes 

an amphitheater that looks out onto the adjacent off-site wetlands, to take advantage of the 

available view corridor.  

DESIGN AND MASTER PLANNING 
C1.  Prepare a site master plan or design concept for each new park. Master planning, phasing, 

timing, finance, and maintenance responsibilities should be addressed.  

Response:  The design for the park was part of the master plan process for the Sunset View 

Master Planned development. Phasing, finance, and maintenance continue to be addressed 

between the applicant and the City.  

C2.  Conduct a financial feasibility study and business plan prior to acquiring or building any major 

facility, such as a recreation center or community building. Specify programming requirements, 

operations, cost recovery rates, revenue-generation strategies, and market considerations to 

guide decisions on the types and scale of amenities. 

Response:  This guideline is not applicable for the subject park site as the land is included 

in the Sunset View Master Plan area and was acquired by the applicant.  

C3.   Involve all key players in the master planning and design process to address the following issues: 

maintenance, renovation and replacement costs, funding availability, public safety, recreation 

programming, and ADA accessibility.  

Response:  The City and the applicant have both coordinated the above issues when 

designing and planning for the park. During the public hearing for the approval of the Sunset 

View Master Plan, the public and outside agencies were also able to provide their input on the 

design.  

C4.  Provide opportunities for nearby neighbors and relevant stakeholders to be involved in park 

master planning and design.  

Response:  During the neighborhood meeting and public hearings for the approval of the 

Sunset View Master Plan, the neighbors and relevant stakeholders were invited to provide 

testimony and feedback on the design of the park. This engagement was captured in the 
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Neighborhood Meeting notes that were provided with the approved Sunset View development 

proposal, as well as during the meeting minutes of each public hearing.  

C5. When master planning and designing parks, be cognizant of local conditions, including 

topography, site context, and neighborhood character.  

Response:  The park is designed as a neighborhood park but will be open to the public and 

will provide community wide amenities, such as an open play field, nature play area, and 

amphitheater. The amphitheater was also designed with site context and neighborhood 

character in mind as it takes advantage of the adjacent off-site wetlands by providing 

comfortable viewing opportunities. Older residents were also interested in having inclusive 

programming for the park that would allow them to participate as active users- such as 

cornhole, walking the trail, and events that could take place in the amphitheater stage. These 

details are provided on Sheet L100 in Exhibit B. 

C6. Dedication, ownership, and maintenance of open space (including natural areas) shall be 

determined by the City Council—separately from park land--consistent with the Development 

Code. Open space requirements are not defined in the Park & Recreation Master Plan.  

Response:  The park space will be dedicated to the City with the final plat, as determined 

by the City Council and staff.  

C7.  Ensure that other required open space and natural features are maintained by other agencies 

or regulations so that these areas do not have an impact on the City’s parks maintenance staffing 

and funding. At the time of a development application, the size and maintenance of these 

natural areas shall be determined.  

Response:  There are no natural open space/ features included in the park that would need 

to be maintained by other agencies.  

C8.  Encourage each park to be developed with a distinct theme, highlighted through the use of 

colors, materials, furnishings, equipment and plant selections.  

Response:  The primary play area for the Sunset View Park is made up of nature play 

elements such as boulders, logs, and a grass mound to mimic a realistic outdoor environment. 

The play elements are made of natural materials for inclusive, tactile sensory play for all ages. 

A metal slide from the grass mound adds an additional active play feature to the natural area. 

The play area also includes an inclusive saucer swing and sensory panels which will be earth 

tones in greens and blues to imitate the adjacent off-site wetlands. The open play fields and 

amphitheater and recycled wood benches continue the natural landscape theme of the park. 

These details are provided on Sheet L100 in Exhibit B.  

C9.  Ensure that proposed park design and construction, including park amenities and facilities, are 

consistent with City design detail and specifications.  

Response:  The proposed park design and construction are consistent with and meet the 

City’s design specifications.  

C10.  Ensure that all elements, facilities, materials, and equipment are in compliance with all current  

safety, accessibility and design standards, laws, regulations and any other mandated 

requirements.  
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Response:  The proposed equipment and materials of the park design meet current safety 

standards and meet mandated requirements.  

C11.  Emphasize public safety and security by considering the appropriate use of lighting, entrances, 

signage, and landscaping to allow unobstructed views of surrounding areas. Locate play 

equipment and other recreation facilities in areas that are highly visible from the street.  

Response:  Lighting will be placed closest to the natural play area to provide increased 

safety. The play area is also located adjacent to SW Strawberry Blvd for enhanced visibility, 

though it remains a safe distance from the road with a 4 ft chain-link fence for additional 

safety. The applicant will coordinate with the City on the preferred signage for the park.  

C12.  Balance maintenance impacts/costs with creative park design to ensure that parks are efficient, 

sustainable, and affordable to maintain in the long-term. Greater customization may be 

approved in citywide and special use and citywide parks, while elements in neighborhood parks 

should be designed for greater maintenance efficiencies.  

Response:  Park features and amenities have been chosen for their ability to be easily 

maintained in the long term, and affordable for all parties involved. The park landscaping will 

have efficient irrigation systems, and the nature play elements are made from natural materials 

that have been safely treated and recycled to provide a comfortable play area that is low 

maintenance. Certain areas within the park have been left available for additional programming 

to be phased in at a later date when the improvements are more feasible for the City.  

C13.  Incorporate new technologies into park designs to facilitate operational efficiency.  

Response:  This criteria is not applicable to the applicant as the City will be operating the 

Park.  

C14.  Standardize and preapprove design choices for amenities such as trash receptacles, bike racks, 

drinking fountains, restrooms, benches, etc., in neighborhood and community parks for 

maintenance ease and cost effectiveness. Customized amenities should be reserved for high-

use citywide parks and special use parks.  

Response:  The City does not have standards for the above furnishings; however all park 

design elements will be submitted for review and approval.  

C15.  In addition to the park and trail standards identified here, development proposals will meet 

other city, county, regional, state, CWS and other jurisdictional requirements. With City input 

and approval, efforts may potentially be cross coordinated towards the provision of required 

parks and recreation facilities. 

Response:  The park was approved with the overall Sunset View Master Plan, which was sent 

out for comments and reviewed by other agencies and jurisdictions. The applicant is providing 

the parks and recreation facilities required and approved for the site.  

SUSTAINABILITY 
D1.   Comply with City of Banks and State water-use requirements for planting, irrigation, fixtures, 

and other watering aspects.  

Response:  The applicant is proposing drought-tolerant plants and xeriscape irrigation 

fixtures and techniques. See the Planting Plan on Sheet L200 in Exhibit B.  
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D2.   Use environmentally sustainable park development practices, materials, and green building 

techniques.  

Response:  The applicant is utilizing landscaping with low water consumption and play 

elements from recycled materials. Details are provided in the park design plans in Exhibit B.  

D3.    Encourage environmentally sustainable landscape designs that minimize surface water runoff. 

• Use permeable surfacing in new paved trails and parking lots where feasible. 

• Incorporate bioswales and drainage channels as a functional and aesthetic park 

feature, where appropriate. 

Response:  Permeable play surfaces are used in the park design, such as grass for the play 

mound and compacted gravel between the different play elements, seating areas and cornhole 

to minimize surface water runoff.   

PARK AMENITIES AND LAYOUT 
E1.   Ensure that all park elements, facilities, materials, and equipment comply with current safety,  

accessibility and design standards, laws, regulations, and any other mandated requirements.  

Response:  All park elements and equipment comply with current safety and accessibility 

standards.  

E2.   Ensure that neighborhood parks at a minimum include some type of play features, an open turf 

area, an active recreation element, amenities to support social gatherings (seating, tables), and 

shade.  

Response:  The neighborhood park includes nature play elements consisting of a grass mound 

with boulders, logs, and slide, a saucer swing and sensory panels, an open play field, covered 

picnic tables, benches, and an amphitheater with sloped seating for larger community events. 

Details are shown on Sheet L100 in Exhibit B.  

E3.  Locate amenities, such as play areas and sports courts, safe distances from roadways, but in 

areas that are visible from adjoining streets to promote safety. Position play spaces a minimum 

of 50’ from street or parking areas, when park configuration permits. Enclose play areas that 

are closer than 20’ to arterial or collector streets and parking areas with 3’ high non-climbable 

fence.  

Response:  The play areas are separated from the street by a 4 ft chain link fence and slight 

grade difference however it still remains visible enough from the adjoining street to promote 

safety.  

E4.  Design sports courts with a north-south orientation. Sports fields should be designed with a 

north-south orientation where feasible.  

Response:  The open play field is oriented north-south, and in the future may be phased to 

a sport court by the City at their discretion.  

E5.  Locate permanent restrooms in highly utilized and visible areas in community, citywide and 

special use parks to reduce vandalism risks and deter undesirable behavior.  

Response:  This neighborhood park design does not include restrooms, therefore this criteria 

is not applicable.  
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E6.  Where appropriate, integrate lighting for safety in community or citywide parks. Use lighting  

where appropriate to extend the use of outdoor facilities in community, citywide and special 

use parks.  

Response:  Lighting is provided adjacent to the natural play elements and benches to extend 

the use of outdoor facilities, however the City will have control over the timing. Conduit will 

be placed out to the concrete stage in the amphitheater to have the option for security lighting 

if the City decides to provide this at a later time.  

E7.   Integrate non-lattice shade structures, umbrellas, canopies, or trees to provide adequate shade. 

Include shade in playground designs.  

Response:  A non-latticed sun sail will provide shade for the picnic tables. Renderings are 

shown on Sheet L304 in Exhibit B.  

E8.  Consider durable park equipment that is specifically designed to withstand vandalism, graffiti, 

and fire. 

Response:  Park equipment was chosen for its longevity and treated for sustained outdoor 

use.  

E9.   Provide parking suited to the intended use of the site and compliant with ADA requirements. A 

parking analysis should be done during site design and master planning. 

Response:  Standard parking stalls are provided along the adjacent street.  

ENTRY, ACCESSIBILITY, AND WAYFINDING  
F1.   Aim to connect parks to surrounding neighborhoods by sidewalks, bicycle lanes and/or off-

street trails to provide multiple ways of accessing parks. Where possible, locate entries near a 

crosswalk.  

Response:  The southeastern entrance to the park is located near SW Strawberry Blvd which 

has available street parking for convenient access to those visiting from outside the Sunset View 

neighborhood. SW Strawberry Blvd and SW Wilkes St. have bike lanes to provide cyclist access, 

and bike racks are provided for safe bike storage. Pedestrian circulation is provided throughout 

the park and to adjacent streets, SW Strawberry Blvd and SW Braves Way. A trail corridor abuts 

the park to the west and provides bike and pedestrian access from SW Cedar Canyon Rd to the 

north out to SW Wilkes St to the southeast.  

F2.  Design parks using universal access principles to facilitate access and movement within parks 

for people of all ages and abilities. Consider surfacing, path width, accessible amenities, and 

facilities.  

Response:  The park was designed with universal access throughout. The paths are ADA 

accessible with hard surfacing and are five ft wide. Benches and picnic tables are ADA and have 

companion spacing. There is fair access to each play element.   

F3.  Provide a main entry which gives a sense of arrival and entry. Entry points should include park 

signage and may include special features.  

Response:  The applicant will coordinate with the City on wayfinding and park signage.  
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F4.  Design pathways to accommodate maintenance and emergency vehicle access. When feasible, 

include a separate entry for maintenance vehicles away from the main entry and away from 

active play areas.  

Response: The adjacent trail will be accessible for maintenance vehicles and will have 

access from the northern NW Cedar Canyon entrance and the southern NW Wilkes St entrance.  

F5.  Provide a comprehensive wayfinding and signage program across the network of parks, trails, 

bikeways, and open space. The program shall include signage, pavement markings, and markers 

related to site identification, regulatory signage, allowable uses, directions and distance, 

wayfinding, and interpretive elements. 

Response:  The applicant will coordinate signage and wayfinding with the City.  

 

Neighborhood Parks 

Purpose and Intent • Local parks that provide a place for unstructured, non-
organized play and active and passive recreation opportunities. 
Landscaped Areas, such as gateways, remnant parcels, 
viewsheds or beautification areas, shall not count as 
neighborhood parks. 

Response: The approved park design includes both active 
and passive recreation with the natural play area, a play 
field, and open lawn area for unstructured play.  

Size and Access • Preferred size: 2 – 4 acres  

• Minimum size: 2 acres  

• Minimum 90% of land is developable for park uses.  

• Preferred 75% of land is level and sufficient for active recreation 
uses.  

• Designed to ensure accommodation of recommended facilities 
and support amenities.  

• Public street frontage on at least two sides of the site. Good 
visual access from the street.  

• May be adjacent to another public facility.  

• Serves neighbors within a ½ mile travel distance.  

• On-street parking recommended. 

Response: The park is approximately 0.9 acres, and is  
combined with the trail and open space of the development 
which was approved at approx. 3.6 ac. This combined 
park/trail/open space accommodates a variety of 
recommended facilities and supporting amenities. The park 
has public street frontage with on-street parking on the 
eastern side but has a pathway with access to another street 
for multiple entrance points. The trail also offers access from 
the north and south. The park is classified as a Neighborhood 
Park but will be open for community wide events.   

Recommended Facilities Play Space and Equipment 

• Equipment or play elements suitable for ages 2-5 and 5-12. 
Depending on park size, 2500 SF to 5000 SF including fall zones.  

• Open lawn area, minimum 100 feet wide. 

Response: The park has informal nature play elements with 
a slide and an inclusive saucer swing with fall zones, and 
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sensory panels for ages 2-12. The park includes an open 
lawn area that is a minimum 100 ft wide.   
Sports and Fitness 

• Multi-use sport court or sports field (without lighting). 
Basketball courts to be half-size as part of multi-use court. 

Response: An open play field is provided that is sized to 
accommodate a sport court if the City decides to construct 
this at a later time.  
Gathering/ Social Spaces 

• Covered social gathering space for 5-10 users with picnic 
tables. 

   Paths and Trails 

• Accessible park paths and perimeter sidewalks 

Response:  Shaded picnic tables are located next to the 
nature play area to provide covered social gathering space 
for 5-10 people. There are ADA compliant paths throughout 
the park including perimeter sidewalks, and a hard-surfaced 
multi-use trail adjacent to the park.  

Recommended Support 
Amenities 

• Additional varied seating (benches, picnic tables, seat walls)  

• Constructed shade elements (e.g., canopies, sails, umbrellas)  

• Trash/recycling receptacles  

• Dog waste stations 

• Bike racks  

• Signage 

Response: There are a variety of seating options within the 
park- picnic tables shaded by a sun sail, benches, and sloped 
seating that can later be converted to seat walls in the 
amphitheater. There are trash receptacles and bike racks 
throughout the park, and the applicant will coordinate with 
the City on preferred signage.  

Additional Elements to 
Consider 

Play Space and Equipment  

• Nature play areas  

• Thematic play features  

• Climbing structure or boulders  

• Swings, slides, diggers, spinners, or individual play elements  

Response: The park includes a nature play area with 
boulders, logs, and grass mound with a slide, and inclusive 
saucer swing and sensory panels.  
Sports and Fitness  

• Additional sports courts (full-size basketball, full-size futsal, 
tennis, or pickleball)  

• Outdoor fitness equipment Outdoor Specialized Features  

• Other small-footprint active recreation features (ping pong 
tables, chess tables, skate spot, etc.)  

Response: The park includes an open play field which is 
adequately sized to be a sport court if the City wishes to 
construct this at a later date. Cornhole is also provided as a 
small-footprint active play.  
Placemaking Elements  

• Little library hutch  
Additional Support Amenities  
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• Pedestrian-scaled lighting  

• Drinking fountains  

• Barbeques 

Response:  The park includes drinking fountains and a 
pedestrian scale lighting near the natural play elements as 
additional support amenities.  

Landscaping and 
Vegetation  

• Drought tolerant landscaping with irrigation in accordance with 
the City’s water efficiency standards.  

• Trees for shade, habitat, and seasonal interest.  

• Maintained sports fields and lawn areas for informal play. 

Response:  Landscaping provided for the park is drought 
tolerant and water efficient. There are trees for shade, 
habitat and seasonal interest along with an open lawn for 
informal play.  

Additional 
Considerations 

• Uses that create ambient noise should be situated away from 
nearby housing.  

• Indoor facilities and buildings should not be included in 
neighborhood parks. 

Response:  Between the play elements and homes that back 
up to the park are trees and landscaping to help buffer the 
ambient noise for surrounding residents. There are no indoor 
facilities or buildings included in this neighborhood park.  

 

Trail Corridors 

Purpose and Intent • As part of the active transportation system, provide off-street 
trail corridors that connect the community to parks, schools, and 
community destinations, while maintaining the required access 
needs for utilities. Trails may be soft or hard surfaced depending 
on community needs, trail purpose, environmental considerations, 
or other factors. 

Response:  A hard-surfaced multi-use trail is provided along 
the western edge of the development, adjacent to the park. It 
connects to the Banks Vernonia Trail from the north and heads 
towards Main St (NW Wilkes St) to the south, providing an off-
street active transportation connection. Trail details will be 
provided with each phase of construction documents.  

Size and Access • Trail corridors should be linked to parks, schools, and other 
community destinations. Trail corridors that do not connect to 
these destinations or other trailheads should be avoided. 

• Width (including trail and adjacent buffer) will depend on the 
purpose and usage of the trail. Local multi-use trails should be 10- 
feet wide plus 5- to 8-foot buffers on each side. The trail 
alignment’s context, opportunities, and constraints should be 
considered in determining the appropriate buffer width. The width 
of regional trails or regional trail connections should be determined 
through a master planning process but at a minimum should comply 
with City of Banks Public Works Design Standards for trails. 

Response: The trail connects to the Banks Vernonia Trail from 
the north and gently meanders towards Main St (NW Wilkes St) 
to the south, providing an off-street active transportation 
connection. The trail is 12 ft wide with 1-ft gravel shoulders on 
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each side. The trail design complies with the Banks Public Works 
Design Standards.  

Recommended Facilities • The primary and consistent feature is a wide, multi-use 
bicycle/pedestrian path. 

Response: The trail’s primary function is as a multi-use 12 ft 
wide hard-surface trail for bicycle and pedestrian use. 

Recommended Support 
Amenities 

• Trail identification and mileage markers, directional signage. 

• Bollards to slow bikes at intersections and prevent vehicle access; 
removable bollards may be needed to provide utility or 
maintenance access. 

Response: The applicant will coordinate with the City for 
wayfinding signage.  

Additional Elements to 
Consider 

• Benches along the trail 

• Interpretive signage, plaque, etc 

Response: There are benches provided along the trail, and the 
applicant will coordinate with the City to provide interpretative 
signage or plaques.  

Landscaping and 
Vegetation  

• Throughout the corridor, provide landscaping and trees for shade, 
habitat, and seasonal interest. 

• Drought tolerant landscaping with irrigation in accordance with the 
City’s water efficiency standards 

• If located along utility corridors, landscaping must comply with 
utility provider rules, including height restrictions, horizontal 
clearances from lines, and approved species. 

Response: Landscaping along the trail will be drought resistant 
varieties. Trees were chosen for their seasonal interest and 
placed intermittently to provide view corridors for the adjacent 
off-site wetlands.  

Additional Considerations • Avoid drinking fountains 

• Minimize trash receptacles placed along the trail corridor. These 
are better suited at trailheads 

Response:  There are no drinking fountains provided along the 
trail, and trash receptacles are only provided at the picnic 
tables.   

 

 

IV. SUNSET VIEW AT WEST BANKS CONDITIONS OF APPROVAL 

A. Planning Conditions of Approval  

I. General 

8. 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 A-1 

Master Plan sets a level of service of 1.3 acres per 1,000 residents for neighborhood parks I.9 

acres per 1,000 residents for trail corridors, and documents the need for an approximately 2-acre 

public park and 2-acre trail on the west side of Banks (west of NW Main Street). A 0.9-acre 

neighborhood park and 2.7-acre trail corridor are approved as part of this development.  
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Response:  The applicant is providing an approximate 0.9 acre park and 2 acre trail corridor 

as community wide open space. The change in trail corridor acreage reflects requirements from 

Clean Water Services to provide stormwater management for the neighborhood, as well as 

continuing to provide an access road to the adjacent off-site pump station. The areas for 

stormwater management remain within the trail corridor but are located in a tract per CWS 

standards. The other adjustment to the trail corridor acreage is due to a slight modification to 

lot sizes along the corridor, which will be reflected in a forthcoming minor modification 

application. Extending the backyards of certain lots would minimize the amount of land the 

City is responsible for maintaining long-term, and help to more closely balance the existing 

surplus of DWH TSDC credits. Trail details will be shown with each phases’ corresponding 

construction documents.   

Potential eligibility of the trail for Transportation 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 eligibility for Park System Development Charge (SDC) 

credits, the Applicant or Owner must submit a petition 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. 

Response:  The applicant will submit a petition to the City to be considered eligible for Park 

System Development Charges.  

IV. Prior to the issuance of building permits:  

4. The Applicant shall submit final plans for the park and trail improvements, including details for 

amenities indicated in approved plans and consistent with the Guidelines for Park and Trail 

Acquisition, Design, and Development in the City of Banks 2023 Parks and Recreation Master 

Plan.  

Response:  This application for a Park Design Review Checklist provides final plans for the 

approved park and trail improvements. This narrative details the compliance with the 2023 

Parks and Recreation Master Plan.  

6. The Applicant shall submit outdoor lighting plans as part of its construction plans that 

demonstrate compliance with lighting standards Section 151.192 of the Banks Land Usage 

Code. Lighting plans shall be provided for home exterior lighting, park lighting, accessway 

lighting, and trail lighting. Street lighting plans shall be prepared in consultation with the City 

Traffic Engineer. 

Response:  Park lighting is included with this application, shown on Sheet E1.1 in Exhibit B. 

Photometric analysis for the lighting will be provided to the City for review. Trail lighting was 

determined to not be required by the City in order to limit hours of use and maintenance needs.  

7. The Applicant shall submit construction plans that include a minimum of eight (8) bike parking 

spaces (four racks) at the neighborhood park. Lighting shall be provided at or within 10 feet of 

these racks.  

Response:  Eight bike parking spaces (four racks) are included in this park design and are 

provided lighting within ten feet, which is detailed on Sheet E1.1 in Exhibit B. If the city 
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requests, the applicant is amenable to moving one of the bike racks to a different location 

without lighting in order to provide more widespread access to bike parking throughout the 

park.  

V. Prior to Occupancy:  

7. 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.  

Response:  The Park and Trail space will be dedicated to the City through the Final 

Subdivision Plat.  

B. Transportation Conditions of Approval  

V. Prior to final plat approval and recordation of Phase 1 and Phase 2 respectively:  

1. The Applicant shall construct a 12-foot-wide AC paved regional trail 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 industrial zoned property, generally 

as depicted on Sheet 14.1 (Exhibit A). Construction shall comply with City standard details 

104A and 104B unless approved otherwise by the City Engineer. The Applicant shall modify the 

west sidewalk of A Street at its merger with the regional trail to provide a 12-foot paved width 

and modify the ADA ramps at the southwest and southeast corners of the intersection of A 

Street with Cedar Canyon Road to accommodate the regional trail crossing as approved by the 

County Engineer and City Engineer. Design, construction, and the value of the 20-foot corridor, 

or as modified by City Engineer, of land for the regional trail within the property subject to 

this land development approval shall be considered TSDC creditable for the value established 

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

requirements. 

Response:  A 12-foot-wide AC paved regional trail is provided along the western border of 

the site from Cedar Canyon Rd to Wilkes St, as required by the above condition. Final trail 

design will be included in each corresponding phase of construction documents.  

V. CONCLUSION 

The neighborhood park for Sunset View at West Banks provides community wide amenities at a 

neighborhood scale to fit with the surrounding uses. The amenities include nature play, an 

inclusive swing and sensory panels, cornhole, an open field, and an amphitheater to provide a 

variety of active, passive and unstructured play opportunities for all ages. The applicant has 

addressed the applicable code criteria of a Zoning Checklist- Type I review, and the Banks Park 

and Recreation Master Plan- General Park Design and Development Guidelines and therefore 

respectfully requests approval of the final design for the approved neighborhood park.  

 

 


