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PLANNING COMMISSION MEETING
***HYBRID MEETING***

Tuesday, August 30, 2022, at 7:30 pm
(or immediately following the Joint Planning

Commission/City Council Work Session)
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:
httDS://us02web.zoom.us/i/87246230126?Dwd=WHpVNOEvdm1WSk1BSEVONWx5SUDQT09

Meeting ID: 87246230126
Passcode:126014

If using phone only (no internet) call 1-253-215-8782
Meeting ID: 872 4623 0126

Passcode:126014

CALL TO ORDER

ROLL CALL

APPROVAL OF MINUTES
1. Approval of minutes from the April 26, 2022, 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

BUILDING PERMIT REVIEWS - INFORMATION ONLY

VERBAL STAFF REPORTS AND UPDATES
2. Planning Project Updates

OTHER BUSINESS

ADJOURN

^."

Next Regular Planning Commission Meeting: September 27, 2022, at 6:30 PM.
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PLANNING COMMISSION MEETING
April 26, 2022, at 6:30 pm

Banks City Hall, Banks, OR
MEETING MINUTES

(

Chair VanDyke called the meeting to order at 6:30 PM. The proceedings were recorded in digital
format.

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

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 December 7, 2021, meeting

Commissioner Behrman moved to approve the December 7, 2021; Planning Commission minutes
as presented. Commissioner Zechmann seconded the motion, which passed unanimously.

PUBLIC COMMENT - There was none.

PUBLIC HEARING - None

WORK SESSION

2. Review & Discussion of the Survey for the Downtown Zone vs. Mixed Use designations
for NW Main Street.

City Planner Scott noted that, based on the Commission's previous feedback on the Main
Street zoning changes, a monthlong public survey was conducted online, and paper
copies were made available. A total of 21 people had responded, who included Main
Street business owners and renters. Overall, respondents saw Main Street changes
happening more slowly and liked the idea of a good mix of residential and commercial
uses, trending more towards commercial in the next 10 to 20 years and residential in the
short-term. In the Downtown Zone, property owners preferred that the concept for the
future be identified, but still allow property owners to voluntarily elect to change their
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zoning to the Downtown Zone. Respondents had used the open-ended opportunity at the
end to share concerns about how taxes would change and comment about how Main
Street had developed on an individualistic property-by-property level and that some
wanted to see a vision implemented to bring a consistent look and feel to Main Street.

City Manager Becker noted the 2037 Vision Plan included creating a community
center/plaza, and City Council had recommended that the Economic Development
Commission (EDC) look at the needs for a plaza and potential plaza sites. She presented
an update on the design and location for the potential public plaza that the EDC had been
working on with these key comments:

The EDC was considering three different sites: in the industrial zone by Sunset Park;
at Cop's Towing and creating a through-street to the West Side; and on the dance
studio site on Sellers Rd. Two options were discussed for the Cop's Towing location.
One was to use just the property at Cop's Towing, and the other would include an acre
or more of additional land with the West Side developer to create a bigger plaza.
Some of the needs included a small commercial kitchen that could be rented out to
different groups; a new city civic center or city hall; community meeting rooms that
could be reserved; and an open plaza to hold farmers markets, events, and perhaps,
a splash pad.
Based on the City's smaller wants, the EDC was considering a plaza that would fit on
about an acre, but the amount of parking could triple if the community center was used
for personal and commercial events. Ground-level parking spaces would cost $4,000
per parking spot, while below ground parking would be $40,000 per space, so $2
million could be spent on parking alone.

The EDC was exploring different options and working with a consultant to identify
community needs, the associated project acreage, and the pros and cons of each
potential site.

Existing buildings were also considered, such as Dayspring Church next door, but
there were not a lot of buildings in the city that could be remodeled to accommodate
the project because of their smaller sizes, and parking was also a big issue in town.

Comments and responses to Commissioners' questions were as follows:
Planner Scott confirmed the Downtown Commercial Zone was more restrictive than
Mixed Use overall, and would be more restrictive than the Commercial Zone, which
would allow light to heavy commercial uses, whereas the Downtown Commercial
focused on restaurants, offices, etc., which could also go in Mixed Use.

One issue raised previously was that Mixed Use did not outright allow detached
single-family dwellings, which had to be done under a master planned
development, so perhaps tweaking some of the uses in those zones would be a
way to move forward. Good ex: about using their phrases; this is where the jargon
plays a part.

Opportunities to consider included the older homes on Main Street being used for bed
and breakfasts; currently, this was not feasible because of the residential zone
restriction. Ninja Bowl was in a residential zone and could be moved to a Mixed Use
Zone, allowing for other uses of the property.
City Manager Becker stated she had contacted the County about potential tax changes
if the Main Street zoning was changed to Mixed Use. Residential houses would be

•
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grandfathered in and taxes would not change if the residential structure was
maintained, while taxes would change if the house was modified for a different use.
• For example, a modification to have an apartment on top and a bottom commercial

unit would change the property use, and the County would then reevaluate
property taxes.

City Manager Decker confirmed 57% of Main Street property owners were in favor of
changing to Mixed Use after taking out non-property owners' survey responses. She
explained the Mixed-Use Zone would go from the Commercial at the north end of town
all the way down to Sunset Park. Alternatively, the north end could be the designated
Downtown Zone, a Commercial Zone in the middle, and Mixed Use at the end, but

Mixed Use allowed for more variety. City Planner Scott added Mixed Use allowed for
existing property uses to remain the same and seemed to fit best with what currently
existed.

One of Council's goals was to reevaluate Main Street as the Vision Plan called for
having one street dedicated only for commercial use to provide more options for
businesses to come into town. With regard to architectural updates, the City did include
some minimal design standards in the recent Code update, and the Facade Program
helped provide grant funding for business on Main St to update their street facing
facades. In 2020-21, five or six businesses applied, and the grant winners included
Main Street Pizza, Banks Hardware, American Legion, and Be Joyful, which decided
not to use the money. A couple businesses were interested in the 2022 Facade
Program.
• The Code standards would apply to all properties in the zone, not all properties on

Main Street. Rezoning would not impact existing property owners but would allow
them or any future buyer to have more capabilities regarding the uses for the
property.

Commissioner Behrman moved to make a recommendation to City Council to change the
residential areas along Main Street to a Mixed Use, phased in over the next 24 months.
Commissioner Hergert seconded the motion, which passed unanimously.

BUILDING PERMIT REVIEWS - INFORMATION ONLY - None

VERBAL STAFF REPORTS AND UPDATES

3. Planning Project Updates

City Manager Backer reported the City's transmission line work was 99% complete with
new meters had been put in the last couple of weeks. Once the project punch list was
complete, Staff would close out the project. Waterline updates would be done on Wilkes
St, including looping one part, upgrading the street and sidewalks. Depot St would also be
overlayed, so all streets were back to the same standards.

The Water, Park, and Transportation Master Plans were being updated, and the
Commission would be involved in the Park and Transportation Master Plan updates. In
July, a joint meeting would be held to provide the Planning Commission and City Council
with an overview of the Parks and Recreation Master Plan update and to receive input
about ideas regarding new parks in the city. The Park Master Plan would identify the city's
future park needs and what the City wanted on the west and east sides of town. The
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Master Plan amendment would involve creating a capital improvements project (CIP) list
so developers would know what the community wanted and needed in each area with
regard to parks.
• A virtual town hall, online survey, and focus group meetings with two development

groups would be used to get input on park concepts, which would be presented at the
joint work session for feedback in developing the draft document.
The work would be done in two phases, with Phase 1 being the development of park
development guidelines to get ahead of any development that might be submitted.
Phase 2 involved review, recommendations, and approval by the Commission and
then adoption by City Council.
The Transportation Master Plan update would also involve addressing needs in
various areas of the city and creating a CIP list.

The Water Master Plan would go direct to City Council with no Planning Commission
review. Staff would create a prioritized CIP list for the Master Plan, which would
incorporate all the studies done for new water sources. The Master Plan would also
identify how much water would be available for future development within the city limits
and the number of homes that could be accommodated, or if drilling wells would be
required.

The City was installing a 33 ft by 66 ft sports court, which was not a legal size, with two
hoops on each end for a fun game of basketball, and a third hoop positioned with a legal
3-point line. Construction would start in May and hopefully be completed by June 30.

Staff was working to create reports for the first budget meeting to be held on Saturday,
May 7, at 9:00 AM.

The City did not currently have any applications for land use. City Council had lifted the
City's moratorium on new development and passed a resolution that developers are
required to have their own water sources for developments bigger than four lots. The City
Engineer would verify the water source was adequate and those sources would be added
into the City's system.

As some knew, Quail Valley Golf Course was selling, and the property would be rezoned
residential. The owners wanted to get of the business, which they foresaw going downhill.
A developer interested in purchasing the golf course was looking at whether they could
justify the project costs of converting the golf course from green space to a residential
zone. With 150 acres of golf course, the developer would need to use 25 to 35 acres as
green space.

• Commissioner Behrman noted the golf course had an agricultural well that had not
been perfected and the water right was never exercised. Quail Valley was trying to use
the well as leverage to get included into the city, which had not been received well. As
a property owner next to the golf course, he had used the same engineering firm as
the latest developer but had walked away from both the developer and engineering
firm after they tried to push the Behrman's to claim they were joining the golf course
project.
City Planner Scott believed the Water Master Plan stated 700 new water connections
could be accommodated.
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City Manager Becker explained a Comprehensive Plan amendment would be needed
to rezone the golf course, and the service providers would need to determine whether
they could support the development. The school could support the areas annexed into
the city, but the golf course might be a different story because the school district did
not expect an additional 700 homes. The golf course was 144 acres, and the entire
tax lot was 173.43 acres, which included the 25 acres from the urban growth boundary
(UGB) expansion.

A certain number of homes had been projected for the next 50 years. Would there be a
reassessment of the housing need projection? City Planner Scott explained Quail Valley
or the developer would need to provide all the analysis showing that schools, fire and
police protection, transit facilities, and roads could handle the development in order for the
Comprehensive Plan and Parks Master Plan amendments to go through, because the golf
course was included under the Parks Master Plan as community facilities. They would
also have to work with different jurisdictions other that the City of Banks and Department
of Land Conservation and Development DLCD would be involved because of the
Comprehensive Plan amendment, zone change, and land use regulations. The State
would also be notified to weigh in on the proposal.

Had the city's housing needs changed since the UGB expansion? Was such a
development doable? City Planner Scott responded the golf course was community
facilities and was going to be parkland during UGB expansion and the Housing Needs
Analysis had been in 2011. She confirmed that as a planning commission, the
Commission would legally consider the golf course to be open space, at this point, and
until an application was submitted, but no formal request or application had been received
by the City.

The City was working in partnership with State Parks and the Salmonberry Trail on a
concept plan to improve or expand parking at the trailhead to have a shovel-ready project.
About 15 parking spots would be added on the west side of the current parking lot where
the railroad tracks and wetland were located. AKS was designing a plan to be sure permits
could be obtained for the wetlands. A shovel-ready project would provide potential funding
opportunities through the American Rescue Act.

The project to install lights at the Banks/Cedar Canyon/Main Street intersection was about
two years out. Washington County would do the installation because the project was under
the Major Streets Transportation Improvement Program (MSTIP). The City applied for
County funding to improve the intersection given the anticipated expansion of the east and
west sides of town. The County allotted $5 million for the project, which would install a
four-way stop light.

The bridge on Highway 47 at the north end of town just outside the city limits would be
replaced and the highway closed for about two months. Residents could use Banks Rd to
Sellers Rd. The project was estimated to start around May 16. O.D.O.T. said there was
not enough of a shoulder to do a temporary bridge and they would have to use the road
as their worksite.
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Commissioner Zechmann noted the detour would go clear back to Highway 26 to Highway
6 and then flip around and come back into Banks. Highway 26 was already being paved.

City Manager Decker stated the new apartment owner expected to receive applications in
August or September when they hoped to have a model apartment open and then start
renting in September or October.

OTHER BUSINESS - None

ADJOURN: The Planning Commission meeting adjourned at 7:12 PM.

Submitted by:

Angie Lanter, MMC
City Recorder/Assistant City Manager
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