
Banks Planning Commission
Meeting Minutes
Banks City Hall & Remote Video Conferencing
www.cityofbanks.org/calendar

September 3, 2024

CALL TO ORDER
Chair Hergert called the special meeting to order at 7:02 pm.

ROLL CALL
Present:

Excused:

Staff Present:

Whitney Hergert, Debra Berry, Tony Walters, Sam Van Dyke, Jimmy Bogroff,
and Barbara Brennan (via Zoom)

Loren Behrman

Jolynn Becker, City Manager; Angle Lanter, City Recorder/Assistant City
Manager; Dan Kearns, City Attorney; Shayna Rehberg, City Planner; Don
Odermott, Traffic Engineer

PUBLIC HEARING - Continuance of The Holt Group - Aerts Addition Development Proposal
The record is now closed to oral and written testimony.

1. The hlolt Group -Applicant's Final Rebuttal, Planning Commission Deliberation and Possible
Decision. This is a Continuation of the Public Hearing from August 27,2024.

Type IV Comprehensive Plan Map Amendment (CPA 24-03) and Zoning Map Amendment
(ZMA 24-02).

Type III Master Planned Development "Package" consisting of:
Master Planned Development (MPD 24-02)

• Site Design Review (SDR 24-02)
Conditional Use (CU 24-01)
Property Line Adjustment (PLA 24-01)
Subdivision (SUB 24-02)

Link to view August 27, 2024, Public Hearing Staff Report & Materials
Link to view MPD 24-02 Aerts Addition -The Holt Group - Master Planned Development
Application

a. Shall the Planning Commission recommend to City Council the approval of the Type IV
Comprehensive Plan Map Amendment (CPA 24-03) and Zoning Map Amendment (ZMA
24-02)?
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b. Shall the Planning Commission approve the Master Plan Development "Package" MPD
24-01 which includes: Site Design Review SDR 24-02, Conditional Use CU 24-01, Property
Line Adjustment PLA 24-01, and Subdivision SUB 24-01?

[00:47]
Chair Hergert noted tonight's hearing was for the Applicant's final rebuttal and the Planning
Commission's deliberation and decision.

Chair Hergert confirmed that no Commissioners had any new ex-parte contacts, conflicts of
interest, or biases to declare.

Commissioner Van Dyke stepped down from the dais, as he had recused himself at the prior
meeting.
Chair Hergert called for the Staff report.

[2:03 - 21:49]
City Engineer Odermott presented the most recent changes to the Staff report, noting some
conditions of approval had been grouped together and moved to more logical locations. He
explained key alignment elements between the development agreement and the conditions for
approval were changed to tie triggers to building permits rather than occupancy, as the County
did not have the ability to stop occupancy once the home's safety signoffs had been achieved.
The changes to the conditions of approval addressed financial assurances, maintenance of
common areas outside the citywide park, timing of infrastructure improvements, the east side
trail, key milestones for individual home sites, SDC and tax credits, traffic signal phasing, utility
undergrounding, and the realignment of Aerts Road, as well as ODOT and City transportation
conditions. City Attorney Kearns and City Planner Rehberg provided additional comments. Staff
recommended approval of the development plan.

[10:38]
Commissioner Brennan joined the meeting via Zoom at approximately 7:13 pm.

[8:10]
Staff answered clarifying questions and addressed Commissioner questions as follows:

Maintenance of the tracts referenced in Section III; Subsection 6 would be the responsibility
of the HOA with the CC&Rs providing guidance. The only public property would be the
rights-of-way and the 20-acre park. Although other green areas could be open to the public,
the tracts were private property to be maintained by the HOA. The clubhouse would not be
open to the public.
The east side trail running through the green spaces would be within a City easement and
the City's responsibility to maintain, consistent with the adopted Transportation System
Plan and Parks Master Plan.

The 12-foot-wide multi-use paths along the collector roads were part of the public rights-of-
way.

The main element of the conditions of approval was to address things the City wants to
have done differently, for example making the private alleyways public, which is clarified in
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the conditions. Conditions also clarified, specified or changed anything needed to bring the
development into compliance with the approval criteria.

Most conditions related to the timing of when key infrastructure elements were
expected to be delivered and how they relate to milestones, like building permits,
recording of the final plat, or occupancy.

[27:18]
Milestones for road construction were laid out in the development agreement and
reiterated in the conditions of approval.

The realignment of Aerts Road and its improvements, including the left turn lane on
Banks Road, were required to be completed before the first home was permitted.
The next key milestone was the roundabout and bike-pedestrian overcrossing by the
park, which were not required until the 174th dwelling or the completion of Phase 1.
Frontage of the commercial area and internal residential streets and alleys would be
built in Phase 1.

Another key milestone was the 365th home, which would trigger the improvements at
the loop Highway 6 off-ramp at Oak Way and Main Street.
Phase by phase, the developer is to have the infrastructure needed to serve each phase
as it comes online. The developer could pace the phasing according to market demands.

[31:11]
• Certain development assumptions regarding the commercial zone adjacent to the

roundabout were built into the record. Trip productions had been factored into much of the
transportation infrastructure. When there is more clarity about what would go into the
commercial zone, staff wilt ensure it was still in alignment with the prior assumptions,
including the type of trips. Assuming everything was in alignment, the developer could
move straight into building permits.

[26:06]
Commissioner Bogroff expressed support for the proposal, noting the plan was very
thoughtfully designed, however his only concern was the applicability of future industrial
access. No negative feedback had been received during public testimony, which was significant.
The conditions of approval made sense and were thoughtful. The example of the Cornelius
development provided a realistic assessment of what phasing could look like over the course of
several economic cycles.

[33:17]
Chair Hergert called for the Applicant's final rebuttal.

[33:32-34:28]
Dana Krawczuk, Land Use Counsel, representing the Applicant, thanked Staff, especially City
Manager Becker, for the years of work, noting the project had improved based on all the input
from expert Staff and the community. The lack of opposition to the project was a testament to
the amount of community input around the process. She requested the Planning Commission's
approval.
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[35:06]
Chair Hergert closed the public hearing at 7:37 pm.

[37:09]
Commissioner Bogroff moved to recommend to City Council approval of the Type IV
Comprehensive Plan Map Amendment (CPA 24-03) and Zoning Map Amendment (ZMA 24-
02). Commissioner Berry seconded the motion, which passed 5 to 0.

[37:46]
Commissioner Bogroff moved to approve the Master Plan Development "Package" MPD 24-
01 which included: Site Design Review SDR 24-02, Conditional Use 24-01, Property Line
Adjustment PLA 24-01, and Subdivision SUB 24-01 subject to the conditions of approval.
Commissioner Walters seconded the motion, which passed 5 to 0.

[39:13]
Staff noted on September 10th, the City Council would hear the Plan Amendment Zone Change
and right-of-way annexation and hold second reading on the West Side development. The
Planning Commission would not meet in September, and the October meeting would be about
annexation.

ADJOURNMENT
Chair Hergert closed the public hearing and adjourned the meeting at 7:43 pm.

ted by:Su

\
Angle Lancer, MMC
City Recorder/Assistant City Manager
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