PLANNING COMMISSION MEETING
**HYBRID MEETING***
Tuesday, April 26, 2022, at 6:30 pm
City Council Chambers
13690 NW Main Street
Banks, OR 97106

AGENDA

TO LISTEN TO THIS MEETING LIVE

Use the ZOOM App on your electronic device and the following link:
https://us02web.zoom.us/{/88520774444?pwd=VnNZLO1NQSIxSWMOTVFvLzUzUWB84dz09
Meeting ID: 885 2077 4444
Passcode: 723428

If using phone only (no internet) call 1-253-215-8782
Meeting ID: 885 2077 4444
Passcode: 723428
CALL TO ORDER
ROLL CALL

APPROVAL OF MINUTES
1.|_Approval of minutes from the December 7, 2021, meeting|

PUBLIC COMMENT (Time reserved for anyone in the audience to comment on any items of concern,
except those items appearing on the agenda. The Planning Commission reserves the right to defer
any request for action regarding a non-scheduled agenda item. Comments may be limited at the

discretion of the Chairperson).
PUBLIC HEARING

WORK SESSION
2. Review & Discussion of the Survey for the Downtown Zone vs. Mixed Use designations for NW|

[Main Street.|
BUILDING PERMIT REVIEWS - INFORMATION ONLY

VERBAL STAFF REPORTS AND UPDATES
3. Planning Project Updates

OTHER BUSINESS

ADJOURN
Next Regular Planning Commission Meeting: May 31, 2022, at 6:30 PM.
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BYNKS

PLANNING COMMISSION MEETING
December 7, 2021 at 6:30 pm
Banks City Hall, Banks, OR
MEETING MINUTES

Chair VanDyke called the meeting to order at 6:35 PM. The proceedings were recorded in
digital format.

ROLL CALL
Present: Sam VanDyke, Chris Zechmann, Whitney Hergert, Loren Behrman

Excused: Debra Berry

Attending: Jolynn Becker, City Manager; Lauren Scott, City Planner; Angie Lanter, City
Recorder/Assistant City Manager

APPROVAL OF MINUTES
1. Approval of minutes from the October 26", 2021 meeting.

Commissioner Behrman moved to approve the October 26",2021 Planning Commission
minutes as presented. Commissioner Zechmann seconded the motion, which passed
unanimously.

PUBLIC COMMENT — There was none.

PUBLIC HEARING

2. Updates to the City’s Planning and Zoning Maps, which implement the City’s newly
adopted development code that became effective on November 13, 2021.

a. Shall the Planning Commission make the recommendation to the City Council to
approve and adopt the changes to the City’s Planning and Zoning Maps?

Chair VanDyke called the public hearing to order at 6:38 PM and read the conduct of
hearing procedure.

City Planner Scott presented the Staff report on the updates to the City's Planning and

Zoning Maps, noting no changes were being made to the amount of any lands, the

updates focused on renaming and applying the new residential zones. She reviewed the
Planning Commission Meeting December 7, 2021 10of4



approval criteria for changing the maps, which were discussed in the Staff report
included in the packet. She noted the City’s water restrictions related to the development
moratorium would remain unchanged. Staff recommended the Planning Commission
make a recommendation of approval to City Council.

Chair VanDyke confirmed there were no questions for Staff and called for public
testimony in favor of, neutral to, and opposed to the proposed Planning and Zoning Map
updates. There was none.

City Manager Becker confirmed no written public testimony had been received.

Chair VanDyke confirmed Staff had no additional comments and closed the public
hearing at 6:47 PM.

Commissioner Behrman moved to make a recommendation to City Council to approve
and adopt LU21-04, the updates to the City’s Planning and Zoning Maps. Commissioner
Hergert seconded the motion, which passed unanimously.

WORK SESSION

3. Review the Downtown Zone vs. Mixed Use designations for NW Main Street

City Planner Scott presented the Downtown Zone vs. Mixed Use designations for NW
Main Street, reviewing and comparing the permitted uses in each with the following key
comments:

o NW Main St was currently split between commercial at the north end and residential
at the south end. Two properties within the commercial area were zoned residential.

¢ Both the Downtown Zone and Mixed-Use designation were somewhat restrictive in
terms of not allowing traditional, single-family, detached homes as the sole use on a
lot. The Downtown Zone allowed residential use on the upper story or located behind
a ground floor commercial use. Mixed-Use allowed residential under a master
planned development.

¢ Both the Downtown Zone and Mixed-Use designation permitted office use, such as
retail, professional and administrative offices, and medical and dental offices.

e The Downtown Zone permitted hotel and motel uses but was focused on creating an
attractive downtown for Banks, so drive-throughs, auto repairs, and wholesale and
distribution uses were not permitted.

Key comments and responses to Commissioners' questions about the Downtown Zone

vs. Mixed Use designations on NW Main Street were as follows:

¢ What would happen to the business center with the auto body repair shop on the
north end of Main St if the zone at the northern most end became a Downtown
Zone?
¢ City Planner Scott stated if the use was lawfully established under an existing

zone and the zone changed, the zone would become a legal nonconforming use

and would be allowed to continue under the zone. Alterations to the use, such as
an expansion, might be limited, and no new auto repair shops would be allowed if
not already lawfully in existence when the zone change went into effect.

e Would a bed and breakfast be allowed in the Mixed-Use or if it it have to be in the
Downtown Zone?
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e City Planner Scott responded a bed and breakfast would be a conditional use in
the Mixed-Use zone and would need to comply with the Code criteria.

¢ City Planner Scott explained whether the Downtown Zone was more restrictive than
the Mixed-Use for current property owners would depend on how far the Downtown
Zone extended. The Zone might be more restrictive if it extended the entirety of Main
St for existing detached single-family homes because the homes would no longer be
in a primarily residential zone, but in a zone intended to create a downtown district.
establishing the Downtown Zone was in the Banks 2037 Plan, which focused on
creating a walkable downtown area. The zone was carried through by the
consultants for the grant the City received to update the Development Code, but the
City would decide how the zone was implemented and on what timeline.

¢ Would the zone change restrict what could be done with the house on the same
property as Ninja Bowl where two separate buildings were on one tax lot. Ninja Bowl
was currently in the residential zone.

e City Planner Scott noted in the Downtown Zone, the residence could be on the
ground floor, but must be behind the ground floor commercial use. Because Ninja
Bowl was already established, the single-family dwelling would be able to
continue, but the business could be adjusted based on the Mixed-Use Zone
development standards for setbacks or height to alter the commercial side of the
property. The only Mixed-Use designated land in the city was one parcel layer
back off Main St on the west side and it did not actually front NW Main St.

e Both zoning definitions would work for a walkable downtown zone, but the Mixed-
Use Zone gave more freedom to current Banks residents and how they could use
their property in the future.

o Staff noted the Downtown Zone did offer height bonuses and had a higher height
maximum than the Mixed-Use Zone. She agreed that applying the Downtown
Zone to single-family detached uses might not fit best. Main St could be part
Downtown Zone and part Mixed-Use Zone rather than being all Downtown Zone,
or some of it could be kept residential.

¢ Inthe Downtown Zone, building height was permitted up to 45 ft, and in the
Commercial Zone, height was permitted up to 35 ft or three stories. The
Downtown Zone also had a 15 ft height bonus allowing buildings up to 60 ft.

e Would moving some Mixed-Use into a current residential area open a Pandora's box
of massive growth on Main St of a residential setting with fourplexes?
¢ City Planner Scott noted the residential portion of Main St was currently zoned R-

5, which would become the medium-density residential low zoning district under
the map updates in the new Development Code. Detached single-family
dwellings and duplexes would be outright permitted. Triplexes and fourplexes
would be permitted under a master planned development, and townhomes would
also be outright permitted. Mixed-Use would allow triplexes and fourplexes and
more than four-plus units in an apartment building. The medium-density
residential low zone would only allow triplexes, fourplexes, and more than four-
plus units in an apartment building under a master planned development.

City Manager Becker asked for the Commission's feedback on which zones were

preferred or if that was the direction to go on Main St. Key comments were as follows:

e Zoning could go either way. The existing small businesses operating from the R-5
area could probably benefit from the Mixed-Use Zone versus possibly being

Planning Commission Meeting December 7, 2021 30f4



restricted by the Downtown Zone, which was a concern. Getting feedback or input

from the people most affected would be good.

e City Planner Scott confirmed Staff could prepare a mailer and an online survey of
several questions explaining the Planning Commission's discussion and
requesting input.

e City Manager Becker stated the survey could be sent out in January to have the
results back in February.

The Commissioners agreed having added input from the EDC and the survey would be
helpful before making a recommendation to City Council.

City Manager Becker confirmed Staff would create a questionnaire for the EDC and the
residents and businesses on Main St to provide feedback that Staff would present at a
future Planning Commission meeting probably in February.

BUILDING PERMIT REVIEWS ~ INFORMATION ONLY (None)

VERBAL STAFF REPORTS AND UPDATES

4.

Planning Project Updates

City Manager Becker stated there were no pending project updates.

City Planner Scott added there might be an application for an interpretation to the
Development Code coming, but a complete application had not yet been received.

OTHER BUSINESS

5.
6.

Next Meeting — January 25, 2022
In-person/Hybrid Meetings

City Manager Becker noted the next City Council meeting would test a hybrid meeting
with in-person participation that still allowed people to participate via Zoom. She asked if
the Planning Commission would be ready to have an in-person meeting in January,
noting a Zoom meeting would still be required to allow that-allewed citizens to attend and

comment via Zoom.

Chair VanDyke stated he would support hybrid meetings because it was hard to see
what was happening when people were video muted on Zoom meetings.

The Commission consented to holding hybrid meetings.

ADJOURN: The Planning Commission meeting adjourned at 7:14 PM.

Submitted by:

Angie Lanter, MMC
City Recorder/Assistant City Manager
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memao

to Jolynn Becker, Banks City Manager
from Lauren Scott, MIG
re Main Street Zoning Survey Summary

date 3/15/2022

The City is currently considering how to implement the Vision 2037 Plan for Main Street as well as
how to apply the new zoning and developments standards after updating the Development Code. A
survey was created for property owners, business owners, and residents with ties to Main Street to
provide their input on what changes are made in zoning for Main Street and how they are
implemented.

The survey was available from January 26, 2022 to February 25, 2022. Both an online and paper copy
of the survey were available. A total of 21 responses were received; 16 responses were submitted
using the online survey and 5 paper copies were submitted to City Hall.

Question 1: Please tell us about your relationship to Main Street in Banks. Check all that apply.

Other 6

I work on Main Street. 8

I live on Main Street. 5

| own a business on Main Street. 5

I rent or lease property on Main Street. 3

i own property on Main Street. 8

PLANNING|DESIGN|COMMUNICATIONS|MANAGEMENT|SCIENCE|TECHNOLOGY
811 SW 6th Avenue, Suite 1000 o Portland, OR 97204 « USA « 503-297-1005 « FAX 503-297-3195 « www.,migcom.com

Offices in: California » Colorado ¢ Oregon e Texas ¢ Washington



MG, Inc.

Write-in responses for those that selected ‘other’:

e |live in the development and do business with businesses on Main Street often.
o  Work off of Main Street and travel is daily.

o  Weekly travel on Main Street.

e American Legion owns bldg. on Main Street. I'm the current commander.

e Live in banks and drive Main Street daily.

o | live just outside of Banks

Question 2: How would you prefer changes in zoning be implemented on Main Street? Pick up to
two.

Other: {please describe) 1

I would prefer no changes to the zoning on Main 4
Street.

 would prefer the commercial part of Main Street to
be changed to Mixed-Use or the Downtown Zone in 6
the next year, but existing residential zoning would...

I would prefer the entire part of Matn Street to be
changed to Mixed-Use or the Downtown Zone some 6
time in the next few years.
I would prefer a concept for the future zoning of Main

Street being identified, but no zone changes applied 7
for at least the next 5 years unless initiated by...

Write-in responses for those that selected ‘other’:

e No opinion on the timing of zoning changes. Do not see the tax consequences addressed, if
any of a change in zoning from commercial to downtown commercial or mixed use.
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MG, Inc.

Question 3: Currently, Main Street is zoned a mix of commercial and residential. What zones do you
see as the best fit for the future of Main Street? Check all that you agree with.

There should be a blend of mixed-use and commercial
designations with a segment of Main Street zoned 9
Downtown Commercial.

Most properties should be zoned Commercial with a
segment of Main Street zoned Downtown Commercial.

Most properties should be zoned Mixed-Use with a
segment of Main Street zoned Downtown Commeicial.

Most properties should be zoned Commercial. 1

Most properties should be zoned Downtown
Commercial.

Most properties should be zoned Mixed-Use. 8
0 1 2 3 4 5 6 7 8 9 10

No ‘other’ option was available for this question, but the following write-in response was received:

e Should be left alone, left the way it is now please.
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MIG, Inc.

Question 4: If the Downtown Commercial zone was applied to properties on Main Street, where do

you see it fitting best? Check all that apply.

Other (please describe}:

Only to property owners that want to change their

zoning to Downtown Commercial {this could occur..,

On properties on the west side of Main Street

extending from NW Banks Road to Sunset Park and...

On properties on both sides of Main Street extending
from NW Banks Road to NW Sunset Ave.

On properties on both sides of Main Street extending
from NW Banks Road to NW Wilkes Street.

On properties on the west side of Main Street

extending from NW Banks Road to NW Wilkes Street.

On properties on the east side of Main Street

extending from NW Banks Road to NW Wilkes Street.

Write-in responses for those that selected ‘other’:

e Leave our zoning alone this is another scam for taxes.

11

10 12

e Properties from fire station to Banks Rd. on both sides of road leaving the rest zoned

residential.

[}
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Question 5: In the next 5-10 years, what uses do you see on Main Street? Pick one.

52%

Mainly commercial uses.

® Mainly commercial uses, with some second-story residential uses or
residences located behind commercial uses.

m An even mix of commercial and residential uses.
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Question 6: In the next 10-20 years, what uses do you see on Main Street? Pick one.

Mainly commercial uses.

® Mainly commercial uses, with some second-story residential uses or
residences located behind commercial uses.

m An even mix of commercial and residential uses.
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Question 7: If you own property on Main Street, would you be interested in changing the zone?

40%

53%

7%

Yes, | would be open to it now. ™ Maybe, but not for a few years. = No.

Note: While this question only applied to property owners on Main Street, more people answered
this question than those that indicated they owned property on Main Street in Question 1. It may be
the case that respondents represented a property owner or were long-term renters/leasers, but the
chart below shows the responses to Question 7 for only those respondents that stated they owned
property on Main Street in Question 1. Eight people indicated they owned property on Main Street
but only seven of those responded to this question.
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43%

57%

0%

© Yes, | would be open to it now. = Maybe, but not for a few years. = No.
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At the end of the survey, participants were asked if they would like to add anything else. The
following open-ended responses were received and have been included in full.

e |am not an owner, nor do | live on Main street (I had to choose some options on the survey
just so | could submit the survey). However, | would like to see Banks create a more inviting
main street that has places for people to go. As it now stands, the uses of main street have
evolved individually over time and that shows in the fact that houses are mixed with
commercial /store fronts. That is not necessarily a problem, but it does mean that our main
street "streetscape" seems a bit haphazard and without a central plan. Can we bury the
electric lines? Put up street lamps? Provide funds to homes for landscaping? Create a
cohesive architectural style for new buildings? There are businesses that could locate in
Banks but some of the older, smaller and single story buildings take a lot of the square
footage of main street. If we don't have a coherent plan, any changes from residential to
commercial could result in numerous different developers coming in to remove a home and
build a new commercial building. What happens if there is no coherent plan for how main
street will develop? No common architectural style? Think about Carlton as an example of a
main street with some common style.

e The choices offered of where to locate the Downtown Commercial zone are limiting. No
accommodation for the current (and probably permanent) location of the schools. Also, the
idea of multi-family residences, especially apartment buildings, triplexes and fourplexes on
Main Street would not be very visually appealing, nor would it add to the ambiance of a small
town Main Street. And it would only add to the already problematic parking and traffic
situations.

e This town needs more options for small businesses to rent. When | had my business,
Renewal, ten years ago, there were so few options | almost gave up. Certainly the lack of
options stunts our town from growing much. Which is what | felt the Chamber never
addressed well - the whole "this town already has one pizza place so we can't have another"
mentality. | finally gave up on the Chamber as it didn't seem progressive enough for
businesses. They didn't want 'new' ideas. Such a shame as | take my $$ out of Banks more
often than not for variety. | wanted to give you my thoughts but | see it won't let me submit
unless | say | am a business owner on the first question. Why did | receive this survey if you
do not want non-business owners aka consumers that live in Banks to contribute? Regardless
- | wanted to select 'former’ business owner/renter but it will not let me so | selected
‘current'...take it or leave my input.

e I've looked at the current zoning, as well as future zoning for present and undeveloped areas.
I grew up in Hillsboro and watched the Downtown Hillsboro area and other areas of Hillsboro
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develop somewhat responsibly, soc maybe use their planning department as an example of
do’s and don’ts.

My main concern are the fields just to the West of Main Street, it is an airport nonetheless
for traveling geese and at least 5 bald eagles | have seen, so my hopes are that this area will
be preserved and respected. | realize there is a wetland area that was just opened up not so
far, but this area is totally different. Banks has 2 parks, but really one. Schools and Sunset
Park are pretty much off limits to general use. Green space has to be considered (the trail
only leads one way or another), we need an all encompassing area of green space like
Hillsboro has many parks that draw and keep people in that area, along with wild life. If this is
not considered, Banks will turn into another Beaverton, and we will be forced to move. We
moved, along with most people | believe, out here to Banks to get away from the city life, the
peck of the order.

In terms of business growth, it has to be done responsibly and take every Banks citizen voice
into account. Banks is special, let’s keep it that way, and not let the masses of or money talk
ruin it. Money does talk. We need a careful balance. Growth doesn’t happen overnight unless
you sell out, but then the entire dynamics of Banks WILL change (i.e. people will move, etc.).

I have grown up in Hillsboro my entire life, moved to Forest Grove (saw the growth to further
happen off Goff Road where | lived and decided it was time to move 4€” also, due to the fact
| was living in an HOA that was unfriendly to startup business out of your home).

A downtown focused area of commercial business and the other half mixed use in my
opinion would be best. | am a little confused on the definition of a ‘commercial’. | do believe
it takes a careful balance of big corporations in a small town to make it work. | feel like | don’t
have enough information to say anything more and generally don’t hav enough information
to be completing this survey. The definitions need to expand on exactly how the commercial
uses are different.”

there are a good share of people living in Banks that do not want it to turn into a larger town.
People who wish to live in a larger town have many to choose from in the local area. The
charm of Banks is its quaintness and being small.

If a property is commercial now and has a requirement for 10% landscaping, what does that
look like? 10% of what? The total property area? Do we dig up the concrete and asphalt? If
the actual building covers more than 10% of the land, do you get to take down part of the
building to meet the requirement? Do you automatically get transferred to Downtown
Commercial Zoning? | don't mean to be ridiculous but there is not enough information
included to be able to provide an informed answer to most of the questions in the survey.

We do not need any more apartments in Banks. People live in Banks because it is a small
town with small class sizes. Stop trying to turn it into North Plains or Forest Grove.
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Developing and commercial properties have ruined those towns. The people of Banks do not
want that. The only ones who do are big business corporations or the city due to their profits.
Those who actually live here and love this town hate seeing what you people are doing to our

town.

Our taxes are to high already leave [redacted] alone, we don’t want a bigger rat race like
Portland.

Keep all dog’s off Main Street.
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