ANNEXATION APPLICATION

NAME OF APPLICANT: Cardno - Attention Michael Cerbone
ADDRESS: 5415 SW Westgate Drive, Portland, Oregon 97221
PHONE NO: (503} 419-2500 EMAIL ADDRESSmichael.cerbone@cardno. com

SIGNATURE:
DATE: DO YOU OWN THE PROPERTY? YES NO X

NAME OF OWNER*: (if different than applicant) _QJ“.{ Vel (L? 65{ (‘ Cofpbry;f},\j

ADDRESS: 12565 NW Aerts Road, Banks, Oregon 97106

PHONENO: (503) 324-4444 E ADDRESS_DH/¥Sor) @ QUALVALLEY o € . Cemn
SIGNATURE: EM TP S0 - WR&,J

DATE: 12~fo~13l 4

* “Owner” means any person shown as the owner of land on the last available
assessment roll; however, where such person no longer holds the title to the
property, then the term means any person entitled to be shown as owner of the
land on the next assessment roll; or, where land is subject to a written
agreement of sale, the term means any person shown in the agreement as
purchaser to the exclusion of the seller; and the term includes any public

agency owning land.

Municipal Ordinance No. 102500 (attached) establishes policies and
procedures for annexing land into the City of Banks. In order to be eligible
for annexation, the proposed annexation area must be contiguous to the
existing city limits and located within the Banks Urban Growth Boundary.
You should also know that the City Charter requires a referendum to approve
the annexation. A summary of the City’s annexation process is attached.

In addition, City Resolution #2006-22 (attached) requires an application fee
deposit for major and minor annexations. Major annexations, which are
defined as annexations of two acres or larger in area, requires an advance
deposit against anticipated staff cost of $2,500 of which $500 is non-
refundable. Minor annexations, which are defined as annexations of land less
than two acres in area, requires an advance deposit against anticipated staff
cost of $1,000 of which $500 is non-refundable.



The annexation application will be processed in conformance with Ordinance
No. 102500 and state statute provisions. You will need to submit the
following items (12 copies of items 1-10.) as specified under Section 3.A. of
Ordinance No. 102500:

1. Written consent to the annexation signed by the requisite number
of affected property owners, electors, or both within the area to be
annexed, as provided by state law;

2. Legal description of the property to be annexed and a boundary
survey certified by a registered engineer or surveyor, including:

A. “Certification of Legal Description and map” form
signed by Washington County Cartography staff (blank
form attached);

B. “Certification of Property Ownership of at least One-
Half Land Area” form signed by Washington County
Cartography staff (blank form attached);

C. “Certification of Registered Voters” form signed by
Washington County Elections Department staff (blank
form attached);

3. Map of the area to be annexed including adjacent City territory;

4. General land use plan indicating types and intensities of proposed
development, transportation corridors, watercourses, significant
natural features, open space, and adjoining development;

5. A detailed statement of overall development concept and methods
by which physical and related social environment of the site,
surrounding area, and community will be enhanced;

6. A detailed statement of additional facilities required to meet any
increased demand and a plan for the phasing in of any such
facilities in accordance with the projected demand;

7. A detailed statement outlining method and source of financing
required to provide the additional facilities;

8. A detailed statement of availability, capacity, and status of existing
water, sewer, drainage, transportation, park and school facilities;



9. Comprehensive narrative of potential negative physical, aesthetic,

10.

11.

and related social effects of the proposed development on the
community as a whole and on the smaller sub-community or
neighborhood that it will become a part of, and proposed actions to
mitigate such effects;

Narrative demonstrating need for the urban development proposed
for the annexation area; need should be demonstrated based upon a
factual analysis of the following factors:

A. Availability within the current City limits of undeveloped
land designated for proposed urban development;

B. Analysis of immediate, short-term (1 to 5 years) demand
for proposed urban development; and

C. Probable phasing of proposed urban development
consistent with projected demand for the period that the
annexation area is expected to be developed;

List of property owners (printed on self-adhesive labels) within
three hundred (300) feet of the exterior boundary of the annexation
property; the list shall be based on the latest tax assessment records
at the Washington County Department of Assessment and
Taxation; and a legible scale drawing of the site.

FOR OFFICIAL USE ONLY FILING FEE DEPOSIT
DATE RECEIVED DATE APPROVED REVIEWED BY

Date of Form: 3-22-13




Proposed Boundary Change
Washington County to the City of Banks

A PARCEL OF LAND LOCATED IN THE NORTHEAST, SOUTHEAST, AND SOUTHWEST ONE-QUARTERS OF SECTION 31,
TOWNSHIP 2 NORTH, RANGE 3 WEST, OF THE WILLAMETTE MERIDIAN, WASHINGTON COUNTY OREGON, BEING

MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE NORTHEAST CORNER OF SAID SECTION 31, THENCE SOUTH 88°08'00” WEST, 332.80 FEET,
MORE OR LESS, ALONG THE NORTHERLY SECTION LINE OF SAID SECTION 31 TO THE INTERSECTION OF SAID
SECTION LINE AND THE NORTHERLY EXTENSION OF THE WESTERLY RIGHT OF WAY LINE OF NW AERTS ROAD {C.R.
#111) (40’ WIDE); THENCE SOUTH 02°20°23" WEST, 30.00 FEET MORE OR LESS TO A POINT OF INTERSECTION OF
SAID WESTERLY RIGHT OF WAY LINE AND THE SOUTHERLY RIGHT OF WAY LINE OF NW BANKS ROAD (C.R. #110)
{60’ WIDE) AND THE POINT OF BEGINNING OF THIS DESCRIPTION;

THENCE SOUTH 02°20°23" WEST, 2602.12 FEET, MORE OR LESS, ALONG SAID WESTERLY RIGHT OF WAY LINE TO
AN ANGLE POINT; THENCE SOUTH 02°10°20” WEST, 1381.96 FEET, MORE OR LESS, TO A POINT OF INTERSECTION
OF SAID WESTERLY RIGHT OF WAY LINE AND THE NORTHERLY RIGHT OF WAY LINE OF NW WASHINGTON AVENUE
{50" WIDE); THENCE SOUTH 74°03'57” WEST, 252.10, MORE OR LESS, ALONG SAID NORTHERLY RIGHT OF WAY LINE
TO AN ANGLE POINT; THENCE NORTH 87°53°45” WEST, 1293.00 FEET, MORE OR LESS, TO THE WESTERLY RIGHT OF
WAY LINE OF SIXTH STREET (50’ WIDE) (UNIMPROVED); THENCE SOUTH 02°11°00" WEST, 247,91 FEET, MORE OR
LESS, ALONG SAID WESTERLY RIGHT OF WAY LINE TO THE NORTHERLY RIGHT OF WAY LINE OF ROSE AVENUE (50
WIDE) {UNIMPROVED); THENCE NORTH 87°43'10” WEST, 367.48 FEET, MORE OR LESS, ALONG SAID NORTHERLY
RIGHT OF WAY LINE TO THE EASTERLY RIGHT OF WAY LINE OF THE SOUTHERN PACIFIC RAILWAY RIGHT OF WAY
(120" WIDE}; THENCE NORTH 30°22'33" WEST, 2039.52 FEET, MORE OR LESS, ALONG SAID EASTERLY RIGHT OF
WAY LINE TO A POINT OF INTERSECTION OF SAID EASTERLY RIGHT OF WAY LINE AND THE EAST/WEST CENTER OF
SECTION LINE OF SAID SECTION 31; THENCE SOUTH 87°26’00" EAST, 700.17 FEET, MORE OR LESS, ALONG SAID
CENTER OF SECTION LINE TO THE NORTH/SOUTH CENTER OF SECTION LINE OF SAID SECTION 31; THENCE NORTH
01°41°18" EAST, 872.75 FEET, MORE OR LESS, ALONG SAID CENTER OF SECTION LINE YO THE SOUTHERLY LINE OF
THAT TRACT OF LAND DESCRIBED IN DEED DOCUMENT NO. 83-13789, WASHINGTON COUNTY DEED RECORDS;
THENCE SOUTH 87°51°28" EAST, 1283.13 FEET, MORE OR LESS, ALONG SAID SOUTHERLY LINE AND THE
SOUTHERLY LINE OF THAT TRACT OF LAND DESCRIBED IN BOOK 308, PAGE 426, SAID DEED RECORDS; THENCE
NORTH 01°45°00” EAST, 1717.89 FEET, MORE OR LESS, TO THE SOUTHERLY RIGHT OF WAY LINE OF SAID NW
BANKS ROAD; THENCE SOUTH 88°08°00” EAST, 1041.78 FEET, ORE OR LESS, TO THE POINT OF BEGINNING.

CONTAINS 7,595,242 SQUARE FEET OR 174.363 ACRES.

THE BASIS OF BEARINGS AND BOUNDARY RESOLUTION IS BASED ON SURVEY NO. 24,781, WASHINGTON COUNTY
SURVEY RECORDS.

ANNEXATION CERTIFIED EoisTEREL
BY ~V* LAND SURVEYOR
JAN 2 4 2014 TE Dn
WASHINGTON COUNTY A& T OREGON
CARTOGRAPHY
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REAL ESTATE CONTRACT 83013789 .

- LA :
THIS CONTRACT, Made the LSS day of ] L 18 B3, between
.. Karen J. Smith S .

. . .

e v e enie - . X . , hereinafter called
the first perty, and. .. . Florence K. Behrman

e O S e e ... hereinalter calied the second party,

WITNESSETH, Tha! in consideration of the stipulations herein contained and the payments to be made

&g Hereinalter specified, the first party hereby agrees to sell, and the second party agrees to purchase, the fallow-

mg described real estate, situate in the County of  Washington . State of . Oregon ., to-wit:

-Beginning at the quarter section corner on the N. side of said Sec. 31;'
thence E. along the N. line of said Sec. 31 a distance of 348.80 feet to

the NE corner of a tract of land conveyed to the Union Point Cemetery Assn

by deed recorded in Book 363, Page 87 Deed Records of Wash, Cty. Oregon;
and the true point of beginning of the tract herein described; thence
continuing E. along the N. line of said Sec. 31, a distance of 435.28
feet to the NW corner of a tract of land described in a deed to Maurice

and Marcelia Jansen in Book 308, Page 426, Deed Records of Wash. Cty. Ore;
thence 5. atong the W. line of the aforesaid Jansen tract 1,750.32 feet to
the most northerly NE corner of Wilkesboro, a Plat er Record, Wash. Cty.
Ore; thence W. aleng the N. line of Wilkesboro 784.08 feet to the NW cor.
thereof and a point on the quarter section line; thence N. along the quar-
ter section line 766.86 feet to a point on the S. line of 4 6,00 feet wide
strip of land conveyed to Union Point Cemetery Assn. by deed recorded in
Book 324, Page 498, Deed Records of Wash. Cty. Ore; thence E. along the §.
line of the aforesaid Union Point Cemetery Assn. tract 331.32 feet to the
SW corner of a tract of Tand conveyed to Ernest Behrman and Florence Behr~
man by deed recorded in Book 363, Page 88, Deed Records of Wash. Cty; then
N. 2°36' E. 6,00 feet to an iron pipe at the $E corner of Union Point
Cemetery, a plat of record, Wash. Cty. Ore; thence N. 2°36' E. along the E
tine of the aforesaid Union Paint Cemetery 380.1 feet to an iron pipe at
the NE corner thereof and said cornar being the SE corner of Union Point
Cemetery No. 2, a plat of record, Washingten Cty. Ore; thence N. along the
E. 1ipe of Union Point Cemetery No. 2, a distance of 99.94 feet to an
angular corner in the E. line of Union Point Cemetery No. 2, and said cor.
being the SE cor. of a tract of land conveyed to Union Paoint Cemetery Assn,
by deed recorded in Book 363, Page B7, Deed Records of Wash. Cty.; thence

—.
L

along the E. line of the aforesaid Union Point Cemetery Assn. tract and the

E. 1ine of Union Point Cemetery No. 2 a distance of 5.55 feet to the NE

corper of Unfon Foint Cemetery No. 2; thence continuing N. along the £,

Vine of the Union Point Cemetery Assn. tract described in Book 363, Page
(legal description continued on reverse) .

Sorthesumef . FifLy Thousand and no/100 = - - - = « - - p 0 es 50,000, o
anaccountof which . .Five Thousand and nofl00 - - - - T T T Dol (8 5,000.00)
is paid on the execution hercof (the receipl of which is hereby acknowlidged by the Sirst pariyy, and the balancy
ofF45,000.00 . 1obepaid 1o the order of the first party with interest oftheratenf  MinE f%) . .

Per cant per anrum Jrom Auly 10 19 2L onthe dates and in the amounts as follows:

Balance of $45,000.00 payable in semi-annual installments of not less
than $2,445.75, which payment includes interest at the rate of 9% per
annum; the first semi-annual payment being payable January 10, 1983,
and a 11ke payment on July 10 and January 10 of each subsequent year
until the full purchase price and interest has been paid. o o

. The second party has the right to pre-pay this contract on any semi-
annual payment date. - o .
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| 87, Deed Records, Wash. Cty. Ore.; 492.84 feet to the N. line of said

Sec. 31, and.the true point of beginning. ' ) K
SUBJECT to that certain Restrictive Covenant -dated January 6, 1983, and
recorded in Deed Records of Wash. Cty., which establ{shed the abaove tract
a5 @ non-buildable lot, and which covenant runs with the land.
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Sl ) e L e I i %3 grantors...
ol L] im considaration drtesin. . Th .Plv. Hiy Hm:ta,soo-oa; s Dollars,
8. J‘ansan and.J&ercalla -Is.nsan L:

» husband and trife, drentees,
go;rvey l.mto!lnsmd granless,mtanaats :by'lha entirety, their heirs

with the tenemonts, hereditaments and appurtenancep, situated
.end‘ State of Oregon, bounded and desmbed as follows, to-wit:

4

. Beginninr a.'l: a sta.]ce i the County Koad 11 38 chalns East of the

quarter se:ct::.on corner oA the n.orth side of section 31 T 2 4 1 3 WL Lg

to a 6 e; t"enca -south. 89 deprses 56 Hast 11,59 er ains to a stalke;

H
i

,! Will,. “'ep, in Hasha.ngton Countv, Oreﬂ'on- thenee Bouth 39.69 chuyinsg "‘ )
1
|

I_ thenc-= north —39.80 chajns to a stake in. the County road " thence west

. 13..59.,-chaina to the pla e oi‘ bbgiminchonta1Mng 46 10 aerass.

To Hava and l‘o Ho!d fhu above described and | grnni
. by Ww En!ue!y, their heirs and asiigny. forever.

= ] _--__ the grantors _Covenant Hmt.u....w.e..:ar.a. ctawhully seized in fes simplo of the above
i granted prenuues frez from olf incumbrancss, e .

Pramisss Gnto ‘the' snid grantees o tenants

i and fhat_Vie_ . will j ~-heiry, exocutors and adnumslrafors chalt warsant and forever defend
1 the sbove gmn!ed premiaea, and elrery ,pa.rt anmf’ mmer thifaof, ‘adainst ¢he fawiu!‘d‘afms and demandu af
iI all persom whammver

i
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Michael Cerbone (Portland)

From: ' Laurie Harris <HarrisL@CleanWaterServices.org>
Sent: Monday, March 10, 2014 3:48 PM

To: Michael Cerbone (Portland)

Subject: RE: Quail Valley Golif Course: Annexation

Hello Michael,

Thank you for the reminder. I understand from reviewing the city code that your annexation application packet to the
City of Banks needs to include a “detailed statement of availability, capacity, and status of existing sewer and drainage

facilities.”

A couple months ago | talked about this with Andy Braun, a manager within the Conveyance Department, since he
participated in the proposed Banks UGB expansion planning process. Based on my conversation with Andy and
information from the Sanitary Sewer Master Plan Update (2009) and the city’s UGB expansion PAPA findings | can

confirm the following information:

1. Clean Water Services is the sanitary sewer and storm conveyance provider for the area,

2. The subject properties will need to be annexed into Clean Water Services’ service area upon annexation to the

City of Banks,

Public sanitary sewer and storm conveyance systems exist within the current city limits,

4. Extension of public sanitary sewer and public storm conveyance will be required in order to serve the proposed
annexation area,

5. Per the Urban Grown Boundary Expansion lustification Technical Report {October 2010) the City of Banks found
that the “UGB expansion areas can be efficiently served with sanitary sewer and storm conveyance,” and

6. Proposals for future development will require service availability letters that will indicate whether conveyance
improvements need to be made in order for the proposed development to comply with Clean Water Services’

Design and Construction Standards.

w

If it would help you prepare the "detailed statement of availability, capacity, and status of existing facilities” | can
arrange a meeting for you to talk with Andy Braun to learn more about the information that Clean Water Services has
regarding availability, capacity and status of existing sewer and drainage facilities in the Banks area. You can also call

Andy directly at 503-681-3615,

Please let me know if can provide additional assistance.

Laurie Harris
Development Services
Plan Review

Clean Water Services

2550 Southwest Hillsboro Highway
Hillsboro, Oregon 97123

ph: (503) 681-3639

fax: (503) 681-4439

harrisl@cleanwaterservices.org
www.cleanwaterservices.org



TECHNICA! MEMORANDUM
Q’) Cardno’

Shaping the Future
To: City of Banks, City Engineer
Attn: Gordon Munro 5415 SW Westgate Drive
Suite 100
From: Michael Cerbone, Project Manager Fortiand, Oragon 97221
usa
Date: March 10, 2014
Phona  (503) 419-2500
Project: Quail Valley Annexation Fax  (503)419-2600
Cardno#: 21305760

Re: Public Utility Availability wrw cardno.com

This technical memorandum will outline the planned public utility needs and existing public
facilities available to serve the proposed Quail Valley Annexation into the City of Banks.

The proposed Quail Valley development is anticipated to generate a total peak sanitary sewer flow
of approximately 0.357 CFS (see attached calculations). Flow calculations have been determined
based on the proposed land use zoning and the 2009 CWS Sanitary Sewer Master Plan. The
proposed development will be served by 8 inch diameter sanitary sewer mains, and will tie into
existing public infrastructure within the Phase 2 of the Arbor Village subdivision to the west.
Potential points of connection to existing 8 inch sanitary sewer mains in Arbor Village at the
terminus of NW Scottston Terrace, NW Bellingham Court, and NW Ashton Drive (see CWS Map
Panels 1787, 1887, and 1888). Connection to the existing public system will require boring under
an existing railroad right-of-way, which will likely dictate a single point of connection for Quail
Valley. Due to the natural topography of the site, and subject to the depth of the existing sanitary
sewer lines, pump stations may be necessary to connect the Quail Valley development to the

public sanitary system.

STQRM!!AI%R
The Quail Valley development would fall under the jurisdiction of CWS, and as such will meet the
requirements as listed in the Design and Construction Standards for Sanitary Sewer and Surface

Water Management issued in July 2009. Stormwater treatment and detention wiil follow CWS
methodology, and specific measures will be determined as the design progresses. Proposed
treatment of public and private stormwater will occur within the Quail Valley development and will
not impact neighboring properties. Preliminary investigations indicate that the proposed
stormwater improvements will connect into the public stormwater system at the intersection of NW
Buckshite Street and NW Ashton Drive in Arbor Village Phase 2. The storm line at this point is 24
inches and discharges into an unnamed tributary of East Fork Dairy Creek just north of Highway 6
(see CWS Map Panel1888).

W
The proposed development is expected to generate a peak instantaneous demand of 121 GPM

(see attached calculations). The methodology for determining the proposed water demand was
taken from the Watfer System Master Plan, City of Banks issued in June 2009. This method
incorporates increased commercial and industrial demand within the unit flows for the project per
capita population growth. Since the publication of the Master Plan, the City of Banks has
completed the Berhman Well #2 project, which was anticipated to reliably add 220 GPM to the
public system. I the existing public water system cannct meet the additional needs of the Quail
Valley Annexation there exists the potential add the Quail Valley Golf Course Well to the system.
As outiined in the Master Plan, the existing Well on the Quail Valley Golf Course is permitted for a

Australiz » Belgium e Indonesia  Kenya ® New Zealand e Papua New Guinea
United Arab Emirates » United Kingdom e United States e Operations in 80 Countries
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Q’) Cardno’

Shaping the Future

maximum rate of 0.89 CFS (399 GPM) for supplemental irrigation. Additional hydrogeclogical
feasibility studies and confirmation that the existing well is constructed to State would be required
for this option. The Quail Valley development will be served by a 12 inch major loop and a
distribution grid which will likely by 8 inches and will be verified by modeling. The proposed
improvements can tie into the existing public system fo the west within the Arbor Village
Subdivision. Connection points include a 12 inch line in NW Scottson Terrace, and 8 inch lines in

NW Bellingham Court and NW Buckshire Street.
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CERTIFICATION OF PROPERTY OWNERSHIP OF

AT LEAST ONE-HALF LAND AREA

(DOUBLE MAJORITY METHOD)

I hereby certify that the attached description for a proposed boundary change involving
the territory described in the petition contains the names of the owners* of at least one-
half of the land area within the annexation area described in the petition, as shown on the
last available complete assessment roll for Washington County.

NAME_ 1B FosTea.

TITLE_ Gt TecH
DEPARTMENT (AR GRAPHY
DATE__ ! / W*A 4

* “Owner” means any person shown as the owner of land on the last available
assessment roll; however, where such person no longer holds the title to the
property, then the term means any person entitled to be shown as owner of the
land on the next assessment roll; or, where land is subject to a written
agreement of sale, the term means any person shown in the agreement as
purchaser to the exclusion of the seller; and the term includes any public

agency owning land.
ANNEXATION CERT1FIED
BY_IF

JAN 2 4 2014

WASHINGTON COUNTY A& T
CARTOGRAPHY



CERTIFICATION OF LEGAL DESCRIPTION AND MAP

I hereby certify that the description of the property included within the attached petition
(located on Assessor’s Map Zu331 ad ZN33ID ) has been checked by myself, and it is a
true and exact description of the property in Washington County under consideration.
The description corresponds to the attached map indicating the property in Washington
County under consideration.

NAME,_ TED s Tee.
TimE_G1S TECH
DEPARTMENT_CAROGRAPHY
pate_| [24[ 14

ANNEXATION CERTIFIED

BY ~V~
JAN 9 4 2014

WASHINGTON COUNTY A& T
CARTOGRAPHY
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QUAIL VALLEY
GOLF COURSE

Banks,
Oregon

An Application for:
Petition for Annexation

Submitted;
March 12, 2014

Applicant:
Quail Valley Golf Course, LLC

12565 NW Aerts Rd
Banks, Oregon 97106

Prepared by:

Cardno

5415 SW Westgate Drive, Suite 100
Portland, Oregon 97221
503/419-2500
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INTRODUCTION

GENERAL INFORMATION

Applicant:

Applicant’s Representative

Tax Lot Information:

Location:

Current Zoning District:

Project Site Area:

Quail Valley Golf Course
12565 NW Aerts Rd,
Banks, OR 97106

Cardno

5415 SW Westgate Drive; Suite 100
Portland, Oregon 97221

Phone: (503) 419-2500

Fax: (503) 419-2600

Contact: Michael Cerbone, AICP
michael.cerbone@cardno.com

Map Tax Lot

2N331 100, 201 & 500
2N331CA 6900

2N331D 100, 101, 400, 1000

Banks, Oregon

Generally bounded by Aerts Road to the East;
Washington Avenue, Sixth Street and Rose Avenue
to the South; NW Banks Road to the North; and the
Railroad to the West.

Washington County — Future Development 10 Acre
District (FD-10)

+/- 172.93 gross acres

Quail Valley Golf Course
Banks, Oregon

Cardno
March 2014



SUMMARY OF PROPOSAL

The Quail Valley Goif Course (applicant) seeks to annex into the Banks City Limits. The
property was included within the Banks Urban Growth Boundary in November of 2003 (ORD

111301).
SuPPLEMENTAL WATER FOR THE CITY OF BANKS

The applicant maintains a functioning water well utilized as a supplemental source for irrigation
of the golf course. The applicant's primary source for irrigation water is the Tualatin Valley
Irrigation District (TVID), upon annexation the applicant wili continue to utilize TVID to irrigate
the golf course. The applicant holds a water right with the Oregon Water Resources
Department (WRD) to use the ground water well (Permit No. G-13543), said right authorizes
use of up to .89 cubic feet per second to irrigate 101.6 acres. The well is capable of producing
more water than the applicant needs and could be available to the City to supplement the

existing water system.
NeepeED COMMERCIAL, RESIDENTIAL AND OPEN SPACE LAND

The proposed annexation would result in the addition of Commercial, Residential and Open
Space to the City of Banks Urban Growth Boundary (UGB). The applicant has analyzed the
existing UGB and determined that the requesied annexation is timely, piease see Exhibit G for
more detail. A summary of each of the properties and the corresponding zoning is set forth

below.

] Zoning Density
2n331Ca 6900 8.93 | Community Facilities {CF) N/A
2n331 100 44.3 | Community Facilities (CF) N/A
201 23.64 | Community Facilities (CF) N/A
201 2.3 | Low Density Single Family (LDSF) 6 du/acre
500 15.8 | Community Facilities (CF) N/A
2n331D 100 51.36 | Community Facilities (CF) N/A
100 8.14 | Single Family Residential {R-5) 8 du/acre
100 3.5 | Low Density Single Family (LDSF) 6 du/acre
100 2.6 | Commercial .25 FAR
101 0.9 | Commercial .25 FAR
400 7.96 | High Density Single Family 10 du/acre
400 2 | Single Family Residential (R-5) 8 du/acre
1000 1.5 | Single Family Residential (R-5) 8 du/facre

172.93 Total Acres

Cardno
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Quail Valley Annexation

Tax Lots Banks, Oregon Shaging the Futura
Qualil Valley Golf Course 5 Cardno
Banks, Oregon

March 2014



- sl e e =TT h—- el
Proposed Zoning for the annexed area is set forth above. The subject property is comprised
primarily of land zoned Community Facility, a 3.5 acre Commercial node is located at the
intersection of Washington and Aerts, Low Density Single Family is proposed within the interior
of the golif course, with High Density Single Family and Single Family (R-5) situated along

Washington Avenue.

Quail Valley Goif Course 6 Cardno
Banks, Oregon March 2014



The conceptual development plan set forth above shows how a roadway system could be
provided to facilitate redeveiopment of the property. It is not the applicants’ intent to gain
approval of this design nor is it their intent to have the proposed annexation tethered to this
design. Shouid the property be annexed into the City the applicant will work closely with the City
on the design and layout of the annexed area to ensure the proposal meets, state and local

requirements.

Cardno
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WASHINGTON COUNTY — BANKS URBAN GROWTH AREA AGREEMENT

Il. COORDINATION OF COMPREHENSIVE PLANNING AND DEVELOPMENT

D. The CITY and COUNTY agree that when annexation to the CITY takes place, the
transition in land use designation from one jurisdiction to another should be orderly,
logical, and based upon a mutually agreed upon plan. 1. For land with COUNTY rural plan
designations which have been included inside the UGB, or land with the FD-1 0 District
designation, the CITY shall be responsible for comprehensive planning, including
necessary work to comply with Statewide planning goals and associated administrative
rules and requirements. The parties will apply the coordination provisions of Paragraph
llLA.2. of this UPAA. The urban designations adopted by the CITY will not become
effective and development of land pursuant to the designations will not occur until the
land has been annexed to the CITY. As an interim measure, the COUNTY will adopt the
FD-1 0 plan designation for lands which have been included inside the UGB.

Ill. SPECIAL POLICIES

A. Definitions
1. Urban Growth Boundary means the area within which urban development will
occur as represented in the City of Banks' Comprehensive Plan. The CITY is
responsibie for comprehensive planning within the UGB.
Response. The applicant is requesting approval to annex into the City of Banks and is
proposing to allow for development as envisioned within the City's
comprehensive plan.

2. Urban Planning Area means the area inside the Urban Growth Boundary, but
outside the city limits. The CITY and the COUNTY shall notify one another of
proposed comprehensive planning and development actions within the Urban
Planning Area according to the provisions of this Agreement.

Response: The applicant understands this provision and assumes the City wiil notify the
County regarding the proposed annexation. The applicant has coordinated with
the Washington County election department, Ciean Water Services, the
Washington County Sheriffs office as well as the Washington County
Cartography and GIS Department.

3. Urban Reserve Study Area means the undesignated rural lands surrounding
the CITY. These lands may undergo future study through a cooperative effort
between the COUNTY and CITY to designate Urban Reserves pursuant to QAR
660-021.

Response. The applicant is proposing to annex lands that are located within the Urban
Growth Boundary, not within the Urban Reserve Area.

B. Annexations within the Urban Planning Area will not be opposed by the COUNTY.

Response: The applicant understands this portion of the agreement. The lands proposed for
annexation are located wholly within the City of Bank Urban Growth Boundary

(UGB) and therefore are within the Urban Planning Area (UPA).

8 & Cardno

Quail Valley Golf Course
March 2014

Banks, Oregon



C. Annexations outside of the Urban Planning Area will not be supported by the COUNTY
or CITY.

Response: The area is wholly located within the UGB and is therefore within the UPA.

D. The CITY and COUNTY may cooperate in planning for urban facilities.

Response: The applicant has coordinated the submittal with Clean Water Services, a
division of Washington County who will be responsible for sanitary sewer and
stormwater services once the subject properties are annexed into Clean Water

Services.

E. The COUNTY will not approve a land use proposai in the Urban Planning Area if the
CITY presents evidence to show that the proposal would not facilitate an urban level of

development in the future upon annexation to the CITY.

R nse: The applicant is requesting annexation so that the subject properties can be
developed at a later date within the City Limits allowing annexation to take place

prior to development review.

F. The COUNTY will not approve a land use proposal for residential densities designated
in the Banks Comprehensive Plan without public water and public sewer.

Response: The applicant is not requesting development approval at this time, subsequent
development of the site will be complete afier annexation and will be reviewed by

City staff.

Cardno
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LAND USE DECISION CRITERIA
CiTY OF BANKS CHAPTER 30 — GENERAL PROVISIONS

30.01. GENERALLY

(A) Purpose. When annexations are properly timed, they may allow for the orderly
expansion of the City of Banks’ boundaries and may contribute to the logical extension
of public infrastructure. The city also recognizes that the development of lands at urban
density must include the provision of an adequate level of required urban services such
as sewer, water and roads. Policies and procedures adopted in the subchapter are
intended to carry out the directives of the citizens of Banks, and to ensure that
annexation of lands to the city is incorporated into a process of providing a timely and
orderly conversion of lands to urban uses.

Response: The Applicant understands the City of Banks requirements and procedures for
annexing property into the City and has addressed ail relevant criteria within this

petition,

(B) Election required. Upon the Banks city Council’s legislative determination of an
applicant’s eligibility to annex, the Council must set the matter for a citywide vote.

Annexation must be approved by a majority of those voting.

Response: The Applicant understands the City of Banks will require a vote and approval of
the majority of those voting in order fo formally annex into the City.

(C) Application for annexation. The applicant must complete the application for provided
by the City of Banks Planning Commission. Application procedures, including
application materials, fees, costs, (i.e. staff costs, election costs, and the like), and filing

deadlines are to be established by resolution of the Council.

Response: The Applicant has completed all necessary application forms and paid required
fees consistent with this requirement.

(D) Urban Planning Area Agreement. Annexation proposals will be consistent with the
policies and provisions of the City’s Urban Planning Area Agreement with Washington
County entered into on 10-25-1988 (copy attached as Exhibit A to the Ordinance 102500
and incorporated by reference) or as later amended and the provisions of any
intergovernmental agreement or agreement with any agency providing public services to
the City of Banks.

Response: The applicant has provided formal responses demonstrating the requested
annexation is consistent with the Urban Planning Area Agreement in effect

between the City of Banks and Washington County.

30.02. REVIEW CRITERIA
(A) Eligibility criteria. The Council must determine that property is eligible for annexation
based on the following criteria:

(1) The project is contiguous to the existing city limits;

10 Cardno
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Response: The area proposed to be annexed into the City, more specifically described
within this pefition is contiguous to the existing City of Banks city limits.
Specifically, tax lot 6900 of Washington County Assessors map 2N331CA is
located contiguous to that portion of tax lot 600 of Washington County Assessors
map 2N33100 that is located within the City of Banks city limits.

{2) The property is located within Banks Urban Growth Boundary; and

Response: The property proposed to be annexed to the City of Banks is wholly located
within the City of Banks Urban Growth Boundary as amended by Ordinance

2011-04-01.

(3) Any other prerequisite requirement that may be applicable to under the Oregon
Revised Statues.

Response: The Applicant has addressed Oregon Revised Statute 222.111 within this
request which sets forth the authority and procedures for annexation within the

state of Oregon.

(B) Timelines criteria. The Council that must determine that it is timely to annex property
based on the following criteria.
(1) An adequate level of urban services and infrastructure is avatilable, or will be
made availabie in a timely manner.
(a) ADEQUATE LEVEL means conforms to adopted plans and ordinances,
or as may be determined by the agency that provides the service or
infrastructure.

Response: The Applicant has coordinated with Clean Water Services (CWS) to confirm that
there is adequate capacity within the Waste Water Treatment plant that would
service the subject property and that adequate sanitary services can be extended
fo the site to support the anticipated development of property. Please refer to
Exhibit B for a correspondence from CWS confirming adequate capacity and
serviceability.

The applicant has included 2 memo regarding utility capacity demonstrating the
site can be served and is timely for annexation. The memo is included as Exhibit
C.

(b} URBAN SERVICES means police; fire; school facilities; parks and
recreation facilities; greenways and open spaces and other city-provided

services.

Response: The applicant has coordinated with urban service providers including the Banks
Fire Department, Banks School District, the Washington County Sheriff's office
and Clean Water Services, none of whom have raised objections.

11 Cardno
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(c) INFRASTRUCTURE means sanitary sewer, water, storm drainage, and
streets.

Response: The applicant has prepared a utility analysis included as Exhibit C and has
coordinated with Clean Water Services, the purveyors of sanitary sewer services
and the agency responsible for stormwater design and review. The subject
propeities are capable of being developed and thete are no identified
deficiencies within the City or CWS facilities that would preciude the ability for
development consistent with the City’'s adopted comprehensive plan. The
applicant has a functioning well with water rights on the preperty that could

compliment the City’s existing water system.

(d) BE MADE AVAILABLE IN A TIMELY MANNER means that improvements
needed for an adequate level of urban services and infrastructures will be
provided in a logical, economical, and efficient manner and are made
available in accordance with the development agreement or other funding
mechanism at the time of approval. Improvements for the needed
infrastructure and urban services must be secured by a development
agreement or other funding mechanism that places the primary economic
burden on the annexed property and not on the city.

Response: The applicant is aware that the need to extend services to the site will be the
burden of the developer and understands that by approving this annexation
petition the City is not accepting responsibility to extend and provide services.
The applicant or designee will at the time development enter into a development
agreement or provide such assurances (bond etc) o ensure that infrastructure is
available to the site. The Utility Analysis provided by the applicant as well as the
correspondence from the service providers supports the requested annexation.
The applicant has a functioning well with water rights on the property that couid

compliment the City’s existing water system.

(2) Sufficient planning and engineering data must be provided, and all necessary
studies and reviews must be completed in such a manner that there are no
unresolved issues regarding development of the annexation property. It may not
be timely to annex property if the appropriateness of the proposed use could be
altered by plans or studies that are underway, or are needed, to update, clarify, or
provide additional specificity to the property use. Examples of needed studies
may include, but are not limited to, public infrastructure plans, buildable lands
inventories, area refinement plans, park study, or any related planning study

pertaining to growth management.

Response: The applicant is not aware of any studies that are underway that could result in
the property not being appropriate for annexation. The applicant has coordinated
with CWS regarding potential development of the property and has analyzed the
City's existing water capacity and finds no reason to determine that the
requested annexation is not timely. The appilicant has included an Economic
Analysis of the City to further support the need for additional land within the City
demonstrating that the requested petition for annexation is timely.

Cardno
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(3) The Council may consider, at its discretion, any other factors that effect the
timeliness or wisdom of any particular annexation petition.

Response: The applicant understands this provision.

(4) The burden for providing the findings and cost thereof for this section and §
30.03 is placed upon the applicant.

Response: The applicant understands this provision.

30.03 APPLICATION REQUIREMENTS.

An application for annexation must be made on forms provided by the Commission and
must include the following material:

(A) Written consent to the annexation signed by the requisite number of affected
property owners, electors, or both within the area to be annexed, as provided by state
law;

Response: All of the proposed property sought to be annexed is owned by the Quail Valiey
Golf Course consistent with state law.

(B) A metes and bounds legal description or acceptable alternative legal description of
the territory to be annexed as certified by the Washington County Assessor’s office;

Response: The applicant has enciosed a certified legal description from the Washington
County Cartography staff.

(C) The County Assessor’s quarter section map(s) showing the proposed annexed area
and adjacent city territory;

Response: The applicant has enclosed a copy of the County Assessor's quarter section
maps showing the proposed annexed area and adjacent city territory.

(D) General land use plan indicating types and intensities of proposed development,
transportation corridors, watercourses, significant natural features, open space,
freeways and adjoining development;

Response: The applicant has included a general land use plan indicating the type and
intensity of deveiopment. Each of the proposed land use districts identified on the
map correspond to the table provided above in terms of density and intensity of
development. Transportation corridors are shown on several of the attached
exhibits. The majority of the area sought to be annexed is proposed to remain as

open space.

(E) A detailed statement of overall development concept and methods by which physical
and related social environment of the site, surrounding area, and community will be
enhanced;

Response: The applicant has enclosed a prefiminary development plan that depicts how the
property could be developed as well as an analysis of the utility system
demonstrating it is feasible to serve the property with appropriate infrastructure.
As identified within the City's 2011 UGB expansion the site is identified to assist
the city with meeting its twenty (20) year supply of residential and commercial
property. The site will also assist the City will providing recreational opportunities
consistent with Statewide Planning Goal 8. The proposed approximately 3.5

13 Cardno
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acres of commercial land located at the intersection of Washington and Aerts will
provide new commercially zoned land that can provide services on the west of
the community where there currently are no commercial services available. This
will provide existing and future community members the opportunity to patronize
services closer to their homes, providing access to pedestrians and bicyclist as
weil as motorist. Additional commercial zoned land wil! also assist the community
with providing new job opportunities consistent with Statewide Planning Goal 9
and the goals articulated within the City's Economic Opportunity Analysis.

The additional residential land will assist the community with providing new
housing options with the possibility to deveiop a range of housing types. Portions
of the subject property are identified for Low Density Residential (8 dwelling units
per acre), Single Family Residential (8 dwelling units per acre), and High Density
Single Family (10 dwelling units per acre). Using the gross acreage identified in
the above table, the property could provide approximately 166 new dwelling units
(assuming a 20% dedication for streets and open space). These new home
would assist the community in providing a range of housing consistent with
Statewide Planning Goatl 10.

The new homes and commercial property will provide jobs during construction.
Development will occur consistent with existing City codes and standards which
will assure the City vision as articulated within the comprehensive plan is

reaiized.

(F) A detailed statement of additional facilities required to meet any increased demand
and a plan for the phasing in of any such facilities in accordance with the projected

demand;

Response: Based on analysis of the City’s infrastructure conducted by Cardne and Clean
Water Services, no additional facilities are necessary beyond what is cumently
identified within the City's comprehensive plan and adopted facility plans. At the
time of development the City of Banks and Clean Water Services will assure that
adequate capacity exists within existing facilities and will require construction of
new facilities as development dictates. The subject property contains a well with

water rights that can complement the existing City of Banks water system.

(G) A detailed statement outlining method and source of financing required will be made
available in a timely manner to the hearing body to show how the applicant plans to
provide any required additional facilities;

Response: No additional facilittes are known to be required at this time. Prior to approval of
subdivision for the residential land or site development for the commercial land
the applicant or designee will be required to design and extend urban services as
required by the City of Banks, including extension of water and sanitary sewer
services and improvements to the existing and planned transportation system.

(H) A detailed statement of availability, capacity, and status of existing water, sewer,
drainage, transportation, park and school facilities;

Responge: The applicant has coordinated with the Banks School District. The applicant has
analyzed the water, sanitary sewer and stormwater needs for the property and
articulated those within the attached memo.
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(1) Comprehensive narrative of potential negative physical, aesthetic, and related social

effects of the proposed development on the community as a whole and on the smaliler

subcommunity or neighborhood that it will become a part of; and proposed actions to
mitigate the effects;

Response: Construction of new hames and commercial buildings can have negative effects
on adjacent property. Construction activities will occur consistent with City
requirements during hours of the day deemed appropriate by the City of Banks.
Development of the site with additional impervious area could result in additional
stormwater runoff and negative effects to waterways and waterbodies adjacent
the area. Development of the site will be conducted consistent with Clean Water
Services requirements assuring that water quality of stormwater runoff will be
treated prior to release. Additional traffic could potentially result in delays within
the transportation system. Prior to development of any property within the subject
area the applicant will need to demonstrate to the City that the transportation
system operates consistent with its deigned intent and within the thresholds
established within the City’s adopted Transportation System Plan (TSP), should
the proposed development result in impacts that are beyond these thresholds the
applicant will be required to construct improvements necessary to mitigate the

impacts.

{J) Narrative demonstrating need for the urban development proposed for the annexation
area; need should be demonstrated based upon a factual analysis of the following
factors:
(1) Availability within the current city limits of undeveloped land designated for
proposed urban development;

Response: The applicant has prepared an Economic Analysis in support of the proposed
annexation which is included as Exhibit G. The analysis concludes that additional

land is needed within the City to meet the community’s needs.

(2) Analysis of immediate, short-term (1 to 5 years) demand for proposed urban
development; and
Response: The applicant has prepared an Economic Analysis in support of the proposed
annexation which is included as Exhibit G. The analysis concludes that additional
land is needed within the City to meet the community's needs.

(3) Probable phasing of proposed urban development consistent with projected
demand for the period that the annexation area is expected to be developed.

Response: The applicant has prepared an Economic Analysis in support of the proposed
annexation which is included as Exhibit G. The analysis concludes that additional
land is needed within the City to meet the community’s needs.

(K} List of property owners (printed on self-adhesive labels) within 300 feet of the exterior

boundary of the annexation property; the list shall be based on the latest tax assessment

records at the Washington County Department of Assessment and Taxation and legible

scale drawing of the site.

Response: The applicant has attached a list of the current property owners within 300 feet of
the exterior boundary of the subject property.
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OREGON REVISED STATUTE — 222.111

AUTHORITY AND PROCEDURE FOR ANNEXATION

(1) When a proposal containing the terms of annexation is approved in the manner
provided by the charter of the annexing city or by ORS 222.111 (Authority and procedure
for annexation) to 222.180 (Effective date of annexation) or 222.840 (Short title) to 222.915
(Application of ORS 222.840 to 222.915), the boundaries of any city may be extended by
the annexation of territory that is not within a city and that is contiguous to the city or
separated from it only by a public right of way or a stream, bay, lake or other body of
water. Such territory may lie either wholly or partially within or without the same county
in which the city lies.

Response: The area proposed to be annexed into the City, more specifically described
within this petition is contiguous to the existing City of Banks city limits.
Specifically, tax lot 6800 of Washington County Assessors map 2N331CA is
located contiguous to that portion of tax lot 600 of Washington County Assessors
map ZN33100 that is located within the City of Banks city limits.

{2) A proposal for annexation of territory to a city may be initiated by the legislative body
of the city, on its own motion, or by a petition to the legislative body of the city by

owners of real property in the territory to be annexed.

Response: The subject property sought io be annexed is wholly owned by the Quail Valley
Goif Course wha is the applicant in this petition for annexation,

(3) The proposal for annexation may provide that, during each of not more than 10 full
fiscal years beginning with the first fiscal year after the annexation takes effect, the rate
of taxation for city purposes on property in the annexed territory shall be at a specified
ratio of the highest rate of taxation applicable that year for city purposes to other
property in the city. The proposal may provide for the ratio to increase from fiscal year to
fiscal year according to a scheduie of increase specified in the proposal; but in no case
shall the proposal provide for a rate of taxation for city purposes in the annexed territory
which will exceed the highest rate of taxation applicable that year for city purposes to
other property in the city. If the annexation takes place on the basis of a proposal
providing for taxation at a ratio, the city may not tax property in the annexed territory at a
rate other than the ratio which the proposal authorizes for that fiscal year.

Response: The applicant understands these provisions.

(4) When the territory to be annexed includes a part less than the entire area of a district
named in ORS 222.510 (Annexation of entire district), the proposal for annexation may
provide that if annexation of the territory occurs the part of the district annexed into the
city is withdrawn from the district as of the effective date of the annexation. However, if
the affected district is a district named in ORS 222.465 (Effective date of withdrawal from
domestic water supply district, water control district or sanitary district), the effective
date of the withdrawal of territory shall be determined as provided in ORS 222.465
(Effective date of withdrawal from domestic water supply district, water control district or

sanitary district).

Response: The applicant understands these provisions. The applicant further understands
that prior to development of the subject property to urban densities and
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connection to Clean Water Services sanitary sewer infrastructure the area must
also be annexed into the Clean Water Services district by Washington County.

(5) The legislative body of the city shall submit, except when not required under ORS
222120 (Procedure without election by city electors), 222.170 (Effect of consent to
annexation by territory) and 222.840 (Short title) to 222.915 (Application of ORS 222.840
to 222.915) to do so, the proposal for annexation to the electors of the territory proposed
for annexation and, except when permitted under ORS 222.120 {Procedure without
election by city electors) or 222.840 (Short title) to 222.915 (Application of ORS 222.840 to
222.915) to dispense with submitting the proposal for annexation to the electors of the
city, the legislative body of the city shall submit such proposal to the electors of the city.
The proposal for annexation may be voted upon at a general election or at a special
election to be held for that purpose.
Response: The applicant understands these provisions and seeks approval of the requested
annexation by the City of Banks so that it may go before the volers within the

November 2014 election.

(6) The proposal for annexation may be voted upon by the electors of the city and of the
territory simuitaneously or at different times not more than 12 months apart.

Response: The applicant understands these provisions and seeks approval of the requested
annexation by the City of Banks so that it may go before the voters within the

November 2014 election.

(7) Two or more proposals for annexation of territory may be voted upon simultaneously;
however, in the city each proposal shall be stated separately on the ballot and voted on
separately, and in the territory proposed for annexation no proposal for annexing other

territory shall appear on the ballot.

Response: The applicant understands these provisions and seeks approval of the requested
annexation by the City of Banks so that it may go before the voters within the

November 2014 election.
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Introduction

PNW Economics has been retained by Cardno, Inc. (“Cardno”) to provide economic analysis of
residential and commercial land needs for the City of Banks. Cardno is supporting its cfient in an
annexation request for the Quail Valley Golf Course in support of an annexation application for
the Quail Valley Golf Course and adjacent parcels.

To this end, this report addresses City of Banks Annexation Policies and Procedures (City of
Banks Ordinance §30.01) Requirement (J):

{/) Narrative demonstrating need for the urban development proposed for the annexation
area; need should be demonstrated based upon a factual analysis of the following factors:

(1) Availability within the current city limits of undeveloped land designated for
proposed urban development.

(2) Analysis of immediate, short-term (1 to 5 years) demand for proposed urban
development, and

(3) Probable phasing of proposed urban development consistent with projected
demnand for the period that the annexation area is expected to be developed.

Each of the three items of requirement discussion required by the City of Banks under §30.01 )]
are treated in turn in the following sections.

(1) Undeveloped Land Within City Limits

Undeveloped Residential Land

On January 13, 2010, the Banks City Council voted to approve the recommendation of a
Preferred Alternative Strategy for expansion of the Banks Urban Growth Boundary (“UGB"). The
decision rested on the demonstration of twenty-year land need within the City of Banks and a
comparison of available land within the City UGB not unlike land need discussion required for an

annexation request.

Key land inventory and future need findings that supported the decision by City Council, as
reported by the firm CH2ZMHILL in their October 2010 technical memorandum® are found in

Figure 1.

Findings are summarized as follows as of their adoption:

* The City of Banks UGB had a total inventory of 13,0 net buildable acres of available

residential land.

» Of that, all 13.0 acres were under the RS zoning designation.

! hitp:/fwww.cityofbanks.org/vertical/sites/%7B9449421F-C29B-4D8D-BE42-
4EB124C2CA36%7D/uploads/%7BED48A4BS-5D96-4A15-91 E4-SEF2AB8DEESC%7D.PDF
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» The City of Banks has no inventory of residential land types of both lower density zoning
(LDSF) or higher density zoning (HDSF, R2.5, HDMF, MU).

Figure 1: 2010 Banks UGB Residential Land Inventory & Land Need Findings (CH2MHILL Table 2)

Table 2: City of Banks 2029 Residential Land Needs Analysis Update

Buildable Lands Inventory for Housing (net buildable acres)

LDSF* RS HOSF* R25 HDMF' MU Total
Cusrent UGB Acres 86.8 38 90.3
Acres in Use 73.8 15 77.3
Constrained Acres 0.0
Available Acres 0.0 130 00 0.0 0.0 00 130
Current Acres % 0.0% 96.1% 0.0% 39% 00% 0.0% 100.0%
Acres in Use % 0.0% 95.5% 0.0% 4.5% 00% 00% 100.0%
Available Acres % 00% 1000% 0.0% 00% 00% 00% 100.0%
Cisting Units par Acres in 5.45 16.57 6.34

Land Needed by Land Use Type (net buildable acres)

LDSF RS HDSF R25 HDMF MU Total

Acres Needed 45.7 58.5 20.7 4.9 1.9 4.9 136.6

New Acres Neaded 45.7 45.8 20.7 49 1.9 49 1237

' Proposed zoning district to be adopted into Banks Zoning Ordinance concurrent with adoption of UGB
expansion amendment into Banks Comprehensive Plan

Alternatively, Banks City Council adopted population growth projections and housing needs
analysis that finds the following need for land:

o Total, net buildable residential land demand of 136.6 acres through 2029.
o A deficit of net, buildable residential land within the City of Banks of 123.7 acres.

A review of the US Housing & Urban Development (*HUD") comprehensive residential building
permit database showed no new residential units permitted by the City of Banks since the
publication and adoption of these findings by the City of Banks.

With no reductions in existing residential land inventory by way of new construction permitted,
as well as the status of Quail Valley Goif Course and nearby, subject parcels as within the Banks
UGB but not yet annexed, an existing residential inventory of 13.0 acres of net, buildable land
zoned RS is the current inventory of land within Banks City Limits.
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Undeveloped Commercial & Community Facilities Land

In support of Banks UGB amendment, a similar analysis of employment land, including
commercial land need and community facilities need resulting from commercial growth, was
included by CHZMHILL in their October 2010 technical memorandum.? Results of that study of
employment land inventory within the City of Banks UGB, as well as estimates of employment
land need adopted by Banks City Council are found in Figure 2.

Figure 2: 2010 Banks UGB Employment Land Inventory & Land Need Findings (CH2ZMHILL Table 6)

iable 6: City of Banks 2029 Employment Land Needs Analysis
Community
Commercial Industrial "
{buldable supply = | (buiidable supply = [ :“‘;_“m&;:w . Sotlinties | 1™
107 acres) 096 acres) allocation) | el | gyildadie | Buiidabie
Surplus Surplus Surplus Supnly umu

Year Demand (Deficit) Demand (Deficit) Demand {Deficit)
2024 983 8.8% 62.07 61.11 4.75 4.75 76.70 2.03 7467
2025 10.32 9.25 64.86 63.90 4.96 4.96 80.15 2.03 78.12
2026 10.79 9.72 67.78 66.82 519 5.19 8376 2.03 £1.73
2027 11.27 10.20 70.83 69.87 5.42 542 87.53 2.03 85.5Q0
2028 11.78 10.71 74.02 73.06 566 5.66 91.47 2.03 ES 44
2029 12.31 11.24 7735 76.39 592 5.92 95.58 2.03 €3.59

Findings are summarized as follows as of the adoption of those findings:

» The City of Banks UGB had a total inventory of 1.07 net buijldable acres of available

commercial land.

» The City of Banks UGB had no Jand available for future community facilities.

Undeveloped Residential, Commercial & Community Facilities Land
Conclusion

Based on documented, net buildable land inventory findings adopted by the City of Banks, PNW
Economics concludes the following available land inventory estimates should be considered for

any future annexation analysis:
» Residential Land Inventory: No more than 13.0 net buildable acres, all zoned R5.

o Commercial Land Inventory: No more than 1.07 net buildable acres.

e Community Facilities Land Inventory: Zero (0.0) net buildable acres.

z http:/Awww.cityofbanks. org/vertical/sites/% 789449421 F-C29B-4D8D-BE42-
4EB124C2CA36%7D/uploads/%7BED4BA4B9-5096-4A 15-91 E4-5EF2ABSDEESC%7D.PDF
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(2) Short-Term Demand for Proposed Development

Short-Term Residential Land Demand

5-Year Demand
As part of determining land need for annexation, a discussion of short-term (1-5 years) need for

stated land types is required by the City of Banks. To this end, PNW Economics conducted a
comparison of documented five-year residential land need/demand by the City of Banks and the
types and quantities of land being considered for annexation. Results of that analysis are found

in Figure 3. Key findings are as follows:

» The proposed annexation comprises 25.40 acres of various potential residential types by
City of Banks zoning type.

= Single Family Residential (RS) comprises the largest share of residential land in the
proposed annexation (11.64 net developable acres).

* The proposed annexation area in total represents only 91% of documented, 28.00 acres
of net developable acreage in unmet need over a five-year period for Banks.

e As indicated by the solid line for Existing Inventory {13.0 net acres), growth in total
unmet residential land need exceeds total existing land supply in Banks by 2012-2013.

Figure 3: 2010 Banks UGB Residential Land Inventory & Short-Term Land Need Reconciliation

Subject Unmet Land Need (Net Acres) Subject Land as % of Need:

Subject Land Residential Use Acreage 20-Year  10-Year 5-Year 5-Year Since 2010
Low Density Single Family (LDSF) 5.80 4570 2285 1143 51% 28%
Single Famiiy Residential (R-5) 11.64 45.60 22.80 1140 102% 57%
High Density Single Family (HDSF} 286 20,70 1035 518 154% 85%
Totals: 25,40 112.00 56.00 28.00 91% 50%

120.0
®xi High Density Single Family (HDSF)

100.0 mmm Single Family Residential {R-5)

W Low Density Single Family {LDSF)

80.0 -
e Fyisting Inventory

40.0

Net Buildable Residential Acres
[+2])
(=]
(=]

20.0

0.0
2010 5-Year 10-Year 15-Year 20-Year

Unmet Land Meed (5-Year Increments)

SQURCE: CH2MHILL, Cardno Inc,, and PNW Economics, LLC
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§-Year Demand Including Need Since 2010

Considering that unmet need was documented in 2010, with no new residential additions or
identified permitting as a result of land constraint issues, it is reasonable to conclude that up to
four years of pent-up demand for unavailable residential development, or unmet need, should
also be considered in a short-term residential demand analysis. In other words, the next five
years would likely see up to nine years’ equivalent in residential demand pressure with the
addition of residential [and inventory truly suitable to new residential community development.

As documented by the Oregonian on January 7, 2014, The City of Forest Grove issued its single
greatest quantity of single-family housing permits in 2013, Forest Grove Community
Development Director Jon Holan characterized the issue as due in no small part to higher land
and housing costs in Washington County jurisdictions to the east. With additional residential
acreage truly suitable for residential community development in Banks, the City of Banks can
expect to capture some of that westward population move and resulting residential demand.

Accordingly, we conclude the following about the proposed annexation residential land and
total (five-year plus pent-up demand) residential land need in the next five years for Banks:

* The 25.40 acres of residential land for the proposed annexation represents only 50% of
true, short-term residential land unmet need/demand given development trends in
western Washington County.

» The 11.64 net developable acres of land for single-family development (R5) in the
proposed annexation would meet only 50% of unmet need/demand in the next five
years.

« Proposed additions of low-density single-family residential land (LDSF) and high-density
single-family residential land (HDSF) are absolutely needed additions to the City of Banks
residential land supply as neither are currently accommodated by existing inventory

whatsoever (Figure 1).

Short-Term Commercial Land Demand
5-Year Demand
An analysis of short-term, five year commercial land demand was performed for the City of
Banks similarly to the analysis described above for residential land. For commercial land need,
two estimates of commercial land demand were utilized for comparison purposes:;

* 2005 City of Banks Economic Opportunities Analysis ("EOA") by ECONorthwest: and

e 2009 City of Banks EQA by Johnson Reid, LLC.
Both documents provide twenty-year estimates of commercial land demand for the City of
Banks. The 2005 EOA was completed and adopted prior to 2010 UGB amendment analysis.
However, the 2009 EOA was cited as in-progress as part of City of Banks Aspirations (Appendix F
of the CHZMHILL Technical Document) for growth as part of its UGB study process.

3 http:llwww.oregonlive.comlforest—grovelindex.ssfl2014101Isingle-family_housing _permits.htm!
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Resuits of the analysis of commercial land need are found in Figure 4. Key findings are as
follows:

» The proposed annexation comprises only 3.50 acres of potential commercial
development use.
The proposed annexation area in total represents between 17% and 18% of documented
commercial [and need according to both EOA estimates for Banks.
As indicated by the solid line for Existing Inventory (1.07 net acres), existing inventory of
land is completely insufficient for any growth scenario for all years of the planning

period.
Figure 4: 2010 Banks UGB Commercial Land Inventory & Short-Term Land Need Reconciliation
Subject Unmet Land Need (Net Acres) Subject Land as % of Neéd:
Commercial Land Need Analysis Acreage _ 20-Yeor 10-Year 5-Year 5-Year Since 2010
2005 Economic Opportunities Analysis 3.50 76.39 3820 19.10 18% 10%
2009 Economic Opportunities Analysis 3.50 80.29 40.15 2007 17% 10%
Averages: 3.50 78.34 39.17 19.59 18% 10%
20.0
B 2009 Economic Opportunities Analysis
80.0
_— w2005 Economic Opportunities Analysis
a i
& Fxisting Invent
:_; €00 xisting Inventory
g
E 500
E
=]
o 400
8
2 300
o
2 200
10.0
0.0
2010 5-Year 10-Year 15-Year 20-Year
Unmet Land Need (5-Year Increments)

SOURCE: ECONorthwest (2005), Johnson Reid, LLC (2009), and PNW Economics, LLC

5-Year Demand Including Need Since 2010

Like short-term residential land need analysis, and because the deficit of commercial land in
Banks is even more acute, PNW Economics conducted an analysis of short-term need for
commercial land inciuding pent-up demand since 2010.

Accordingly, we conclude the following about the proposed annexation commercial land and
total (five-year plus pent-up demand) commercial land need in the next five years for Banks:

s The 3.5 acres of residential land for the proposed annexation represents only 10% of
true, short-term commercial land unmet need/demand given development trends in
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western Washington County, as well as commercial land needed to serve new residential
development if annexation is approved.

(3) Probable Phasing of Proposed Development

At present, there are no phasing plans for land proposed to be annexed into the City of Banks.
In total, between residential and commercial land that would be available for development, the
annexation would comprise a mere 28.90 acres of new land for development. The remainder,
greatly comprising Quail Valley Golf Course, would be classified as existing Community Facilities
improvements and land.

Based on the analysis, however, PNW Economics concludes the following about likefy timing of
land need as a result of this annexation;

 Banks is a seriously land-constrained jurisdiction for developable residential and
commercial land.

* UGB amendment was a move forward in seeking remedy to the acute lack of land for
planned growth of Banks, however annexation and provision of services via annexation
has not yet occurred and Banks continues to be land constrained.

* The proposed annexation area comprises roughly 50% of short-term residential land
need and no more than 10% of short-term commercial land need in Banks.

¢ Development trends in western Washington County, as documented very recently for
Forest Grove, are symptomatic of Banks' inability to deliver new residential and
commercial capacity for existing and future residents.

In other words, land supply constraints in terms of quantity and quality within the City of Banks
is pushing new and vital commercial and residential development to other jurisdictions with land
available, like Forest Grove. This in turn forces residents of Banks to increasingly depend up on
shopping and employment opportunities, and vehicle trips, outside of Banks in longer distances.

With land proposed for annexation added to the City and services provided, it can be expected
that new residential and commercial development would likely happen reasonably quickly given
the five-year absence of any new commercial or residential diversity in the City.
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