ANKS

PLANNING COMMISSION MEETING
November 28, 2022, at 6:30 pm
Banks City Hall, Banks, OR
MEETING MINUTES

Chair VanDyke called the meeting to order at 6:43 PM. The proceedings were recorded in digital
format.

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

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 August 30, 2022, meeting

Commissioner Sawyer moved to approve the August 30, 2022, Planning Commission minutes as
presented. Commissioner Hergert seconded the motion, which passed unanimously.

PUBLIC COMMENT — There was none.

PUBLIC HEARING

2. Revised Guidelines for Park & Trail Acquisition, Design and Development.

Chair VanDyke called the public hearing to order at 6:46 pm and read the conduct of the
public hearing format into the record. He disclosed he was one of the property owners in
the east side development and did not yet need to recuse himself as the proceedings were
just beginning.

City Planner Scott presented the Staff report on the draft Revised Guidelines for park and
trail acquisition, design, and development via PowerPoint, describing the purpose of the
Guidelines, the planning process, and key components of the proposed Guidelines as
follows:
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e The Park & Recreation Master Plan Update was split into two phases with the
proposed Guidelines culminating Phase | and Phase Il beginning once Council
adopted the Revised Guidelines, which were only one piece of the Master Plan. (Slide
2)

e The main purpose of the Guidelines was to describe and illustrate the key planning
and design features that should be considered when selecting, developing, and
renovating parkland. The Guidelines present different park classifications for Banks,
the framework for acquisition, as well as the onsite facilities and amenities that should
be put into each park type. They were intended to provide decision makers, City Staff,
and developers flexibility in the specifics of parkland design and development while
still providing usable parks that meet community recreation needs.

e Small modifications were made to the Needed Park Types and Amounts table in the
previous Guidelines draft shared at the workshop. Exact sizes of parks were provided
rather than a range for a more fine-tuned and honed-in park level of service. The future
community center was removed because it would not be funded by Park SDCs. The
table noted the five distinct types of proposed parks and noted the existing acreage,
potential future acreage the city could get from new development, and the overall level
of service. (Slide 4)

e She noted the proposed level of service was approximately 9.2 acres per 1,000
residents split between the proposed park types. (Slide 5)

e General guidelines that applied to all parks had also been added since the workshop
to provide additional direction. There had been discussion about creating a point
system, however implementing such a system would be challenging given the variety
of design choices involved with a specific facility as well as changing cost. The
Guidelines were intended to last at least 10 years, and community recreation needs
as well as the value and physical cost of certain recreational facilities could change
over time. Assigning values to a play area with accessibility features versus a lighted
sports field was difficult and Staff wanted to keep a certain level of flexibility for the
City when deciding what recreation facilities were best suited to each park type. (Slide
6)

e The Recommended Recreation Amenities category, which included a list of
facilities to achieve the park’s purpose and vision, was streamlined. Developers
could also select from the Additional Reaction Elements to Consider when getting
into specific park design.

e The proposed Guidelines were consistent with applicable Statewide planning goals,
the land use frameworks Banks has established, and the applicable goals from the
City’s Comprehensive Plan.

e Public notice was published in the Forest Grove newspaper and online.

e One written comment was received from AKS Engineering and Forestry regarding how
ponds, wetlands, and natural areas may be counted towards parkland if certain
thresholds could be met. AKS was currently collaborating with Holt Homes on the
potential redevelopment of the Quail Valley Golf Course to residential uses. The golf
course had four ponds and at least three were jurisdictional and could not be filled or
altered but had to be protected. Holt Homes indicated they were planning a looped
trail system throughout the Quail Valley development that would link the existing ponds
and connect to the 20-acre citywide park recommended to be on that site if it
redeveloped in the future.
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e The written comment and the Staff memo responding to the requested changes
had been forwarded to Council.

e AKS proposed adding language to Guideline A4 under Land Suitability to allow the
City to count wetlands, ponds, and natural areas toward meeting park
requirements if located along trail corridors and some level of improvement had
been made to activate the areas, such as with benches, soft trails, interpretive
sighage, etc.

¢ In the memo, Staff proposed the recommendations in the Guidelines for a 20-acre
developed citywide park and that a 5-acre trail corridor system remain, but that the
Commission consider modifications to Guideline A4 to allow activated wetlands,
ponds, and natural areas to count toward the upper limit of 35-acres of park space
for Quail Valley once the 25-acre threshold was met. Some proposed language
was included in the memo for the Planning Commission's consideration.

Chair VanDyke confirmed there were no questions from the Commission and called for
public testimony.

Mimi Doukas, AKS Engineering, said she was speaking on behalf of Holt Homes, which
had the Quail Valley Golf Course under contract and appreciated Staff's willingness to
have Holt engaged in developing the Guidelines. As noted in the submitted letter, AKS
would like the ability for the natural features of the golf course to be part of the open space
plan for future development. As the Guidelines were currently written, the ponds and
wetlands could be preserved but they would count toward private open space and not
toward the parkland requirement.

e AKS believed natural resources could be a real amenity, particularly for trail parks as
those were areas where people want to recreate by biking, walking their dog, and just
enjoying nature. The ponds could be a part of that experience if done properly with
signage, amenities, or the trail engaging with them as part of the park design.

e City Staff had considered the draft revision language AKS proposed to Guideline A4
and provided an alternate version, which AKS believed made sense and was a good
compromise. Staff's alternate language still allowed discretion in future review by the
Planning Commission and City Council. So, Holt Homes would present its plan and
show how the wetlands and parks had been activated appropriately, then the Planning
Commission and City Council would decide whether to accept them as reasonable
parkland calculation. Activating the wetlands and parks would be above and beyond
the developer’'s 25-acre minimum. AKS requested that the Planning Commission
incorporate the revised Guideline A4 language in its recommendation to City Council.

e Upon further review of the Guidelines, AKS realized Figure 5 on Page 11 gave the
impression the parks needed to be exactly where the stars on the map were located,
which did not seem to be the intent.

e In fact, Guideline B1 specifically stated the citywide park could be located in a
different place if it's in conjunction with the school because there are location
considerations. Because there was a sports-like component to the future citywide
park, locating it near the pedestrian bridge that would cross over the railroad tracks
had good synergy with the school complex, enabling student athletes, for example,
to use the bridge to access the park without having to cross a collector roadway.
The route would be safer and shorter.
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e AKS requested adding a footnote to Figure 5 stating, “Recommended citywide park
location is conceptual and may change for improved accessibility for shared school
use”, which was consistent with the language in Guideline B1 but documented it a
bit more for Figure 5. The proposed draft language had been given to Staff.

Chair VanDyke called for any additional comments from Staff.

City Planner Scott suggested expanding the footnote to state that all asterisks shown on
the map were conceptual park locations and that exact location would be determined
through the future site design process. The map included recommended areas, but not
exact locations.

Chair VanDyke closed the public hearing at 7:06 pm and called for Commission
deliberation.

City Planner Scott confirmed Staff was asking the Planning Commission to make a motion
on an overall recommendation to the City Council, as well as specific direction on
Guideline A4 and the footnote information on Figure 5 on Page 11.

Commissioner Sawyer moved that the Planning Commission recommend to City Council approval
of the Revised Guidelines with the following changes:

¢ Modify Guideline A4 as proposed in Staff's memo,
¢ Modify the map, Figure 5, on Page 11 by adding a footnote stating, “All asterisks indicating
park locations are conceptual and may change based on applications received.”

Councilor Berry seconded the motion, which passed unanimously.
WORK SESSION - None
BUILDING PERMIT REVIEWS — INFORMATION ONLY — None

VERBAL STAFF REPORTS AND UPDATES

3. Planning Project Updates

City Planner Scott noted the City received an annexation application for the land around
the cemetery north of the current golf course. The land was currently within the City's
urban growth boundary, but not within city limits.

OTHER BUSINESS — None

ADJOURN: The Planning Commission meeting adjourned at 7:15 PM.

Submitted by: UQWUZ/ CKW

(
Angie Lanter, MMC ‘}

City Recorder/Assistant City Manager
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