Banks Planning Commission July 30, 2024
Meeting Minutes

Banks City Hall & Remote Video Conferencing

https://www.cityofbanks.org/meetingagendas

CALL TO ORDER
Chair Hergert called the meeting to order at 6:31 pm.
[Audio starts at Public Comment due to meeting recording issues.]

ROLL CALL

Present: Whitney Hergert, Barbara Brennan, Tony Walters, Loren Behrman, Debra
Berry, Sam Van Dyke, and Jimmy Bogroff

Excused: None

Staff Present: Jolynn Becker, City Manager; Angie Lanter, City Recorder/Assistant City
Manager; Dan Kearns, City Attorney; Shayna Rehberg, City Planner

APPROVAL OF MINUTES
1.  Approval of minutes from the April 2, 2024, meeting

Commissioner Loren Berhman moved to approve the April 2, 2024, meeting minutes as
presented. Commissioner Debra Berry seconded the motion, which passed unanimously.

Chair Hergert recessed the meeting at 6:45 pm to resolve audio issues.

[Audio Starts Here. All details above taken from Staff’s Notes.]
Chair Hergert reconvened the meeting at 7:10 pm.

PUBLIC COMMENT
None.

PUBLIC HEARING
2.  Dave Cady, David Weekley Homes CLICK HERE TO VIEW

Type IV Comprehensive Plan Map Amendment (CPA 24-01) and Zoning Map Amendment (ZMA
24-01).

Type Il Master Planned Development “Package” consisting of:
e Master Planned Development (MPD 24-01)

e Site Design Review (SDR 24-01)

e Conditional Use (CU 24-02)

e Variances (VAR 24-01, VAR 24-02, VAR 24-03, VAR 24-04)
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e Subdivision (SUB 24-01)
e Minor Partitions (PAR 24-01 and PAR 24-02)
e Property Line Adjustment (PLA 23-01)

Link to view July 30, 2024 Public Hearing Staff Report & Materials

Link to view Westside Development - David Weekley Homes - Property Line Adjustment

Link to view MPD 24-01 Sunset View at West Banks (Westside Development) - David Weekley
Homes - Master Planned Development Application

a. Shall the Planning Commission recommend approval with conditions, or denial of the Type
IV Comprehensive Plan Map Amendment and Zoning Map Amendment (ZMA 24-01) to the
City Council?

b. Shall the Planning Commission approve with conditions, or deny Master Planned
Development (MPD 24-01) to the City Council?

c. Shall the Planning Commission approve with conditions, or deny Site Design Review (SDR
24-01)?

d. Shall the Planning Commission approve with conditions, or deny Conditional Use (CU 24-
02)?

e. Shall the Planning Commission approve with conditions, or deny Variances (VAR 24-01, VAR
24-02, VAR 24-03, and VAR 24-04)?

f. Shall the Planning Commission approve with conditions, or deny Subdivision (SUB 24-01)?

g. Shall the Planning Commission approve with conditions, or deny Minor Partitions (PAR 24-
01 and PAR 24-02)?

h. Shall the Planning Commission approve with conditions, or deny Property Line Adjustment
(PLA 23-01)?

Chair Hergert called the public hearing to order at 7:11 pm for the Sunset View Banks Westside
Master Planned Development proposal.

City Attorney Kearns explained the procedures governing the conduct of public hearings and
the rules of appeal. He noted the hearing would be continued to allow more time for written
public comments to be submitted and no decision would be made tonight.

Chair Hergert asked Commissioners to disclose any ex parte contacts, conflicts of interest, or
bias in the matter.

Commissioner Behrman declared that he and David Weekley shared counsel, but he did not
believe any conflict of interest or bias existed, and he had not had ex parte communications
about the proposal.
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City Planner Rehberg presented the Staff report via PowerPoint, reviewing the 13 applications
for the Westside Development, criteria for approval, findings of fact, and proposed conditions
of approval. Staff recommended Planning Commission approval to City Council of the
Comprehensive Plan Map and Zone Map Amendments, with conditions, as well as approval of
the Master Planned Development Package, with conditions, and adopt an ordinance to be
named.

Staff addressed questions about vision clearance, the easement at the water treatment facility,
language in the developer agreement and Staff report, the maximum allocation of units, street
infrastructure for the future industrial area behind Sunset Park, the citywide trail system,
building coverage maximumes in relation to lot sizes, increased garage sizes, the stormwater
system, and conditions for approving the variance requests related to historical precedent and
guidance.

Chair Hergert called for the Applicant’s presentation.

Dave Cady, Planned Development Manager, David Weekley Homes, and Stacy Connery,
Principal Planner, Pacific Community Design (PCD), gave the Applicant’s presentation via
PowerPoint, reviewing David Weekley Homes’ history and background, a vicinity map
highlighting the parcel’s unusual shape, the placement of both townhomes and single-family
homes, as well as the locations of various features in the neighborhood park, open space, and
trail. The street-naming process and the three development phases were also described.

Key comments and questions were addressed as follows:

e Ms. Connery noted the standard for building coverage being 70 percent and the project’s
maximum building average being 60 percent for detached homes was discussed in an
attachment to a letter submitted by Peyton James last week on the bottom of Sheet 8.4.

e The 8-ft path dead-ending into a property was requested of Staff as the Applicant
worked through various elements of the project with consideration for potential future
development of lots on Main Street. If those areas develop in the future, the path would
provide bike and pedestrian connections through the area.

e Mr. Cady added the mid-block connection was recommended by Staff.

e Patrick Espinosa, Principal Civil Engineer, PCD, stated Clean Water Services (CWS) would
regulate how PCD met CWS’ stormwater standards. A description was provided of the
facilities to be built and how runoff mitigation would be balanced and dispersed to protect
wetlands downstream. CWS would require hydraulic modeling of the floodplain as well as
any additional flows going into the floodplain to ensure the floodplain elevation would not
be impacted.

e The outflows were probably outlined in the actual stormwater report rather than the
Stormwater Plan on Sheets 13.1 and 13.2. Water from two floodplains was currently
draining offsite at two low points upstream of two existing wetlands in the mitigation
bank area. PCD was focusing the flow spreaders and flow dispersion onto those existing
wetlands, trying to keep the same hydrology of the adjacent wetland and focusing the
water where it currently went.
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e The flow through the mitigation bank would be increased and regulated to minimize the
flow’s impact, depending on the hydraulic modeling, to ensure peak flow rates from
upstream and from the development were not being matched.

e City Planner Rehberg noted the Applicant’s Stormwater Report was Exhibit J.

e Mr. Cady noted the picnic shelter would be designed as a multi-purpose building for private
functions. At the City’s discretion, the picnic shelter could also be used for community
events, as some level of power would be provided at the facility.

e He agreed to return with answers about the amphitheater area being for community
use as the high school had no access to fine arts or theatre facilities.

e Mr. Cady believed Sunset Park was a proponent of the bike and pedestrian connection
being extended to Sunset Park, but discussions with the City were ongoing about where the
connection would go from there. The land use application had a voluntary condition of
approval that would apply if the City and Sunset Park reached an agreement.

e Mr. Cady and Max Bondar, David Weekly Homes, explained the changes made to the
proposal based on feedback provided at the community meeting and working with Staff
were substantial and included adding additional pedestrian connections, requesting a
variance on a modified parking plan, converting the open space for sporting activities into
the amphitheater area, adding the pickle ball court and dog park, as well as to provide more
diversity within the park for multiple age groups and multiple uses rather than just focusing
on ages 3 through 12.

e Mr. Cady explained the rear-loading townhomes faced the multi-modal pathway in Phase 1
that would be a future access to Main Street. The townhomes were in the mixed-use zone
and City Code would guide the Applicant regarding home businesses.

e City Manager Becker explained City Code did allow for home businesses, but the business
owner had to get a business license approval, which included the home occupation portion
of the business license application. Staff suggested the homeowner’s association (HOA)
Covenants, Conditions, and Restrictions (CC&R) match City Code. Home businesses could be
limited, so the business would not affect other homeowners.

e Mr. Bondar noted Exhibit F was the Applicant’s draft set of CC&Rs.

e Mr. Cady explained the floor plans had not been finalized yet, but single levels and homes
with the master bedroom on the main floor would be considered to accommodate mobility
issues.

Chair Hergert called for the public testimony.

Richard Silva, County resident, living on Cedar Canyon Road next to the subject site, had
concerns about Street A and the County’s FD-10 Zone, noting his primary concern was traffic
coming towards his home. He asked what he could expect as far as light pollution from
headlights; stop signs, a roundabout or traffic light; grading the land, and how the grading
would affect the flow and water runoff. He addressed clarifying questions from the Commission
regarding his property.
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Ayla Hofler, County resident, cited Findings on Page 65 of the Staff report noting the mature
trees on the one-acre northeast corner of the site were identified for preservation. She asked
the Planning Commission to protect the parcel and ensure the landowners left the lot to the
City as is because of the site’s historical value to the community, including the mature trees.
Some trees had already been removed. She addressed clarifying questions from the
Commission.

Laurelen Jabbour, County resident, read her handout about the Westside Development into
the record, asking the Planning Commission and City to protect city sites that could be
designated as historical sites.

Ms. Jabbour and Ms. Hofler clarified the Banks Historical Society and current landowners
received notification in June that the Wilkes property could qualify for a national historic
designation. The City Council was notified at the June meeting, but the house was torn down on
July 5" without a proper demolition permit from the County. The State Historic Preservation
Office (SHPO) had requested an archaeological survey be done on the site, but the City had not
done one yet.

Staff addressed questions about public comment and keeping the written record open;
concerns about noise from Sunset Park Speedway, noting plans to inform adjacent homebuyers
about the Speedway’s operations, which are subject to the City’s existing noise ordinance the
possible extension of Street A, light pollution and traffic mitigation.

Commission Behrman expressed concerns about the tone of the community outreach meeting
and how it was conducted, the Council Creek Trail connection, flooding, and the lack of
communication with the Sunset Park Board and requested further information about the exact
location of Street A and any mitigation plans for light pollution and traffic.

Commissioners provided comments about the variance for significantly reducing the
townhomes’ lot sizes, which seemed consistent the high-density area, and about retaining the
mature trees on the one-acre lot, formally the Wilkes property.

Staff addressed concerns about the one-acre site, noting the house had no historic status when
it was demolished; proposed Condition of Approval 3 addressed any potential discovery of
cultural resources or artifacts, and federal law prohibited development if human remains were
discovered. While the City Code did not protect trees on private property, the property owners
would deed the one-acre site to the City as is prior to Final Plat.

Following a review of procedural matters regarding a continuance and discussion of potential
dates, the Planning Commission consented to continue the public hearing to August 8, 2024, at

7:00 pm.

Chair Hergert recessed the public hearing at 9:26 pm.
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WORK SESSION
None.

BUILDING PERMIT REVIEWS — INFORMATION ONLY

None.

VERBAL STAFF REPORTS AND UPDATES

3. Planning Project Updates

Staff reported on the continuance hearing for annexation of the Duncan properties which
would be held in September, the East Banks development proposal which would be heard at

the August 27 meeting, and the delay of the Cedar Canyon intersection project.

The Commission discussed and Staff addressed questions about upcoming hearing items and
how the delay of the Cedar Canyon intersection might impact construction of the Street A

intersection.

OTHER BUSINESS
None.

ADJOURNMENT
The meeting adjourned at 9:41 pm.
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Angie Lan/fkr, MMC
City Recorder/Assistant City Manager
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