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April 24, 2024  SENT VIA EMAIL 
 
Dave Cady 
CC: Pacific Community Design   
1905 NW 169th Place, Suite 102 
Beaverton, OR 97006 
 
RE: Completeness Review for Sunset View at West Banks (“Sunset View”) Master Planned 
Development Applications (“MPD 24-01 et al”: MPD 24-01, SUB 24-01, PAR 24-01, PAR 24-02, SDR 24-
01, VAR 24-01, VAR 24-02, VAR 24-03, VAR 24-04, CPA 24-01, and ZMA 24-01) 

Dear Mr. Cady, 
 
This letter is in reference to your application for the Sunset View at West Banks (“Sunset View”) Master 
Plan application package for the properties at 42580 NW Cedar Canyon Road (Tax lots 2N4360000600 
and 2N331BC05200) in Banks. The application package includes a request for a Master Planned 
Development, Subdivision, Partitions, Site Design Review, and Variances, as well as Comprehensive Plan 
and Zone Map Amendments.  
 

Note: A Property Line Adjustment application related to this site (PLA 23-01) was filed on 
December 14, 2023, and was deemed complete on February 20, 2024. The application is being 
combined in the review of this application package. 

 
The City of Banks has completed its initial review of the application package. Based on the information 
submitted, staff have determined that additional information is required to process the application and 
deem the application complete. Please submit the following items electronically and in one package to 
the planners listed below. Please be aware that additional comments may also be forthcoming in the 
following weeks from relevant departments and agencies.  
 
Your application has been deemed incomplete due to the following items:  
 

A. The existing zoning identified for the Zoning Map Amendment application must be updated to be 
consistent with Ordinance No. 2017-04-01 (Attachment 1), which annexed this development site 
into the city limits. The ordinance established that Washington County Future Development-10 
Acre Minimum (FD-10) zoning would be retained for the site until an application for City urban 
zoning was filed and approved. The County’s existing FD-10 zoning does not allow the proposed 
urban development. Please include a Zoning Map Amendment request to change the site’s zoning 
from FD-10 to the appropriate City zoning that you desire for this development proposal.  
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B. The Traffic Impact Analysis (Exhibit G) assumes City urban zoning for the site and does not use the 
current FD-10 zoning for the analysis. That assumption is acceptable so long as the application 
package includes a Zoning Map Amendment request to change the site’s zoning from FD-10 to the 
appropriate City zone. Any approval of the development can be conditioned on approval of the 
zone change request. Otherwise, the application will require a statement or memorandum from a 
traffic engineer confirming that the FD-10 zone would not substantially alter the Traffic Impact 
Analysis conclusions.   

C. A portion of the site contains the 100-year floodplain per the City of Banks Flood Insurance Rate 
Map (FIRM) and Washington County GIS mapping (Attachment 2). If you concur with this mapping, 
please refer to the Flood Damage Prevention section of the Banks Zoning Code (Section 151.365) – 
particularly the requirements of Section 151.373, Establishment of Development Permit – and 
provide narrative as applicable. Additionally, a plan exhibit showing the proposed development in 
relation to the 100-year floodplain is required.  

If instead you wish to amend the FIRM, please indicate that you will be undertaking a Letter of 
Map Change (LOMC) request with the Federal Emergency Management Agency and seeking either 
a Letter of Map Amendment (LOMA) or Letter of Map Revision Based on Fill (LOMR-F).1 

 
Once the above information is received, staff will be able to further review the project with the 
appropriate departments and agencies to determine if the information provided is sufficient. If you have 
any questions or would like to discuss, please feel free to contact us.  
 
Sincerely, 

 

 
Keegan Gulick, City Planner 
kgulick@migcom.com, 503-297-1005 ext. 2130 

 

Shayna Rehberg, City Planner 
srehberg@migcom.com, 503-297-1005 ext. 2320 

 
1 https://www.fema.gov/flood-maps/change-your-flood-zone  
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Attachments 

• Attachment 1: Ordinance 2017-04-01 
• Attachment 2: Banks FIRM and Washington County GIS Floodplain Mapping 
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Notes

The information on this map was derived from digital databases on Washington County’s 

Geographic Information System (GIS).  Care was taken in the creation of this map: however, 

Washington County cannot accept any responsibility for errors, omissions, or positional accuracy.  

Therefore, there are no warranties which accompany this production.  Notification of any errors 

will be appreciated.
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