
 
  City of Sisters  
  Planning Commission 

Exhibit A 
 

File #: MP15-01, SUB 15-01 
Applicant/ 
Property Owner: Peter Hall, Three Sisters Partners, LLC 

Request:  Type III Review of a Master Plan for a 20.02 acre property, including a 
Site Plan within the Master Planned Area, and a Tentative Subdivision 
Plan for a 5 Phase 77 lot subdivision.   

Location:  The property consists of lots 9 – 19 and Tract A of the Three Sisters 
Business Park Phase I subdivision.  The property is situated north of 
Lundgren Mill Drive, east of N Pine Street and West of the intersection 
with East Sun Ranch Drive.  The subject property is identified as Tax Lots 
100-1200 on Deschutes County Assessor’s Map # 151004BC. 

Planner: Patrick Davenport 
Zoning: Residential (R) District, and Multifamily (MFR) District 

Comp. Plan 
Designation:  Residential (R) District, and Multifamily (MFR) District 
Hearing:   April 30, 2015; 5:30 p.m., 520 E Cascade Avenue, Sisters, Oregon 

I. Background/Application 
Project Location and Setting 
The property is rectangular in shape and is generally level with large significant trees. The 
property is zoned Residential (R), and Residential Multifamily (MFR), and has a Comprehensive 
Plan designation of Residential (R) and Residential Multifamily (MFR).  The property is situated 
north of Lundgren Mill Drive, east of N Pine Street and West of the intersection with East Sun 
Ranch Drive.  The subject property is nearly level with significant size Ponderosa and Juniper 
trees and various native growth underbrush.  Adjacent land uses, Zoning and Comprehensive 
Plan designations for the surrounding properties are summarized as follows: 

 
 Land Use Zoning Designation Comprehensive Plan  
Site 1 lot developed, 

rest vacant 
Residential (R), Residential 
Multifamily (MFR)  

Residential (R), Residential 
Multifamily (MFR)  

North Trapper Point S/D 
rural residential 

Deschutes County jurisdiction  Deschutes County jurisdiction 

South Vacant North Sisters Business Park (NSBP) North Sisters Business Park (NSBP) 
East Vacant North Sisters Business Park 

(NSBP), Sun Ranch Residential 
(SRR) 

North Sisters Business Park (NSBP), 
Sun Ranch Residential (SRR) 

West Forest land United States Forest Service  United States Forest Service  
 
 
 
 
 
 

Page 1 of 114 



CITY OF SISTERS 
Planning Commission Staff Report 

 
File Number: MP 15-01 & SUB 15-01 
Hearing Date: April 30, 2015 
  
 
      
Project Location  
 

 
 
  
 
Background: As referenced with additional detail in the applicant’s attached Burden of Proof, 
the site’s prior land development actions/approvals have occurred in the following sequence:  

• PA-99-4 / ZC 99-1 Deschutes County Decisions that were followed by 
Annexation 

• SUB 05-07– Three Sisters Business Park Subdivision  
• C06-04, CP06-03, Z05-02 -Comprehensive Plan Amendment converting 12.58 

acres to R and MFR and 16.91 acres to LI/NSBP 
• CP14-01 – Comprehensive Plan Amendment Zone Change  converting  8.32 

acres of LI/NSBP to R 
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ZONING MAP 
 

 
 
Project Request 
 
The applicant requests approval for a Master Plan of a 20.02 acre property, a Tentative 
Subdivision plan for a 5 Phase subdivision, and Site Plan for a Park within the Master Planned 
area.  The development offers lots in the range of approximately 5,000 square feet to 
approximately 8,600 square feet, a centrally located park and other additional, smaller areas of 
open space.  A Site Plan for the 2.13 acre Multi-Family Residential area is not being considered 
as part of this application.  However, a specific request for exceptions per 4.5.400B Master 
Planned Developments applies to the Residential Multifamily area of the development and is 
under consideration via this application. 

The following four plan sheets illustrate the applicant’s proposal: 

1. Master Plan 

2. Tentative Subdivision Option #1 

3. Tentative Subdivision Option #2 

4. Park Site Plan 

 

 

 
 

Commented [HP1]: If possible we would like to create 
flexibility in the Master Plan to transfer open space elsewhere in the 
subdivision if appropriate and desirable.   
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PROPOSED MASTER PLAN 
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PROPOSED SUBDIVISION OPTION #1 
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PROPOSED SUBDIVISION OPTION #2 
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II. Applicable Criteria, Standards, and Procedures:      

Procedures:   Chapter 4.1; Types of Applications and Review Procedures 

Compliance with Approval Criteria:  

Chapter 4.5: Master Plans 

Chapter 4.3: Land Divisions and Lot Line Adjustments  

Chapter 4.2; Site Plan Review (for proposed Park) 

Standards: Chapter 2.1;  Residential Districts 

  Chapter 2.3;  Multi-Family Residential  

  Chapter 2.11; Airport Overlay Zone 

  Chapter 2.15; Special Provisions 

Chapter 3.1;  Access and Circulation 

Chapter 3.2;   Landscaping and Screening 

Chapter 3.3;  Vehicle and Bicycle Parking 

Chapter 3.4; Signs 

Analysis of Application 
This staff report and its Conclusionary Findings will address all of the above listed criteria.  The 
applicant’s Burden of Proof and staff’s response are provided in the Conclusionary Findings and 
the reports will conclude with recommendations of approval with conditions or recommendation 
of denial. 

Conclusionary Findings 
 
Basis for Decision. Chapter 4,1, Table 4.1.200, requires a Master Plan and Subdivision to be 
processed as a Type III application. Although the Site Plan review for the proposed Park is a 
Type II review, it is an integral part of the proposed development and therefore its review is 
included in this staff report.  Staff mailed a notice to neighbors within 250 feet of the project on 
April 10, 2015, and gave notice to the applicant to post the property on April 13, 2015 and 
published a notice in the Nugget newspaper on April 15, 2015.  
 
Approval or denial of the subject Type III applications for a Master Plan, Subdivision and Type II 
application for a Site Plan shall be based on standards and criteria in the Development Code. 
The standards and criteria shall relate approval or denial of a discretionary development permit 
application to the development regulations and, when appropriate, to the comprehensive plan 
for the area in which the development would occur and to the development regulations and 
comprehensive plan for the City as a whole.  
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III.A Chapter 4.5 – Master Planned Developments 
 
4.5.200 Applicability and Uses 
 
A. Applicability. The Master Planned development designation may be combined with 
any of the City’s land use districts. An applicant may develop a project as a Master 
Planned Development. A Master Planned development shall be used for any property or 
combination of contiguous properties of ten (10) acres or larger in the Residential 
District and of five (5) acres or larger in the Residential Multi-Family, Industrial or the 
Commercial Districts, and for all Major Retail Developments. 

 
Applicant Response:  The property is Zoned Residential (R) and Multifamily Residential (MFR) 
and is 20.02 acres, with over 10 acres in the R zone, thus the property is required to be 
developed as a Master Planned development and this chapter applies.   
 
Staff’s Response: Although a Site Plan for the Multifamily Residential (MFR) portion of the 
property is not proposed in this application, a portion of the property situated in the Residential 
(R) zoning district requires master plan approval.  The applicant has applied for a Master Plan 
for the entire property (both the R and the MFR zoned areas) and the application is being 
reviewed accordingly.  

 
B. Uses. 

1.  Master Planned development (MP) in the Residential (R) and Multi-Family 
Residential (MFR) Districts shall include uses in accordance with the underlying 
zoning districts.  Master Plans are encouraged to have a mix of residential uses. 

 
2.  MP in other Districts shall have a mix of appropriate uses in accordance with the 

underlying zoning district. 
 
3.  Use(s) not permitted in the underlying zone may be permitted and approved to 

occupy up to 20% of the gross area of the MP. Said use(s) shall be considered to 
be a conditional use and may be approved subject to compliance with the 
conditional use permit criteria in Chapter 4.4.  

 
Applicant Response:  The property is zoned R and MFR, thus according to the standards of 
these sections is required to allow uses that are permitted in the underlying zone; the 
development is further encouraged to have a mix of residential uses.   As detailed on the Master 
Plan Exhibit, the proposal plans for R densities and uses in the R zoned area of the site, and 
MFR densities and uses in the MFR zoned portion of the site. Furthermore as depicted on the 
Tentative Subdivision Plan, lots in the R zone are planned for detached single family homes and 
include a variety of lot sizes and features, including lots with street frontage, lots with alley 
access, lots that front on green space, and lots on with significant open space features close by.   
 
In addition to the R zone, the property includes 2.39 acres of MFR zoned property.  The MFR 
zone allows for a variety of housing options to meet density requirements, including attached 
single family homes, duplexes, triplexes, multi-family housing, cottage housing and apartments.  
As detailed on the Tentative Subdivision Plan, the MFR zoned area is proposed to be retained 
as one lot at this time.  Retaining one lot will provide the greatest amount of flexibility to 
accommodate housing options demanded by the market at time of development.   
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Other “not-permitted uses” which could be permitted under this section are not proposed in 
association with this Master Plan.  Thus given the design and diversity of housing options, the 
proposal complies with both the required and recommended elements of this section.    
 
Staff’s Responses to 4.5.200.B Uses 
 
1.  Master Planned development (MP) in the Residential (R) and Multi-Family 
Residential (MFR) Districts shall include uses in accordance with the underlying zoning 
districts.  Master Plans are encouraged to have a mix of residential uses. 
 
Staff Response - The applicant is proposing uses in conformance with the underlying zoning 
district – Residential (R).  When the Multifamily Residential portion of the property is evaluated 
via a future site plan application, a mix of residential uses, although not a mandatory 
requirement in this subsection, will be encouraged in order meet the intent of this Section. 
 
2.  MP in other Districts shall have a mix of appropriate uses in accordance with the 
underlying zoning district.  This subsection is not applicable. 
 
3.  Use(s) not permitted in the underlying zone may be permitted and approved to 
occupy up to 20% of the gross area of the MP. Said use(s) shall be considered to be a 
conditional use and may be approved subject to compliance with the conditional use 
permit criteria in Chapter 4.4.  The applicant is not proposing uses that are not permitted in 
the underlying zoning district. 
 
C.  Accessory Uses. Accessory uses such as laundry rooms, recreational vehicle 
storage areas, storage and maintenance facilities and similar uses may be permitted. All 
accessory buildings/uses shall be approved per the Master Plan, 

 
Applicant Response:  Although permitted under this section, accessory uses are not proposed 
at this time, thus this section does not apply.       
 
Staff’s Response: Accessory uses as described in the subsection are not being proposed by 
the Applicant at this time, but can be permitted if applied for in the future.  The underlying 
District regulations permits Accessory Uses and Structures and Accessory Dwellings per 
Chapter 2.2, Table 2.2.1 Use Table for the Residential District, Section 2.15.300 Special 
Provisions – Accessory Dwellings and Section 2.15.400 Special Provisions - Accessory 
Structures.  Each lot in the subdivision would still be eligible for Accessory Structures and 
Dwellings unless proposed to be prohibited by the Applicant and agreed to by the Planning 
Commission.  The applicant has not proposed to prohibit any uses that would otherwise be 
permitted in the zone.    

 
4.5.300  Review and Approvals Process 
 
A.  Submittal requirements as required by Site Plan Review, Chapter 4.2, may be 

processed as part of the Master Plan Approval. When the submittal requirements 
including elevations and floor plans are not included as part of the Master Plan 
application, then subsequent Site Plan Review applications and approvals shall be 
required as a condition of approval of the Master Plan. All Site Plan Review 
applications shall be submitted prior to the expiration of the Master Plan approval. 
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Applicant Response:  The proposal includes a Master Plan, along with a Subdivision, and a 
Park Site Plan.  As permitted by this section, elements of the Master Plan requiring Site Plan 
Review, may be processed as part of this review.  With the current submittal, the applicant has 
prepared a Site Plan for the Park and is requesting that it be reviewed with the Master Plan 
submittal. A comprehensive review of Chapter 4.2 and the applicable Development Standards 
of Chapters 2 and 3 are addressed below in this narrative, and as detailed therein the proposal 
complies will all applicable approval criteria and development standards.  
 
Future development of the MFR area will also need Site Plan Review, as the property will likely 
be developed with attached single family homes, duplexes, triplexes, cottage housing, or 
apartments.  When the MFR area develops, the applicant understands that additional Site Plan 
review may be required and understands that a condition of approval addressing this provision 
may be added to the decision.   
 
Staff’s Response: The applicant has provided an accurate analysis of this subsection. The Site 
Plan for the proposed Park is being reviewed via this application and contains no elevations for 
review.  The Site Plan for the Multifamily Residential portion is not part of this application and a 
future review of that portion of the property will be required prior to development.  

 
B.  The Master Planned development and all other concurrent applications shall be 

reviewed using the Type III procedure in Chapter 4.1, the submittal requirements 
in Section 4.5.500, and the approval criteria in Section 4.5.700. 

 
Applicant Response:  Pursuant to this provision, it is anticipated by the applicant that the 
Master Plan, the Tentative Plan, and the Site Plan will all be reviewed concurrently via the Type 
III review procedures.   
 
Staff’s Response: This application for a Master Plan, Tentative Plan, and Site Plan for the 
proposed Park will be reviewed as a Type III review. 
 
C.  As a condition of approval, the applicant shall record a deed restriction on the 

subject property and all future lots and parcels created, noting inclusion in the 
approved Master Planned Development. 

 
Applicant Response:  Subsequent to approval, the applicant agrees to file a deed restriction, 
indicating that the property is included in the Master Planned Development.   
 
Staff’s Response: The applicant has met the requirement of this subsection.   

 
D.  Land Use District map designation. After the Master Plan has been approved, the 

Land Use District Map shall be amended to indicate the approved Master Planned 
Development (MPD) designation for the subject development site. 

 
Applicant Response:  The applicant understands that subsequent to approval, Staff will amend 
the Land Use District Map to indicate the Master Plan Designation on the site.   
 
Staff’s Response: Staff will amend the Land Use District Map to indicate the Master Plan 
Designation on the site, subsequent to approval.   
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4.5.400 Property Development Standards 

A.  If the continuous horizontal distance (i.e., as measured from end-wall to end-wall) 
of an individual multi-family building shall incorporate five of the following features 
on all elevations; 

1.  Upper story setbacks, provided one or more of the upper stories are set 
back from the face of the building at least six feet. 

2.  Dormers 
3.  Gables 
4.  Recessed entries 
5.  Covered porch entries 
6.  Cupolas or towers 
7.  Pillars or posts 
8.  Eaves (min. 12-inch projection) 
9.   Window trim (minimum 4-inches wide) 
10.  Bay or oriel windows 
11.  Balconies 
12.  Decorative patterns on exterior finish (e.g., scales/shingles, wainscoting, 

ornamentation, and similar features) 
13.  Decorative cornices and roof lines (e.g., for flat roofs) 
14.  An alternative feature providing visual relief, similar to options 1-13. 

 
Applicant Response:  The Master Planned development includes areas where multifamily 
dwellings could be developed, however specific development plans for multi-family buildings are 
not proposed at this time.  Future development will be required to conform to these development 
standards, which will be review in association with the applicable Site Plan review and/or 
Building Permit review.   
 
Staff’s Response: The applicant is not proposing multifamily dwelling types via this application.  
The Multifamily Residential (MFR) portion of the development allows multifamily dwelling units 
as a permitted use but proposals will be reviewed when the Site Plan is submitted for that 
specific area.   
 
B.  Development standards, except for density, landscape and open space, may be 
modified by up to 20 percent of the required standard of the underlying Zone District. 
Dimensional standards include lot area, lot width, setbacks, lot coverage, lot depth, and 
access spacing on local streets. These development standards may be modified upon a 
finding by the Planning Commission that such modification will not be detrimental to the 
general welfare, City of health or safety of the City of Sisters and will enhance the visual 
characteristics of the neighborhood. 
 
Applicant Response:  While the applicant has designed a plan to conform the Development 
Code standards to the greatest extent practical, a few exceptions are being requested to ensure 
a mix of housing types and to allow for a centrally located park, that encumbers both MFR than 
R zoned areas.  The R zoned lots are generally planned for detached single family dwellings, 
which will require only minor exceptions to code standards.   The MFR zoned area on the other 
hand, does not have a detailed plan at this time, thus to ensure the necessary density and to 
provide the most flexibility in design, the applicant is requesting a number exceptions to 
development standards in the MFR zone, as part of the Master Plan.  Details of the requested 
exceptions are addressed below.   
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Residential Zone 
Frontage –  The Master Plan shows areas that will have frontage on open green spaces 

instead of a street.  The Tentative Plan documents that 8 lots are proposed in 
these areas.  Pursuant to Development Code text amendment TA-14-07 
approved by Planning Commission on 4/16/15,, it is anticipated that the City 
Council will formally approve green-space fronted lots through the Master 
Planning process.  Thus although an exception to a development standard, this 
exception does not fall under the 20% modification allowance permitted in this 
section.   

Lot sizes –  6,000 sf minimum, 20% reduction requested = 4,800 sf minimum lot size 
Lot Width - 45’ - no modification requested 
Lot Coverage- 60% max - no modification requested 
Height- 30’ max – no modification requested 
Setbacks- no modification requested 
 
Residential Multi-family Zone 
To provide centrally located open space, the Master Plan has been designed with a Park near 
the middle of the property.  The result of the location is that the park falls significantly within the 
MFR zone, impacting the ability to easily provide density.  While densities can be achieved with 
or without development standard modifications, greater flexibility will provide more options in 
developing a creative design.  Unlike the R zoned area, the MFR zoned area does not have a 
proposed specific site plan at this time.at this time, thus the applicant is requesting a 
modification of 20% for all of the allowable development standards to provide the greatest 
flexibility for future development.  The requested modifications are addressed below: 
 
Lot sizes –  3,500 sf is standard, 20% reduction requested =  2,800 sf  minimum 
Lot Width - 40’ is the standard, 20% reduction requested = 32’ minimum 
Lot Coverage- 60% is the maximum, 20% modification requested = 72% maximum  
Height- 30’ is the maximum, 20% modification = 36’ maximum 
Setbacks- Requested that all MFR setbacks be reduced by 20%. 
 
The property is significantly separated from surrounding areas and the MFR zone, although 
along the eastern portion of the property, is situated near a planned higher density affordable 
housing development.  Thus, the exceptions will generally be internal to the master plan and will 
not impact health, safety, and visual characteristics of the community or the general welfare of 
the City of Sisters.   
 
Staff Responses: Staff feels that these requests are reasonable and will help the City achieve 
a goal of enabling compact urban development.  Staff also feels that this request will not be 
detrimental to the general welfare, City of health or safety of the City of Sisters and will enhance 
the visual characteristics of the neighborhood.  The current development layout is predicated on 
the approval of TA-14-07 
 
 
C.  Except for residential uses, parking space requirements may be modified up to 20 

percent of the required standard upon a finding by the Planning Commission that 
such modification will not be detrimental to the general welfare, health or safety of 
the City of Sisters and will enhance the visual characteristics of the 
neighborhood. All other vehicle and bicycle parking standards shall be per City 
Standards and shall be provided for in the submitted plan. 
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Applicant Response:    The Master Planned Development does not propose any uses other 
than residential uses, thus this section’s ability to modify parking requirements is not applicable.  
 
Staff’s Response: The applicant has provided an accurate analysis of this subsection. 
 
D.  Public and private streets and alleys shall comply with the Public Works Construction 

Standards, latest edition. See also Access and Circulation, Chapter 3.1. 
 
Applicant Response:  The Master Development Plan includes public streets and alleys.  Street 
and alley conceptual locations are included on the Master Plan.  Detailed plans, including street 
and alley rights of way and cross sections are provided on the Tentative Subdivision Plan.  As 
detailed on the detailed Tentative Subdivision Plan, ROW’s have been designed to a total width 
of 56ft, including 11ft travel lanes and double sided 7ft on-street parking, 5ft foot landscape 
swales and 6ft foot sidewalks on both sides of the street.  Alleys have been designed to a width 
of 20ft.  The design of both the streets and the alleys were developed after multiple discussions 
with the Public Works Department, and the designs comply with the latest edition of the City of 
Sisters Public Works Construction Standards.  Furthermore, a complete analysis of Chapter 3.1 
(Access and Circulation) is included below and as detailed in that section, the proposal complies 
with all applicable standards of that Chapter, thus the proposal complies with the Master Plan 
approval criterion of this section. 
 
Staff’s Response: The applicant has met the requirement of this subsection.  
 
 
E.  Landscaping. A landscaping plan in accordance to Chapter 3.2 showing all fences, 
walls, Hedges, screen plantings and trees shall be provided for in the submitted plan. 
 
Applicant Response:  The Master Plan includes an Open Space/Landscaping Plan for the 
site’s open spaces, however individual lot landscaping is not proposed at this time.  A complete 
analysis of Chapter 3.2 is included below and as detailed in that section, the proposal complies 
with all applicable sections of that Chapter, thus the proposal complies with the Master Plan 
Approval provision of this section.   
 
Staff’s Response: The applicant meets the requirements of this Section 
 
F.  Laundry Facilities. All dwelling units shall be provided with internal laundry facilities 

or an accessory laundry building shall be provided on site. 
 
G.  Garbage and recycling collection areas. All exterior garbage cans, garbage collection 

areas, and recycling collection areas shall be oriented away from the street and 
adjacent properties. Trash enclosures shall be constructed of solid, durable and 
attractive walls/fences, a minimum of six (6) feet in height, with solid doors, and shall 
be visually consistent with project architecture. Trash receptacles for pedestrian use 
are exempt.  Trash enclosures shall be compliant with all applicable fire codes. 

 
Applicant Response:  The proposal includes a Master Plan, a Tentative Subdivision Plan, and 
a Site Plan for a Park.  Other than the Park, vertical development is not proposed, thus laundry 
facilities are neither proposed nor appropriately reviewed at this time.  Regarding the Park, the 
only needed trash receptacles are for pedestrian use, which are exempt from the provisions of 
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this section.  Any other future development will be required to submit the necessary applications 
(Site Plan, building permit, etc.) and in association with the future review, all required elements 
will be required to be planned for, including any needed provision of a laundry facilities, along 
with garbage and recycling.         
 
Staff’s Response: The applicant has provided an accurate analysis of Subsections F and G.  
 
H.  Open Space. The net acreage of the development site shall be used to calculate the 

minimum required open space of 15%. Net acres shall be determined by subtracting 
land dedicated to the public for rights-of- way or private streets and alleys. 

      Usable open spaces may be provided in the form of natural areas, tree preservation 
areas, playgrounds, active or passive recreational areas, and similar areas. Portions 
of the right-of-ways that include tree preservation or parkway strips 10-feet or greater 
may also be counted as open space. Usable open space area shall not include: 
drainage swales with slopes steeper than a 3:1 slope, right-of-ways for public or 
private streets and alleys, parkway strips less than 10-feet, vehicle parking areas, 
areas adjacent to or between any structures less than ten (10) feet apart, setbacks, 
patios and private yards. 

 
Open space area calculations and dimensions shall be provided for in the plan 
submitted.  Open space must be readily accessible to all lots and uses within the 
Master Plan development, and be generally accessible to the public (using a public 
access easement).  Access to private recreational buildings can be restricted to 
residents within the Master Plan development. 

 
Open space shall be designated as a common area on the Master Plan and on all 
plats, as applicable. Open space may be dedicated to the public, if approved by a 
public agency with responsibility for open space, recreation, or park facilities. If the 
open space is privately owned, it shall be maintained by a homeowners association, 
property owner, or other legal entity.  

 
Applicant Response:  As detailed on the Master Plan, the subject property is 20.02 acres and 
there are 2 options for development; Option 1 has an alley along the north property boundary 
and Option 2 does not have an alley along the north property boundary.  With Option 1, 5.78 
acres are planned for public right of way, resulting in 14.24 net acres.  Under Option 1 the 
provisions of this section establishes that 15% of these net acres, or 2.136 acres, be provided 
as open space within the Master Planned Development.  With Option 2, 5.16 acres are planned 
for public right of way, resulting in 14.86 net acres.  Under Option 2 the provisions of this section 
establishes that 15% of these net acres, or 2.229 acres, be provided as open space within the 
Master Planned Development.   
 
The Master Plan (as detailed on the Master Plan Exhibit) provides for the required open space 
within a park, a pocket park, common corridors with walkways, and buffers which collectively 
provide the required open space under either option. The subdivision will create the necessary 
lots to carry out the preferred option.   
 
Lastly, all open spaces are shown on the Tentative Plat and will be properly designated on 
subsequent final plats in accordance with this section. Also, after the initial development of the 
park area, the applicant plans to engage in discussions with the City Park Department regarding 
park ownership.  If negotiations result in conveyance or dedication of some or all of the open 
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space to the public, then the City would be responsible for park maintenance.  However if 
negotiations do not result in public ownership of all or some of the open space, then the open 
space, or any portion thereof, will be maintained by the Homeowners Association.  Details of 
ownership and maintenance are planned to be established prior to final plat for the phase in 
which the open space is included in.    
 
Staff’s response:  The applicant has provided an accurate analysis of this subsection for both 
Options and meets the minimum requirements. 
 
I.  Amenities. All residential planned developments shall provide recreational amenities 

Which may include: a swimming pool, spa, clubhouse, tot-lot with play equipment, 
picnic area, gazebo, barbecue area, day care facilities, and court-game facilities. The 
minimum number of amenities required shall be according to the following schedule. 
 

1 to 11 units 1 amenity 
 

12 to 40 units 2 amenities 
 

41 to 100 units 3 amenities 
 

More than 100 units 4 amenities 
 

Applicant Response:  The proposal is for a residential Master Planned Development that will 
have approximately 100 residential units at build out, thus require a minimum of three amenities.  
The development will be phased and amenity development, including the park will be important 
components of the neighborhood design.  Thus, the applicant has an incentive to develop the 
park and the amenities as soon as possible.  The applicant proposes to develop the park in 
association with Phase III.   This is a logical time as the streets, infrastructure, and neighboring 
properties will be developed at this time.  While the park (and amenities) may not be developed 
prior to this time, a significant amount of undeveloped open space will be available for use, then 
once developed, the park will meet the amenities requirement, thus overcoming any short term 
deficiencies.  
 
The Applicant envisions up to three amenities, as shown on the Park Site Plan exhibit. Also the 
Master Plan proposes to include walking paths in the common green areas that intersect with 
Lundgren Mill Drive.  Collectively, the planned amenities and the development plan meet the 
requirements of this section in a practical manner that best serve the community.   
 
Staff Response: The applicant is proposing 77 residential lots in the Residential (R) zoned 
portion of the property via this application but the site plan for the Multifamily Residential portion 
of the property is not being proposed at this time.  Therefore the total number of residential units 
at full build out of the subject property is not know at this time.  Using the applicant’s preferred 
Option #2, the MFR portion of the property could yield 19-40 additional units. However, the 
conditions of approval on the rezoning application (Z 14-01) limits the peak hour trips from this 
development based upon current infrastructure capacity, therefore the applicant will be required 
to incorporate the relevant Z14-01 conditions of approval when designing the MFR portion of the 
property.  The applicant’s 100 unit estimate for the total development is reasonable for the 
purposes of calculating the Amenities per this subsection.  The list of amenity options provided 
in this subsection is an example.  As detailed on the Park Site Plan, the applicant has proposed 
a shelter, a bench, picnic tables and a litter receptacle.  Furthermore, as detailed on the Phasing 

Commented [HP2]: See our revised language regarding traffic 
trips (Item 1) in the Conditions of Approval draft. 
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Plan, the applicant has proposed the development of the park in association with Phase 3 of the 
development.  Thus, the proposed amenities conform to the standards of this section.       
 
J.  Public Improvements Needed for Development. Development shall not occur unless 

the public improvements serving the development comply with the Public Works 
Construction Standards, latest edition, 
 

Applicant Response:  The applicant team has worked closely with City Staff in the 
development of the public improvements depicted on the Tentative Subdivision Plan; the 
proposed improvements have been designed in accordance with the latest edition of the Public 
Works Construction Standards.  The Master Plan identifies the conceptual locations of all 
planned facilities and the Tentative Subdivision Plan provides detailed plans for water, sewer  
and transportation facilities, including sizes, locations and design specifications.  Prior to 
construction of any public facilities, complete engineered plans (consistent with the Tentative 
Plans) are required to be submitted to the Public Works Department for final review and 
approval in accordance with established City review procedures.  The combination of the Staff 
correspondence, private design in accordance with the Public Works Construction Standards, 
and the City’s public improvement review procedures, collectively ensure conformance with the 
Public Work Construction Standards document.  Thus the proposal conforms to this Master Plan 
approval criterion.   
 
Staff’s Response: The applicant has provided an accurate analysis of this subsection. 

 
K.  Conditions of Development Approval. No development may occur unless required 

public facilities are in place or are guaranteed in conformance with the provisions of 
this Code and the Public Works Construction Standards, latest edition. Improvements 
required as a condition of development approval, when not voluntarily accepted by 
the applicant, shall be roughly proportional to the impact of development. Findings in 
the development approval shall indicate how the required improvements are roughly 
proportional to the impact. 
 

Applicant Response:  The proposal includes a Master Plan, along with a Tentative Subdivision 
Plan, and a Park Site Plan.  The proposal includes the installation of public facilities necessary 
to provide capacity for each phase of development and the applicant plans to install the planned 
infrastructure prior to the final plat for any phase.  Thus the plan, as proposed, ensures that all 
required public facilities will be in place in accordance with the latest edition of the Public Works 
Construction Standards and the standards of this code.  Given the planned improvements, it is 
not expected that the City will need additional public improvements to meet any development 
code standards.  However, the applicant understand that should the City find the need for 
additional public improvements, constitutional law and the standards of this section establish 
that the City document a nexus to this project, and that any conditioned improvements be 
roughly proportional to the impact of the required development.  Also, should additional 
improvements be required, constitutional law establishes that the burden falls upon the City to 
document how such improvements are roughly proportional to the projects impact.   
 
Staff’s Response: The applicant has provided an accurate analysis of this subsection. 

 
L.  Mixed-use Development Requirement 
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Applicant Response:  The proposal is for a Residential Master Planned Development and 
does not include any mixed-use elements.  Should mixed use be proposed in the future, as part 
of the Multi-family residential development, the applicant understands that these provisions 
would apply.     
 
Staff’s Response: The applicant has provided an accurate analysis of this subsection. 

 
M.  Gated communities 
 
Applicant Response:  The proposal does not include a gated community, therefore this section 
does not apply.     
 
Staff’s Response: The applicant has provided an accurate analysis of this subsection. 

 
4.5.500 Master Plan Submittal Requirements 
A.  Submittal requirements. The applicant shall submit an application containing all of 

the general information required for a Type III procedure, as governed by Chapter 
4.1. In addition, the applicant shall submit the following: 

 
1.  A detailed project description by the applicant; this statement should 

include a description of the character of the proposed development and the 
rationale behind the assumptions and choices made by the applicant; 
 

2.  Burden of Proof documenting compliance with all applicable approval 
criteria; 

 
Applicant Response:  This document and the associated exhibits detailed in the General Facts 
section provide the required project description and burden of proof, documenting compliance 
with all applicable approval requirements.  In the event the City or any interested party 
determines that other criteria apply, the applicant will supplement the record to address, as 
warranted.  
 

3.  Complete application form with fee; 
 
Applicant Response:  The submittal includes the appropriate City of Sisters Application Form, 
along with the required application fees. 

 
4.  Electronic copies of all materials submitted (acceptable file types to be 

determined by the Community Development Director or designee); and, 
 
Applicant Response:  In addition to a hard copy, the applicant provided the City with electronic 
copies of the entire submittal package in PDF format on a CD.   
 

5.  Preliminary title report or equivalent printed within 90 days of the date of 
the application submittal. 

 
Applicant Response:  A preliminary title report dated February 22, 2015 is included in the 
submittal materials. 
 
Staff’s Responses: The applicant has met the requirements of this subsection in Items #1-5. 
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6.  Existing Conditions Site Plan 

 
Applicant Response:  The existing conditions of the site are detailed on the Engineering Plan 
set of the Tentative Subdivision Plan.   
 

 
7.  Topographic Map at appropriate contour intervals to be determined by the 

Community Development Director 
 
Applicant Response:  The existing conditions map, included on the Tentative Subdivision Plan 
includes existing contours at adequate intervals.  Furthermore, the Tentative Subdivision Plan 
shows proposed contours in association with site development.   
 
Staff’s Response: The applicant has met this requirement 
 
 
8.  Access and Circulation Map 

 
9.  Site Plan - proposed 

 
10.  Landscape/Open Space Plan 

 
Applicant Response:  The Master Plan includes an Access and Circulation Plan, a General 
Site Development Plan, and the Open Space Plan, in conformance with these requirements.  
Furthermore, the proposal includes a Tentative Subdivision Plan and a Park Site Plan.  These 
two development components provide details regarding access, circulation, site development, 
and landscaping.  The submitted materials are therefore sufficient to assess the proposals 
compliance with approval criteria and development standards.   
 
Staff’s Responses to Items #8-10: The Access and Circulation plan has been adequately 
illustrated by the applicant.  The Site Plan for the proposed park does not contain specific 
landscape design elements including which existing significant trees, however a more detailed 
park site plan will be presented to City staff prior to construction of the park.   Applicant has 
stated the Park will be constructed during Phase 3 of development Staff will work closely with 
the developer to coordinate future approvals with the City Parks Advisory Board, Planning 
Commission and City Council to design this park should the applicant propose to dedicate it as 
a public park.     
 
11.  Utility Plan 

 
 
 
 
 
12.  Conceptual Drainage Plan (to include benchmarks and elevations at staffs 
discretion) 

 
Applicant Response:  Utility and conceptual drainage plans are included on the Tentative 
Subdivision Plan.  Public streets and alleys have been designed to the City’s Public 
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Improvement standards which have a design that accommodates drainage from the public 
streets alleys within the right of way.  Outside of public improvements, the Park Site Plan 
documents that drainage from the site will be maintained on site and the other planned lots are 
sufficiently sized to accommodate drainage on site; a comprehensive drainage facility is not 
proposed.   
 
Staff’s Response: The applicant’s tentative subdivision plan meets the minimum requirements.  
The applicant will be required to provide detailed construction drawings to the City for approval 
prior to performing any site construction.   

 
13.  Elevations and floor plans of all proposed buildings, unless reviewed during 

subsequent Site Plan Review applications. 
 

Applicant Response:  The Master Plan and Tentative Subdivision Plan include a land layout 
and design.  Vertical construction is not planned at this time, thus elevations and floor plans are 
not appropriately reviewed at this time.  Vertical construction on the individual lots will be 
reviewed in association with future site development review requirements (building permits for 
detached single family homes and site plan review as required for attached single family, 
duplex, triplex, multifamily or cottage housing).   
 
The Park Site Plan includes an illustrative concept plan. Elevations of the planned structure is 
included, meeting the submittal requirements of this section.   
 
Staff’s Responses: The applicant is proposing to develop 77 lots for single family detached 
residential units in the Residential (R) district portion of the property.    At this point in the 
development phase, providing specific elevations and floor plans for the type of development 
being proposed is premature.  When a building permit is applied for each of these housing units, 
the permit applicant will be required to meet the SDC portion for mandatory architectural design 
elements per 2.2.300.G Design Standards as well as any other applicable SDC requirements in 
effect at the time of building permit application. The applicant has provided a proposed elevation 
of a picnic shelter and indicated that the park will be developed with Phase 3 of he 
development.  The applicant has also indicated their intent to comply with this section when the 
eventual site plan for the Multifamily Family (MFR) is submitted. 
 
 
 
 
 
 
 
 
 
 
 
 
14.  Sign Plan if applicable 

 
Applicant Response:  There is an existing monument at the intersection of N. Pine Street 
and Lundgren Mill Drive. A second monument currently exists at the east end of Lundgren 
Mill Drive. The applicant proposes to revise the signage at one or both ends to reflect the 

Commented [HP3]: Applicant agrees to transfer Park to City 
prior to recording of Phase 4 lots, assuming the City will accept the 
Park. 
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name of this residential subdivision, but otherwise leave the monuments unchanged from 
their current status. 
 
Staff Response: Other than the subdivision entrance signs as described by the applicant, 
all other signs with one exception should be related signage for public streets such as Stop 
and Street name signs.  New or modified subdivision signs will be approved by Community 
Development Department staff and public street-related signs will be approved by the City 
Public Works Department.  The one exception is related to the proposed park.  If the park is 
eventually dedicated to the City, the park would have signs indicating its name and other 
signs stating the rules and regulations of the park.  This park signage plan would be a part 
of a detailed site plan as previously mentioned. 
 

15.  Tentative Plat if applicable 
 
Applicant Response:  The proposal includes a Master Plan, in addition to a 5 Phase 
Tentative Subdivision Plan.  The proposal is supported by a Tentative Plat that includes all 
of the required submittal components, detailed in Section 4.3.500 of the Development Code, 
thus conforms to this submittal requirement. 
 
Staff Response: The applicant meets the requirements of this subsection. 
 

16.  Development Schedule 
 

Applicant Response:  A development schedule is included as an Exhibit to this 
proposal.  A total of five Phases are proposed, over a period projected to be 4-5 years. 
 
Staff Response: The applicant has met the requirements of this subsection.  The 
phases of the construction have been adequately illustrated on the tentative subdivision 
plan and is a verified commitment. However, the applicant’s proposed construction 
schedule to reach completion is only an estimate and is dependent on several external 
conditions.  The applicant should not be held to this estimate of projected completion. 

 
17.  Copy of all existing covenants and restrictions, and general description of 

proposed restrictions or covenants (e.g., for common areas, access, parking, 
etc.). 

 
Applicant Response:  Included as an Exhibit is a draft copy of the CC&Rs for the 
Master Planned Development. 
 
Staff Response: The applicant has met the requirements of this subsection.  However, 
the City will not be responsible for enforcing any conditions in the proposed or final CC& 
R’s.  Any requirements or statements in contradiction to the conditional approval granted 
herein or contradictory to the applicant’s Burden of Proof are deemed invalid. 
Additionally, any regulations that are in contradictory to or similar to but less lenient than 
City regulations will not be recognized or enforced by the City.  

 
18.  Special studies prepared by qualified professionals may be required by the 

Community Development Director, Planning Commission or City Council to 
determine potential traffic, geologic, noise, environmental, natural resource and 
other impacts, and required mitigation. 
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Applicant Response:  Prior to submittal, the Community Development Director has not 
indicated that any additional special studies are required.     

 
Staff Response: Staff has not required any special studies for this proposal. 

 
4.5.600 Comprehensive Sign Plan 
 A.  Comprehensive Sign Plan is intended to integrate the signs proposed for a 

development project with the design of the structures, into a unified architectural 
statement. A Comprehensive Sign Plan provides a means for defining common sign 
regulations for multi-tenant projects, to encourage maximum incentives in the design 
and display of multiple signs and to achieve, not circumvent the intent of this 
Ordinance. 
 

1. Applicability. A Comprehensive Sign plan shall be required for all Master Plans. 
Signs shall comply with the provisions of this ordinance and Chapter 3.4 Signs. 

 
2. Approval Authority. The City shall approve a Comprehensive Sign Plan as part 
of the Master Plan approval.   
 
3. Application Requirements. The Comprehensive Sign plan shall include all 
information and materials required as follows: 

 
a.  Location: identification of sign locations on the buildings and on the property. 

 
b.  Materials: description of the type of sign and sign materials including 

construction materials and proposed lighting if any. 
 
c.  Size: itemization of sign size or sign band area at identified locations. 

 
d.  The Comprehensive Sign plan shall accommodate future revisions that 

may be required because of changes in use or tenants; and 
 

e.  Signs located in the Commercial Districts shall comply with the 1880’s 
Western Design Theme. 

 
4.  Revisions to Comprehensive Sign Plans. The Community Development 
Department may approve revisions to a Comprehensive Sign plan if the intent of the 
original approval is not affected. 
 
Applicant Response:  The applicant proposes to revise the monument signage at one or 
both ends of Lundgren Mill Drive, to reflect the name of this residential subdivision. A photo 
of the signage at the western entrance is included as an Exhibit. The applicant intends to 
place a second sign at the eastern entrance, of similar design. 
 
 
Staff’s response: The issue regarding a Sign plan has been previously addressed in a staff 
response in to 4.5.500 #14 Signs. 
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4.5.700 Master Plan Approval Criteria 
The City shall make findings that all of the following criteria are satisfied when 
approving, or approving with conditions, the Master Planned development. The City shall 
make findings that at least one of the criteria is not satisfied when denying an 
application:  

 
A. Comprehensive Plan. All relevant provisions of the Comprehensive Plan are met; 
 

Applicant Response: The Comprehensive Plan is “...is the official planning document for the 
Sisters Urban Growth Area comprised of the existing City Limits and proposed Unincorporated 
Urban Growth Area within the Urban Growth Boundary...” (Sisters Comprehensive Plan / 
Introduction Page 1 - Paragraph 1), it is a broad-based document that guides and directs the 
community, it is an evolving document. The Comprehensive Plan is a substantial document that 
includes an Introduction, information regarding the Citizen Involvement process, General Goals 
and Objectives, a Background, and “Goals, Findings, and Policies”. The “Goals, Findings and 
Policies” section contains specific policies statements that are measureable. These Policy 
Statement are the portion of the text from which it can be determined how the established Goals 
are going to be met.  

In this section the applicant identifies the policies that that are applicable to this proposal and 
provide a response of how this proposal is consistent with the policy. In the event the City Staff, 
Planning Commission, City Council, or a Citizen feels that additional Policies are applicable, the 
will address them as warranted.  

Goal 1: Citizen Involvement  

1.1 GOAL 

"To develop a citizen involvement program that ensures the opportunity for citizens to be 
involved in all phases of the planning process." 

1.4 POLICIES 

1. The City of Sisters shall seek out and encourage public participation in all aspects of 
the City planning process. 

Tasks – 

a.  Planning Commission and City Council meetings shall be held on a regularly 
scheduled basis. 

b.  Planning Commission and City Council meeting agendas shall be publicized in 
a manner that makes this information widely available. 

d. The City shall use a variety of methods to achieve citizen involvement. 

 

Applicant Response: The Sisters Development Code contains procedures for all land use 
applications. The Development Code has been developed to be consistent with this 
Comprehensive Plan and the current proposal is being review in accordance with the adopted 
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Development Code procedures, including public notification and a hearing before the Planning 
Commission. The proposal, being reviewed in accordance with the adopted procedures is 
therefore consistent with these policies. 

f.   Establish a coordinated process for parks planning that involves residents, 
community groups, visitors, stakeholders, Parks Advisory Committee, and City 
staff. 

 
Applicant Response:  The applicant has planned a park to enhance the project and to comply 
with the City’s Master Plan open space requirements, the park scheduled for development as 
part of Phase 3 of the development.  The park planning process in Sisters is guided by the Park 
Master Plan.  Park Master Plan identifies walkway system along Lundgren Mill Drive, but 
otherwise does not specify a needed park on this property.  Thus, the City has established a 
coordinated process for park planning and revision to the plan is not needed to accommodate 
this site specific land use approval.   

The applicant would be willing to engage in additional discussions and park planning efforts to 
ensure that that park meets City needs and desires, however should the additional park 
planning efforts result in additional time, costs, or changes to the plan, the applicant would 
request that the Park Site Plan be continued at that time, or that any modifications and costs 
associated therewith be the responsibility of the City Park Department and not burden the 
applicant.   

Staff’s Response:  The applicant and the processing of this land use application meets the 
requirements of Goal 1.4 Citizen Involvement - Policies.  In regards to the proposed Park, staff 
will discuss with the applicant the possibility of the proposed Park being dedicated as a public 
facility.  

Goal 2: LAND USE PLANNING 

2.1 GOAL "To establish a Land Use Planning process and policy framework as a basis 
for all decisions and actions related to the use of land and to assure an adequate factual 
base for such decisions and actions." 

2.4 POLICIES 

1. The City of Sisters shall develop land use codes and ordinances that are based on an 
adequate factual basis as well as applicable local, state, and federal regulations. 

Tasks – 

a. Codes and ordinances shall spell out responsibilities for administering and 
enforcing land use policies.  

b. The City of Sisters Development Code shall be used to facilitate the development 
process and to implement the land use goals outlined in this Plan.  

Applicant Response: The City has adopted the Sisters Development Code to administer and 
enforce land use policies. This proposal is being reviewed in accordance with the adopted code, 
which is consistent with these policies. 
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Staff’s Response:  The applicant and the processing of this land use application meets the 
requirements of Goal 2.4 Land Use Planning - Policies 

 

Goal 3: Agricultural Lands  

3.1 GOAL 

"To preserve and maintain agricultural lands outside the City limits by promoting 
efficient use of urban lands inside the City limits." 

3.3 POLICY 
 
1. As the City expands its City Limits, lands designated for agricultural, forest, or rural 
residential uses by Deschutes County shall be re-designated to an urban, City of Sisters 
zoning designation according to procedures and methodologies established by the State 
of Oregon, Deschutes County, and the City of Sisters. 

Applicant Response: Because the subject property is not agricultural land, this policy does not 
specifically apply, however permitting the planned Master Planned Development will allow for 
development in accordance with the planned use of the land, allowing for efficient use of land 
within the City and preserving agricultural lands outside of the City.  Thus approving the 
proposal will ensure consistency with the goal of this chapter.   

Staff’s Response:  The applicant and the processing of this land use application meets the 
requirements of Goal 3 Agricultural Lands - Policy 

Goal 4: FOREST LANDS 

4.1 GOAL 

"To conserve forest lands by maintaining the forest land base and to protect the state's 
forest economy by making possible economically efficient forest practices that assure 
the continuous growing and harvesting of forest tree species as the leading use on 
forest land consistent with sound management of soil, air, water, and fish and wildlife 
resources and to provide for recreational opportunities and agriculture" 

4.4 POLICIES 

1. The City shall protect the economic, recreational, and ecological value of forested 
lands outside the UGB. 

Task –  a. The City shall require efficient use of urban lands inside the Sister UGB. 

Applicant Response: The property is currently zoned for residential use and the City of Sisters 
has an undersupply of residential development, thus permitting the Master Plan would allow for 
development as anticipated on this property.  Allowing permitted development of a needed 
housing type will decrease the need for development in other areas, such as forested lands 
outside of the UGB.  Ultimately, approving development as planned and in accordance with the 
planned use, will ensure conformance with this Chapter.   
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Staff’s Response:  The applicant and this land use application meet the requirements of Goal 4 
Forest Lands – Policies.   

Goal 5: Open Space, Scenic and Historic Areas, Natural Resources   

5.1 GOAL   

“To protect natural resources and conserve scenic and historic areas and open spaces.” 

  5.4 POLICIES   

1. The City shall promote a harmonious relationship between residential, commercial, 
and industrial development.  

Tasks – 

a. The City shall balance quantities of land to ensure land is available for a variety 
of uses, classified in a manner consistent with the carrying capacity of the land. 

b. The City’s Development Code shall contain provisions to include open space as 
a part of a Master Planned Development. 

Applicant Response: The Planning Commission and the City Council have been extensively 
involved in the recent Comprehensive Plan Amendment and Zone Change (CP14-1), that 
converted a portion of the property from IL / North Sisters Business Park to Residential (R).  
Through those land use proceedings, the City made extensive efforts to approve a zoning 
design that was found to promote a harmonious relationship between Residential uses and the 
nearby North Sisters Business Park and Light Industrial zoned properties.  The current proposal 
does not change the quantity of land for any use or the location of these zones, instead the 
Master Plan proposal provide a conceptual plan for residential uses in accordance with the 
planned densities of the underlying zones.  Furthermore, in accordance with the Master Plan 
requirement for open space, the proposal includes more than 15% of the net site area as open 
space.  Because the Master Plan has been designed in conformance with the Development 
Code, to meet required densities, and to provide at least the minimum required open space, it is 
consistent with these Comprehensive Plan Policies.  

2. The City shall identify and protect historical sites within the UGB.   

3. The City shall identify and protect natural, riparian, and scenic resources within the 
UGB. 

Applicant Response: The subject property has not been designated as an historical site and it 
does not have any identified natural, riparian, or scenic resources, thus development as 
proposed is consistent with the Goals and policies of this section. 

 

Staff’s Response:  The applicant meets the requirements of Goal 5: Open Space, Scenic and 
Historic Areas, Natural Resources – Policies. 
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Goal 6: Air, Water, Land Resource Quality   

6.1 GOAL   

“To maintain and improve the quality of the air, water and land resources of the City.” 

6.4 POLICIES   

1. The City of shall ensure the protection and wise use of our natural resources. 

Tasks –  a. The City shall ensure vegetation is and remains an integral part of Sisters. 

Subtasks –1. The City shall encourage the protection of mature trees throughout the 
community. Native landscaping should be encouraged in all new developments. Mature 
trees, particularly Pinus Ponderosa, (Ponderosa Pine) should be protected in new 
developments and mitigation measures for cut trees shall be established. A standard 
shall be developed and added to the City’s Development Code in Chapter 3.2, 
Landscaping, Street Trees, Fences and Walls to reflect protection requirements. 

Applicant Response: The Goals and Policies of this section are implemented through 
landscaping standards of Chapter 3.2 of the adopted Development Code. The Development 
Code Landscaping standards apply to land division and site development, both of which are 
addressed in Section IV below.  The existing conditions are documented on the Engineering 
Plan Set (Tentative Subdivision Plan) and as noted thereupon, the site has approximately 150 
significant trees.  Preservation of all of the significant trees is not practical when weighing the 
needs for residential and economic development in Sisters and tree preservation.  Through the 
design of the conceptual planning phase, including the Tentative Subdivision Plan, the applicant 
identified approximately 30 “monumental” trees.  These are the most prominent and significant 
trees on the site.  Infrastructure has been planned to avoid these trees and future home design 
will also be designed to avoid these trees to the greatest extent practical.  Other trees on this 
site may be impacted by infrastructure development, however trees outside of the proposed 
rights of way will be retained until time of lot development, so that individual lots can be 
designed to meet homeowner needs, while preserving trees to the greatest extent practical; in 
conformance with Development Code standards and consistent with the policies of this chapter.   

Staff’s Response: There is no definition for “monumental trees” as described by the 
applicant.  The applicant meets the requirements in Goal 6: Air, Water, Land Resource Quality 
– Policies. 
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Goal 7: Natural Disasters and Hazards   

7.1 GOAL  

“To protect people and property from natural hazards.”  

7.4 POLICIES 

5. During preliminary subdivision review, the planning staff, in coordination with the 
Sisters – Camp Sherman Rural Fire Protection District, shall indicate whether the 
developers’ plan has adequately provided for fire protection. 
 

Applicant Response:  The proposal includes a subdivision.  The Tentative Plan has been 
designed to the applicant’s interpretation of the Fire Code.  Furthermore, prior to submittal, the 
applicant has coordinated with City Staff who held discussion with the Sisters-Camp Sherman 
Rural Fire Protection District regarding fire protections.  In addition to the preliminary 
coordination, it is the applicant’s understanding that the City will formally coordinate with the 
Sisters – Camp Sherman Rural Fire Protection District as required in the review of this proposal. 
Thus the efforts that have been undertaken, in addition to the formal review procedures ensure 
consistency with this Comprehensive Plan Policy.  

6. The City shall require certain land-disturbing activities associated with site clearing, 
grading, construction and other improvement to employ erosion control practices to 
prevent increased stream sedimentation. 

8. Standards for new development shall require stormwater runoff to be infiltrated or 
detained onsite to the maximum extent practicable, or stored and treated in a regional 
facility to preserve the natural hydrograph and water quality of Whychus Creek. 
 
Applicant Response: The proposal includes a subdivision and a site plan for a Park, which 
include land disturbing activities and impervious surfaces associated with development.  The 
site is situated a sufficient distance from Whychus Creek and/or any stream, furthermore the 
applicant proposes construction in conformance with all city requirements, including any 
required erosion control measure and all storm drainage requirements.   The submitted plan in 
association with the established review procedures will ensure consistency with this policy. 

Staff’s Response:  The applicant meets the requirements of Goal 7: Natural Disasters and 
Hazards - Policies 

Chapter 8 Recreation Needs  

8.1 GOALS 

“To satisfy the recreational needs of the citizens of the City and visitors, and, where 
appropriate, to provide for the siting of necessary recreational facilities.” 

“Maintain adequate park facilities providing a variety of recreational and cultural 
opportunities for residents and visitors of Sisters.” 
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Applicant Response: The policies and tasks developed to implement this goal involve activities 
of the City, stakeholders and the community, in addition to the acquisition of park amenities. 
Although a park is proposed, the site does not include a planned or needed park, pursuant to 
the Park Master Plan, and none of the policies included in this section pertain to a Master 
Planned Development or Tentative Subdivision Plan. 

The applicant intends to develop the Park as detailed on the Site Plan during or prior to Phase 3 
development. After initial construction of the Park has been completed, applicant would be 
willing to engage in discussions with the Park Department and the Park Advisory Board, 
regarding public needs and desires of additional amenities. Because the proposed open space 
and parks meet the requirements of the Development Code, the applicant requests that any 
changes or modifications to the Park, be reviewed as an extension to the Site Plan, and/or be 
the responsibility of the City Park department, pursuant to negotiations with the applicant.   

Staff’s Response: Staff prefers to discuss the potential dedication of the proposed Park with 
the applicant prior to its development.  The provision of the proposed Park and preservation of 
significant trees within the Park generally meets the requirements of Goal 8.  Once these issues 
are agreed upon, the applicant meets the requirements of Goal 8 Recreation Needs. 

Goal 9: Economic Development  

9.1 GOAL 

“To provide adequate opportunities for a variety of economic activities vital to the health, 
welfare, and prosperity of the City’s citizens.” 

9.4 POLICIES 

1. The City shall guide growth in a manner that will result in a balance between economic 
and environmental interests. 

Applicant Response: The Planning Commission and the City Council held extensive 
discussions regarding this property and the need to balance economic, residential, and 
environmental interests, before approving the Comprehensive Plan Map and Zoning Map 
Amendments that converted the land to residential uses.  The  current plan includes a Master 
Plan to develop residential uses in accordance with the development standards of the 
underlying zone, thus the majority of the policies of this section are not applicable to the 
proposed development.     

Staff’s Responses: The applicant and the proposed development meet the requirements of 
Goal 9 Economic Development  
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9.4 POLICIES  
 
1. The City shall guide growth in a manner that will result in a balance between economic 
and environmental interests. 
 
Tasks 

c. The City shall assure development contiguous to commercial and residential 
zones is designed and built in a manner that is consistent and integrates with the 
character and quality of those zones. 

 
Applicant Response:  Great care has been taken in the development of the Master Plan.  The 
proposal includes a design that orients lots (and subsequent structures) near Lundgren Mill 
Drive, North Sisters Business Park, and the Industrial Zone towards an internal street system 
and away from Lundgren Mill Drive and the nearby non-residentially zoned properties.  The 
transportation system is integrated, providing needed connections, but the connections are 
provided to diminish the impacts of potentially conflicting uses. The proposed design thus 
conforms to this policy.     
 
Staff’s Responses: The applicant and the proposed development meet the requirements of 
Goal 9 Economic Development 

Goal 10: Housing  

10.1 GOAL 

“To provide for the housing needs of citizens of the City and ensure that land 
development allows for different housing types and densities.” 

10.4 POLICIES   

1. All residential developments shall retain and respect the physical characteristics of the 
site pertaining to existence of endangered species, significant natural features, soils, 
slope, geology, erosion, flooding and natural vegetation to the greatest extent possible. 
These developments shall be designed to be safe and aesthetically pleasing, recognizing 
and respecting the character of the area in which they are located. 

Applicant Response: The City of Sisters has adopted a Development Code, which provides 
standards to ensure that this policy is met. As detailed throughout this burden of proof narrative, 
the proposal complies with all applicable development code standards and criteria, thus 
conforms to this policy as prescribed by code.   

4. All residential development shall be provided with orderly extension of City services 
including sewer and water. 
 
Applicant Response:  The Master Plan and the Tentative Subdivision Plan include a plan for 
the extension of City Services.  The plan ensures that services are extended throughout the site 
as needed for each phase of the development.  The plan and design is consistent with all 
Development Code Standards in addition to Public Works Construction Standards, thus orderly 
as prescribed in the Development Code, thereby ensuring consistency with this policy.   
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6. Areas dedicated or provided as public, semi-public, or private open space as part of a 
residential development, as provided by the Development Code, shall be counted as part 
of the total area when computing residential densities for any given development. The 
gross size of the parcel will be used when calculating the minimum and maximum 
residential density allowed on a lot or parcel. It is the policy of the City to achieve a range 
of residential densities from 3-8 units per gross acre for standard residential and from 9-
20 units per gross acre for multi-family residential. 
 
Applicant Response:  The property is 20.02 gross acres in size, consisting of 2.39 acres of 
MFR and 17.63 acres of R.  Pursuant to this policy the land should achieve densities in 
accordance with the following ranges: 

MFR (2.39 acres)  = 21.51 – 47.8 
R (17.63 acres)  = 52.89 – 141.04 
Total   = 74.40 – 188.84 
 
As detailed on the Master Plan, the proposal includes 77 R zoned lots that are planned for 
detached single family homes and one MFR zoned area that could accommodate 22-25 units, 
based upon the housing type (attached single family homes, duplexes, triplexes or multifamily 
dwellings).  The proposed densities are consistent with those prescribed in the Comprehensive 
Plan and the Development Code, thus conform to this policy.   
 
Staff’s Responses: Conditions of Approval Agreement 02/27/2007 Condition #5 state that the 
applicant will provide 8 affordable housing units.  The applicant has indicated that these units 
will be provided when the MFR portion of the property is developed. 

Goal 11: Public Facilities and Services  

11.1 GOAL 

“To plan and develop a timely, orderly and efficient arrangement of public facilities to 
support the City’s development.” 

11.4 POLICIES   

2. The City shall ensure that all properties within the Urban Growth Boundary are able to 
be provided with water, sewer, electrical and phone utilities. 

Tasks- 

b. Public facilities and all utilities (phone, cable, and power) shall be located 
underground and required “to and through” when a property is developed or 
redeveloped, in order to ensure that neighboring properties can be served in the future. 

Applicant Response: The Master Plan and Tentative Subdivision include details of how each 
property will be served with water, sewer, electrical and phone utilities.  Furthermore, all utilities 
have been planned underground and Will Serve letters from CEC, BendBroadband, and 
Century Link have been included with the proposal documenting utility providers willingness to 
serve the property.   
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Staff’s Responses: The applicant meets the requirements of Goal 11 Public Facilities and 
Services. 

Goal 12: Transportation 

12.1 Transportation Goal 

"To provide and encourage a safe, convenient and economic transportation system." 

12.4 POLICIES 

2. The City will be proactive in obtaining all elements of a well functioning multi-modal 
transportation system through all legal means.  

Tasks – 

b. Right-of-way for planned transportation facilities, access ways, paths, or trails 
shall be preserved through all practical means, including exaction, voluntary 
dedication, conditions of approval, setbacks, or other appropriate means. 

 
c. The City of Sisters shall include a clear and objective process for the approval 
of transportation projects in the City’s Development Code. 
 
d. New development shall integrate with the existing street and grid system to 
facilitate local traffic flows, access to developments, and safe access to state 
highways.  
e. All public streets shall be constructed to City Public Works Construction 
standards.  
 

Applicant Response: In association with the Three Sisters Business Park, Phase I subdivision, 
the property has been developed with street and transportation improvements adequate to 
serve the previously planned North Sisters Business Park traffic volumes. The current proposal 
extends the existing facilities and the planned improvements.  As detailed on the Master Plan 
and the Tentative Subdivision Plan, the improvements have been designed in conformance with 
City Public Works Standards, along with Development Code requirements. Based upon the 
submitted materials, the proposal is consistent with these policies. 

7. Residential street lighting shall be designed consistent with the 1880s Western Design 
Theme, Dark Skies ordinance, and Development Code. 

8. Street signs of a type approved by the City shall be provided by the developer for each 
new residential development. 

Applicant Response: The proposed Tentative Subdivision Plan does not include street lighting. 
Street signs are anticipated to be similar to other street signs in the City and the developer will 
submit the design to the City for approval prior to installation.   

Staff’s Response: The applicant meets the requirements of Goal 12 Transportation. 
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Goal 13: Energy  

13.1 GOAL 

“To manage land uses in a manner to maximize the conservation of all forms of energy 
based upon sound economic principles.” 

13.4 POLICIES   

1. All new development shall occur in a manner that encourages energy efficiency. 

Tasks – 

a. All new development shall provide solar access, in accordance with the 
standards described in the Development Code, as conditions allow. 

Applicant Response:  A comprehensive review of the solar access standards of Section 
2.15.2500 are included in Section IV of this narrative.  As detailed in Section 2.15.2500, the 
proposal provides solar access as prescribed in the code, thus is consistent with this 
Comprehensive Plan Policy.   

b. All new development shall conform to adopted building and development 
codes. 

Applicant Response:  This proposal includes a Master Plan, a Tentative Subdivision Plan and 
a Site Plan for a park.  As detailed throughout this review, the proposal complies with the 
applicable Development Code approval criteria and development standards.  Regarding building 
codes, the park structures have been designed to the applicable building code standards, 
further review will be conducted after planning approval, in association with building permit 
applications.  Also, future development of the MFR zoned development (attached single family 
homes, duplexes, triplexes, multi-family, cottage housing) will require Site Plan review and all 
development, including detached single family homes that are planned on the R lots, will require 
building permit applications.  Thus the proposal, in addition to the City’s review procedures 
(including Site Plan and Building Permits) will ensure compliance with this policy.       

d.  Infrastructure in new developments, such as bike lanes, paths, and trails shall 
be laid out to provide convenient access to places of education, recreation, and 
shopping in an effort to promote energy efficiency. Routes should be constructed 
according to the City TSP, Sisters Area Trails Plan, or other applicable plans. 

Applicant Response: The transportation, bicycle and pedestrian routes have been designed 
after review of the City’s TSP, the Sisters Area Trail Plan, and other applicable plans.  The 
transportation system has been designed to connect to the multi-modal facilities within 
Lundgren Mill Drive, via local roads and green space corridors.  These connections provide 
access to schools, recreation, and shopping throughout the City.  Furthermore, the plan 
proposes a pedestrian connection to the existing forest service trails at the northwest corner of 
the property, enhancing connections to recreational opportunities, in accordance with this policy. 

Staff’s Response: The applicant meets the requirements in Goal 13 Energy. 
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Goal 14: Urbanization 

14.1 GOALS 

"To provide for an orderly and efficient transition from rural to urban land use." 

14.4 POLICIES 

1. The City shall promote development within the UGB to minimize the cost of providing 
public services and infrastructure and to protect resource land outside the UGB. 

Applicant Response: The subject property is within the UGB and it is developed with public 
services and infrastructure, thus pursuant to this policy, the City should promote and encourage 
development of this property to minimize the cost of providing services and infrastructure and to 
protect land outside of the UGB. 

3. The Urban Growth Boundary is the official area for which to plan all land uses, public 
facilities, and annexations. 

4. The City shall provide for an orderly and efficient conversion of urbanizable land to 
urban land, the City will manage the UGB to maintain the potential for planned urban 
development on urbanizable lands. 

Applicant Response: The subject property is within the UGB and it has been developed with 
infrastructure throughout the site, the proposal does not expand or amend the UGB, it just 
manages lands within the UGB to allow for the efficient use of the land in Sisters. Development 
in accordance with the permitted uses is consistent with these policies. 

Staff Response: The applicant meets the requirements of Goal 14 Urbanization.  

- End of 4.5.700.A - A. Comprehensive Plan. All relevant provisions of the Comprehensive 
Plan are met; 
 
 

B. Land Division Chapter. All of the requirements for land divisions, as applicable, 
shall be met (Chapter 4.3); 
 

Applicant Response:  A comprehensive review of Chapter 4.3 is included in Section III.B 
below.  As detailed in that section, the proposal complies will all requirements of Chapter 4.3, 
therefore the proposal complies with this Master Plan Approval Criterion. 

 
C. Chapter 2 Land Use and Chapter 3 Design Standards. Land use and design 
standards contained in Chapter 2 and 3 are met, except as modified by Section 
4.5.400. 
 

Applicant Response:  A comprehensive review of Chapters 2 and 3 are included in Section IV 
below.  As detailed in those sections, the proposal complies will all applicable development and 
design standards prescribed in Chapters 2 and 3, therefore the proposal complies with this 
Master Plan Approval Criterion. 
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D. Property Development Standards. Land use and design standards contained in 
Section 4.5.400 are met. 
 

Applicant Response:  A comprehensive review of Section 4.5.400 was addressed above.  As 
detailed in that section, the proposal complies will all Master Plan Property Development 
Standards, therefore the proposal complies with this Master Plan Approval Criterion. 
 

E. Architectural Features. The Master Plan includes architectural features that 
complement and enhance positive characteristics of the site and surrounding area. 
Setbacks from streets shall be staggered or buildings otherwise provided with 
architectural features that assure variety and interest along the street. Master Plans in 
the Commercial Districts shall comply with the 1880’s Western Frontier Design 
Theme; 
 

Applicant Response:  The proposal include a Master Plan, a Tentative Plan, and a Site Plan 
for a park.  The proposal generally establishes a “land” development plan for the site.  With the 
exception of park amenities, vertical construction is not proposed at this time, but it is planned 
that vertical development (detached single family home construction on R zoned lands and 
townhouses, duplexes, triplexes or multifamily on the MFR zoned land) will comply with the 
standards of the underlying zones and the Architectural Design requirements of Section 
4.5.400.A.  Upon development these uses will be required to have adequate features to assure 
variety and interest for the residential development.  A Site Plan for the Park is included in this 
submittal, the park has been designed with a significant amount of open space, large setbacks 
and architectural variety, thus in conformance with this section.  Also, the proposal does not 
include a commercial district, thus the western theme does not apply.  Based on the submitted 
materials, the proposal adequately documents compliance with this Master Plan Approval 
Criterion.   

 
F. Compliance with Purpose of Master Planned Development Chapter. The Master 
Plan substantially meets the purpose of Section 4.5.100; and 

 
Applicant Response:  The stated purpose of the Master Planned Development Chapter 
(4.5.100) is: 

 
The purpose of this Section is to encourage creativity, flexibility and open space in the 
planning of Residential, Commercial, Industrial and Mixed Use Developments. 

 
The proposed Master Planned Development is not a standard cookie-cutter subdivision.  The 
Master Plan sets out a creative plan that effectively incorporates multiple City zones, a mix of lot 
sizes, and a mix of housing types, while providing useable open spaces and unique clusters of 
housing.  The proposal builds upon the established zones, meets required densities, and 
overlays an internal public systems (water, sewer and transportation) that efficiently connect to 
the existing systems.  The proposal includes a design that incorporates lots that front on open 
spaces, establishing s unique cluster feel, lots with alleys, and a significant amount of open 
spaces, including a centrally located park.  As stated in this chapter’s purpose, design elements 
such as these are encouraged, thus the proposed design conforms to this Master Plan Approval 
Criterion. 
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G. Comprehensive Sign Plan. The Master Plan is in compliance with Section 4.5.600, 
Comprehensive Sign Plan. 

 
Applicant Response:  The applicant has previously constructed signage for Three Sisters 
Business Park. The existing monument at the west end will continue to be used, but will include 
a name change to reflect the new name for the residential subdivision. On the east end, a new 
sign will be constructed in similar fashion. A complete review of 4.5.600 was included above. 
See Exhibit “Signage Image”. 
 

 
 

H. Conformance with applicable public works, building and fire code standards. 
 
Applicant Response:  The Master Plan identifies locations of planned facilities along with 
general design specifications.  The Tentative Subdivision Plan includes specific plans for main 
lines and service lines, including size, locations and specification.  Additionally, prior to 
construction, the all tentatively approved plans are required to be submitted to the Public Works 
Department for final review and approval, before construction.  After consultation with City Staff, 
the infrastructure design has been developed in conformance with the Public Work Construction 
Standards document, and through multiple review stages, the City’s standard review process 
will ensure conformance with this Master Plan Approval Criterion.  
 
Staff Response:  The applicant meets the requirements of 4.5.700 Master Plan Approval 
Criteria. 
 
4.5.800 Approval Durations, Extensions and Amendments. 

 
A. Master Plan Approval Duration. The Master Plan approved by the Planning 
Commission shall expire three (3) years from the date on which the decision is final, if 
no construction or significant infrastructure improvements of the planned unit 
development has been initiated. 
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B. Extension 
 
C. Additional Approval Time Extension  
 

Applicant Response:  The applicant has the necessary financing to initiate the infrastructure 
improvements for Phase 1 and will begin development activities immediately after City approval, 
thus anticipates compliance with the initial duration.  However, should unforeseen market 
conditions arise, the applicant understands the approval duration and process for extensions 
detailed in this section.  

 
D. Modifications to Master Plan 

 
Applicant Response:  A Modification is not proposed at this time, however, in the event the 
Master Plan needed to be modified in the future, such a modification will be subject to the 
modification procedures in place at that time.  
 
Staff Responses: The applicant has acknowledged the requirements of 4.5.800 Approval 
Durations, Extensions and Amendments. 
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III.B Chapter 4.3 - Land Divisions and Lot Line Adjustments 

 
4.3.100 Purpose 
The purpose of this Chapter is to: 
 

A.  Provide rules, regulations and standards governing the approval of subdivisions, 
partitions and lot line adjustments; 
 

B.  Carry out the City’s development pattern, as envisioned by the Comprehensive 
Plan; 
 

C.  Encourage efficient use of land resources, full utilization of urban services, and 
adequate provisions for motor vehicle, pedestrian and bicycle circulation; 

 
D.  Promote the public health, safety and general welfare through orderly and 

efficient urbanization; 
 

E.  Lessen or avoid traffic congestion, and secure safety from fire, flood, pollution 
and other dangers; 
 

F.  Provide adequate light and air, prevent overcrowding of land, and facilitate 
adequate provision for transportation, water supply, sewage and drainage; and 

 
G. Encourage the conservation of energy resources. 
 

Applicant Response:  This section is a purpose statement and does not contain any specific 
measureable standards or criteria from which to assess the application.  Instead this section is 
considered when interpreting ambiguous standards and criteria within this chapter.    
 
Staff’s Response: The applicant has acknowledged the intent of this Section.  

 
4.3.200 General Requirements 
 
A.  Compliance with ORS Chapter 92. All subdivision and partition proposals shall 

be in conformance with State regulations set forth in Oregon Revised Statute 
(ORS) Chapter 92, Subdivisions and Partitions. 

 
Applicant Response:  The Sisters Development Code has been designed in conformance with 
ORS Chapter 92.  The Tentative Subdivision Plan has been designed in conformance with the 
Development Code, and therefore will be in conformance with ORS Chapter 92.  Future platting 
required by the City and the County will be followed, which further assures complies with ORS 
Chapter 92.  Because this statute is carried out through local land use regulations, a specific 
review of ORS Chapter 92 is not required at this time.   
 
Staff’s Response:  The applicant has provided an accurate analysis of this requirement.  

 
B.  Need for Adequate Utilities. All lots created through land division shall be served 

by public utilities and facilities such as sewer, gas, electrical, and water systems. 
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Applicant Response:  The Tentative Plan identifies the locations of all utilities needed to serve 
the subdivision, including main line and service line locations.  Furthermore, the Civil Engineer 
has provided documentation that each of the public facilities have adequate capacity to serve 
the development and each of the private utility providers have provided “Will Serve” letters 
indicating that capacity exists for the private utilities.  The Tentative Subdivision Plan along with 
the supporting materials therefore document conformance with this General Requirement.    
 
Staff’s Response:  The applicant has provided an accurate analysis of this requirement. 

 
C.  Floodplain. Where land filling and/or development is allowed within or adjacent 

to the 100-year flood plain outside the zero-foot rise flood plain, and the 
Comprehensive Plan designates the subject flood plain for park, open space, or 
trail use, the City may require the dedication of sufficient open land area for a 
greenway adjoining or within the flood plain. When practicable, this area shall 
include portions at a suitable elevation for the construction of a pedestrian/bicycle 
pathway within the flood plain in accordance with the City’s adopted trails plan or 
pedestrian and bikeway plans, as applicable. The City shall evaluate individual 
development proposals and determine whether the dedication of land is justified 
based on the development’s impact to the park and/or trail system, consistent 
with the Public Works Construction Standards, latest edition. 

 
Applicant Response:  The property is not located in or near a floodplain, therefore this section 
is not applicable.   
 
Staff’s Response:  The applicant has provided an accurate analysis of this requirement. 

 
D.  Cul-de-sacs shall be “day-lighted” to provide pedestrian and bicycle access as 

allowed by neighboring properties as shown below. The Planning Commission, in 
conjunction with tentative subdivision plat applications, shall approve the design 
of all day-lighted cul-de-sacs (opening width, fencing, landscaping, hardscape, 
etc.). 

 
Applicant Response:  The Tentative Subdivision Plan design does not include any Cul-de-
sacs, therefore this section is not applicable.   
 
Staff’s Response:  The applicant has provided an accurate analysis of this requirement. 

 
E.  Easements for sewers, storm drainage and water quality facilities, water mains, 

electric lines or other public utilities shall be dedicated on a final plat, or provided 
for in the deed restrictions, prior to any connection to public infrastructure, in 
conformance to the Public Works Construction Standards, latest edition.  

 
Applicant Response:  All existing and planned easements are shown on the Tentative 
Subdivision Plan and are planned to be recorded on the Final Plat in accordance with this 
General Requirement.   
 
Staff’s Response:  The applicant has provided an accurate analysis of this requirement.  
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F.  Public Improvements Required. Before City approval is certified on the final plat, 

all required public improvements shall be installed, inspected, and approved in 
accordance with the City’s Public Works Construction Standards, latest edition. 
Alternatively, the subdivider/partitioner shall provide a performance guarantee, in 
accordance with Section 4.3.800. 

 
Applicant Response:  The Tentative Subdivision Plan details all public improvements that are 
needed to serve all phases of the development.  The submittal includes analyses prepared by 
the project’s Civil Engineer that document the planned facilities are adequate to serve the 
development.  Furthermore, the Tentative Subdivision Plan and the development schedule 
show how public facilities will be extended to serve each phase.  In accordance with this 
section, the developer plans to install infrastructure needed to serve each phase, prior to 
platting or otherwise provide the needed guarantee. 
 
Staff’s Response:  The applicant’s tentative subdivision plans do not show the full details of all 
public improvements.  Construction plans are required to be submitted and approved prior to 
construction of future infrastructure.  However, the applicant has responded sufficiently to satisfy 
this requirement.  
 

 
G.  Underground Utilities. This standard applies only to proposed subdivisions. All 

utility lines including, but not limited to, those required for electric, 
communication, lighting and cable television services and related facilities shall 
be placed underground, except for surface mounted transformers, surface 
mounted connection boxes and meter cabinets which may be placed above 
ground, temporary utility service facilities during construction, and high capacity 
electric lines operating at 50,000 volts or above. The following additional 
standards apply to all new subdivisions, in order to facilitate underground 
placement of utilities: 

 
1.  The developer shall make all necessary arrangements with the serving utility 

to provide the underground services. Care shall be taken to ensure that 
above ground equipment does not obstruct vision clearance areas for 
vehicular traffic (Chapter 3.1); 

 
2.   The City reserves the right to approve the location of all surface mounted 

facilities; 
 

3. All underground utilities, including sanitary sewers and storm drains installed   
in streets by the developer, shall be constructed prior to the surfacing of the 
streets; and 

 
4. Stubs for service connections shall be long enough to avoid disturbing the 

street improvements when service connections are made. 
 

5. Exception to Under-Grounding Requirement. An exception to the 
undergrounding requirement may be granted due to physical constraints, such 
as steep topography, sensitive lands or refusal by utility companies. 
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Applicant Response:  The Tentative Subdivision Plan shows that all utilities will be provided 
underground.  Also included as an exhibit are “Will Serve” letters which document that the 
private utility providers will provide service to the site in accordance with the plan and in 
conformance with this provision.   
 
Staff Response: The applicant has satisfied the requirements of this Section. 

 
H.  Dedication Requirements. 

 
1.  Where a proposed park, playground or other public use shown in a plan 

adopted by the City is located in whole or in part in a subdivision, the City 
shall require the dedication or reservation of this area on the final plat for 
the subdivision. 

 
2.  If determined by the Planning Commission to be in the public interest in 

accordance with adopted Comprehensive Plan policies and the City of 
Sisters Park Plan, and where an adopted plan of the City does not indicate 
proposed public use areas, the City shall require the dedication or 
reservation of areas within the subdivision of a character, extent and 
location suitable for the development of parks and other public uses.  

 
3.  All required dedications or reservations of public use areas shall conform 

to Section 4.3.200.K (Conditions of Approval). 
 

Applicant Response:  A park is planned and shown on the Tentative Subdivision Plan.  The 
park area will be reserved as such on the final plat in accordance with this section.   
 
Staff Response: The applicant has satisfied the requirements of this Section. 

 
I.  Acquisition by Public Agency. If the developer is required to reserve land area for 

a publicly owned park, playground, or other public use, the land shall be acquired 
by the appropriate public agency within 24 months following final plat approval, at 
a price agreed upon prior to approval of the plat, or the reservation shall be 
released to the property owner. 

 
Applicant Response:  The proposal includes a centrally located park, along with a pocket park 
on the eastern boundary, and green space corridors adjacent to Lundgren Mill Drive.  These 
areas are not identified on the Sisters Park Master Plan as planned or needed park areas.  
Furthermore, neither the Development Code nor the Comprehensive Plan require that the park 
be owed by a public agency.   The developer plans to initially develop the park as a private park 
available for public use, but would be open to engaging in discussion about acquisition by a 
Public Agency, should one desire to acquire the park.  Because a reservation for a publically 
owned park is not a requirement of this proposal, this section does not apply and negotiations 
could occur at any time.    
 
Staff Response: The applicant has satisfied the requirements of this Section and Staff is willing 
to discuss this issue with the applicant regarding developing the proposed Park as a public 
facility. 
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J.  System Development Charge Credit. Dedication of land to the City for public use 

areas shall be eligible as a credit toward any required system development 
charge for parks. 

 
Applicant Response:  The applicant understands that this section allows the City to provide a 
SDC credit, should the applicant dedicate land for public use, and such a credit would be 
negotiated though the dedication process.   
 
Staff Responses: The applicant has satisfied the requirements of this Section. 
 

 
K.  Conditions of Development Approval. No development may occur unless 

required public facilities are in place or are guaranteed in conformance with the 
provisions of this Code and the Public Works Construction Standards, latest 
edition.  Improvements required as a condition of development approval, when 
not voluntarily accepted by the applicant, shall be roughly proportional to the 
impact of development. Findings in the development approval shall indicate how 
the required improvements are roughly proportional to the impact. 

 
Applicant Response:  The proposal includes a Master Plan, along with a Tentative Subdivision 
Plan, and a Park Site Plan.  The proposed Tentative Plan includes the installation of public 
facilities necessary to provide capacity for each phase of development, and the applicant plans 
to install the planned infrastructure prior to each final plat; thus the plan, as proposed, ensures 
that all required public facilities will be in place in accordance with the latest edition of the Public 
Works Construction Standards and the standards of this code.  Given the planned 
improvements, it is not expected that the City will need additional public improvements to meet 
any Development Code standards.  However, the applicant understands that should the City 
find the need for additional public improvements, constitutional law, and the standards of this 
section, establish that the City document a nexus to this project, and that any conditioned 
improvements be roughly proportional to the impact of the development.  Also should that be 
the case, constitutional law establishes that the burden falls upon the City to document how 
such improvements are roughly proportional to the project’s impact.   
 
Staff Response: The applicant has provided an accurate analysis of this Section.  The 
applicant has already contributed adequate funds toward mitigating traffic impacts and has also 
contributed funds toward supporting sewer service infrastructure.   
 

 
L.  When subdividing or partitioning tracts into large lots (i.e., greater than two times 

the minimum lot size allowed by the underlying land use district), the lots shall be 
of such size, shape, and orientation as to facilitate future re-division in 
accordance with the requirements of the land use district and this Code. 

 
Applicant Response:  Although the overall development will not retain “large lots”,  the interim 
phasing process will.  The Tentative Subdivision Plan, along with the Phasing Plan, show that 
undivided areas will retain a size, shape, and orientation that will allow for future re-division both 
in accordance with 1) the planned development, or 2) the unlikely event that economic 
conditions limit completion, other re-division plans could occur.      

Page 41 of 114



CITY OF SISTERS 
Planning Commission Staff Report 

 
File Number: MP 15-01 & SUB 15-01 
Hearing Date: April 30, 2015 
  
 
Staff Responses: The applicant has provided an accurate analysis of this Section. 
 

 
M.  Streets shall be extended to the boundary lines of the parcel or tract to be 

developed, when the Hearings Body determines that the extension is necessary 
to give street access to or permit a satisfactory future division of, adjoining land. 
The point where the streets temporarily end shall conform to 1-3, below. 

 
1.  These extended streets or street stubs to adjoining properties are not 

considered to be cul-de-sacs since they are intended to continue as 
through streets when the adjoining property is developed. 

 
2.  A barricade (e.g., fence, bollards, boulders or similar vehicle barrier) shall 

be constructed at the end of the street by the sub-divider and shall not be 
removed until authorized by the City or other applicable agency with 
jurisdiction over the street. The cost of the barricade shall be included in 
the street construction cost. 

 
3.  Temporary turnarounds (e.g., hammerhead or bulb-shaped configuration) 

shall be constructed for stub streets over 150 feet in length and in 
accordance to Oregon Fire Code. 

 
Applicant Response:  The design at build-out connects to the existing street grid and will 
not need temporary treatment, however during the interim phasing, streets will be extended 
to the phase boundary, necessitating temporary treatments. The phasing plan may result in 
the need for temporary termination treatments and the applicant plans to consult with the 
Public Works Department and the Fire Department, to ensure sufficient temporary 
treatments are provided.  Any required temporary treatments can be reviewed and be 
authorized through engineering plan review, prior to final plat approval for the associated 
phase.  
 
Staff Responses: The City Engineer recommends that the applicant extend the Northern 
Street right of way to the western edge of the property.  The USA/US Forest Service owns 
the adjoining parcel to the West and permission to extend the proposed street to intersect 
with N. Pine Street has not yet been secured.  The Planning Commission should consider 
whether or not to require extension of this street and if the requirement is mandatory, the 
City will lead the discussion with the US Forest Service to obtain a public street easement 
across the property.   

 
4.3.300 Infill Development Options  
Some lots in existing neighborhood may have standard widths but may be unusually 
deep compared to other lots in the area.  Infill candidate areas generally consist of 
unused space at the back of a lot that may provide room for one or more lots for infill 
housing. Infill lots may be developed as “flag lots” or “driveway courts” as defined 
herein.  
 

Applicant Response:  The proposal is not an infill development therefore the standards of 
these sections do not apply.   
 

Commented [HP4]: Per our teleconference today, Applicant is 
proposing a public access pedestrian easement into Zone F1, in lieu 
of a road extension. Current public strip easement is not adjacent to 
proposed road extension. 
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Staff Response: The applicant has provided an accurate analysis of the Section. 
4.3.400  Approval Process 
 
A.  Subdivision and Partition Approval through Two-step Process. Applications for 

subdivision or partition approval shall be processed through a two-step process; 
the preliminary plat and the final plat. 

 
1.  The preliminary plat shall be approved before the final plat can be submitted 

for consideration and approval; and 
 

2.   The final plat shall include all conditions of approval of the preliminary plat. 
 
Applicant Response:  The applicant understand the subdivision review and approval process 
(including tentative/preliminary plan review and final platting process), and the applicant 
understands that the current subdivision proposal will be reviewed accordingly.   
 
Staff Response: The applicant has acknowledged the commitment to comply with this Section. 

 
B.  Review of Preliminary Plat. Review of a preliminary plat with 2 or 3 lots (partition) 

shall be processed as a Type II procedure, as governed by Chapter 4.1.400. 
Preliminary plats with more than 3 lots (subdivision) shall be processed as a Type 
III procedure under 4.1.500. All preliminary plats shall be reviewed using approval 
criteria contained in Section 4.3.600. 

 
Applicant Response:  The proposal includes a Tentative Subdivision Plan for 78 total lots over 
5 Phases, within a Master Planned Development.  The applicant understand that the proposal is 
a subdivision and will be reviewed via the Type III procedure under 4.1.500 and in conformance 
with the approval criteria of 4.3.600. 
 
Staff Response: The applicant has acknowledged the commitment to comply with this Section. 
 
C.  Review of Final Plat. Review of a final plat for a subdivision or partition shall be 

processed as a Type I procedure under Chapter 4.1.300, using the approval 
criteria in Section 4.3.700. 

 
Applicant Response:  Subsequent to preliminary Plat review, the applicant understands that 
final plats will be process as a Type I application, in accordance with the approval criteria of 
4.3.700.    
 
Staff Response: The applicant has acknowledged the commitment to comply with this Section. 
 
D.  Preliminary Plat Approval Period – Single Phased Development. Preliminary plat 

approval shall be effective for a period of two (2) years from the date of approval 
(the date it is mailed by the City) for single-phased land divisions. The preliminary 
plat shall lapse if a final plat has not been submitted within a 2-year period. 

 
Applicant Response:  The proposal includes a multi-phased development, therefore this 
section does not apply.   
 
Staff Response: The applicant has provided an accurate analysis of this Section. 
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E.  Preliminary Plat Approval Period – Multi Phased Development. 

1.  The City may approve a time schedule for developing a subdivision in 
phases, but in no case shall the actual construction time period (i.e., for 
required public improvements, utilities, streets) for any partition or 
subdivision phase be greater than two years for the first phase, and up to 
two additional years for all subsequent phases from the original approval 
date without reapplying for a preliminary plat. In no case however shall 
approval durations exceed six years from the original approval date 
(including extensions) for any phase of a multiple phase development. 

 
Applicant Response:  The proposal includes a 5 Phase development that is proposed to be 
built out over five years.  The proposed development schedule and phasing plan conforms to 
the standards of this this section.   
 
Staff Response: The applicant has provided an accurate analysis of this Section. 

 
2.  The criteria for approving a phased land division proposal are: 

a.  Public facilities shall be constructed in conjunction with or prior to 
each phase; 

b.  The development and occupancy of any phase dependent on the 
use of temporary public facilities shall require City Council approval. 
Temporary facilities shall be approved only upon City receipt of 
bonding or other assurances to cover the cost of required 
permanent public improvements, in accordance with Section 
4.3.800. A temporary public facility is any facility not constructed to 
the applicable City or district standard; 

c.  The phased development shall not result in requiring the City or a 
third party (e.g., owners of lots) to construct public facilities that 
were required as part of the approved development proposal;  

d.  The application for phased development approval shall be reviewed 
concurrently with the preliminary plat application and the decision 
may be appealed in the same manner as the preliminary plat. 

 
Applicant Response:  The Tentative Subdivision Plan submittal includes both comprehensive 
engineered plans and a phasing plan.  As detailed in the referenced submittal materials, all 
public facilities needed to serve each phase are planned to be constructed prior to or in 
conjunction with the phase and no temporary public facilities are proposed.  The developer 
plans to construct all public facilities, thus the City or a third party is not being relied upon to 
construct facilities to serve the subdivision.  Furthermore, the proposal includes a phasing plan 
that has been submitted with this application, thus can be reviewed concurrently.   Based upon 
the submitted material the proposal complies with each of these phased land division approval 
criteria.   
 
Staff Response: The applicant has provided an accurate analysis of this Section. 
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F.  Extensions… 
G. Additional Approval Time Extension… 
H. Modifications…  
 
Applicant Response:  The applicant does not expect that an extension or modification will be 
needed, however should an extension or modification be needed, the applicant understands 
that it would be processed in accordance with the procedures in place at time of the request. 
 
  Staff Response: The applicant has acknowledged the requirements of this Section. 
 

 
4.3.500 Preliminary Plat Submittal Requirements 
 
A.  General Submittal Requirements. The following information shall be submitted: 

 
B.  Preliminary Plat Information. In addition to the general information described in 

Subsection A above, the preliminary plat application shall consist of drawings 
and supplementary written material (i.e., on forms and/or in a written narrative) 
adequate to provide the following information: 

 
1.  General Information: 

 
a.  Name of subdivision (not required for partitions). This name must 

not duplicate the name of another subdivision in the county in which 
it is located (please check with County Surveyor); 

 
b.  Date, north arrow, and scale of drawing; 

 
c.  Location of the development sufficient to define its location in the 

city, boundaries, and a legal description of the site; 
 

d.  Names, addresses and telephone numbers of the owners, designer, 
and engineer or surveyor if any, and the date of the survey; and 

 
e.  Identification of the drawing as a “preliminary plat”. 

 
2.  Site analysis: 

 
a. Streets: Location, name, present width of all streets, alleys and right-of 

way on and abutting the site; 
 

b. Easements: Width, location and purpose of all existing public and 
private easements of record on and abutting the site;  

 
c. Utilities: Location and identity of all utilities on and abutting the site. If 
water mains and sewers are not on or abutting the site, indicate the 
direction and distance to the nearest one and show how utilities will be 
brought to standards; 
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d. Ground elevations shown by contour lines at 5-foot vertical intervals for 
ground slopes exceeding 10 percent and at 2-foot intervals for ground 
slopes of less than 10 percent. Such ground elevations shall be related to 
some established benchmark or other datum approved by the County 
Surveyor. This requirement may be waived for partitions when grades, on 
average, are less than 6 percent; 

 
e. The location and elevation of the closest benchmark(s) within or 
adjacent to the site (i.e., for surveying purposes); 

 
f.  Potential natural hazard areas, including any flood plains, areas subject 

to high water table, landslide areas, and areas having a high erosion 
potential; 

 
g.  Sensitive lands, including wetland areas, streams, wildlife habitat, and 

other areas identified by the City or natural resource regulatory 
agencies as requiring protection; 

 
h.   Site features, including existing structures, pavement, large rock 

outcroppings, areas having unique views, and drainage ways, canals 
and ditches; 

 
i.    Designated historic and cultural resources on the site and adjacent 
      parcels or lots; 
 
j.  The location, size and species of trees having a caliper (diameter) of 
eight inches or greater measured at four feet above grade in conformance 
with Chapter 3.2, and, any tree with a historic designation regardless of 
size; 

 
k.  North arrow, scale, name and address of owner; 

 
l.  Name and address of project designer, if applicable; and 

 
Applicant Response:  The proposal includes a Tentative Subdivision Plan consisting of both 
the Existing Conditions and Site Analysis plan.  The Tentative Subdivision Plan contains all of 
the items identified in the Submittal Requirements section above.  
 
Staff Response: The applicant has complied with this requirement. 
 

m.  Other information, as deemed appropriate by the Community 
Development Director or designee. The City may require studies or 
exhibits prepared by qualified professionals to address specific site 
features and code requirements. 

 
Applicant Response:  The Community Development Director has not indicated that any other 
studies or exhibits be provided.   
 
Staff Response: Staff does not require any additional studies or exhibits beyond what is 
minimally required. 
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n. A Traffic Impact Statement or Study may be required at the discretion of 
the Community Development Director or designee for any development that 
will generate less than 200 vehicle trips per day. A Traffic Impact Study shall 
be required for any development that generates more than 
200 vehicle trips per day. 

 
Applicant Response:  Prior to this property being annexed in the City of Sisters in 2001, David 
Evans and Associates completed a January 2000 Update to the Transportation Impact Study. A 
Development Agreement 2001-21130 between Deschutes County, City of Sisters, and Barclay 
Meadows Business Park LLC was signed on April 20, 2001. In this Agreement, the Applicant’s 
property (known as the School District Property) in the Agreement, was allocated 210 PM Peak 
Hour trips to be used for future development, in exchange for substantial monetary payments by 
the Barclay ownership group. The 2001 Development Agreement remains in force, and provides 
the Applicant with a prepaid entitlement for a maximum amount of traffic generation on 
proposed development activity. Since 2001, two zone change applications have been approved 
by the City, both affecting the projected impacts of proposed development activity. In each case, 
the applicant submitted traffic analysis letters provided by Group Mackenzie of Portland, 
indicating the impact of development activity, and comparing it with the original allocation 
provided in the 2001 Development Agreement. Applicant has supplied a traffic analysis letter 
from Scott Ferguson, PE with this application, and is included as an Exhibit to the application. 
The proposed Masterplan and Subdivision project reduced traffic impacts compared with the 
original industrial usages envisioned at the time the property was annexed into the City. Since 
the applicant is proposing a development with fewer traffic impacts than the current agreement 
provides, the applicant is not required to provide a new Traffic Impact Study. 
 
Staff Response: The applicant has provided an accurate analysis of the requirements in this 
Section.  The City Engineer has determined that the subject traffic study and associated 
Development Agreement is sufficient and in still in effect for the purposes of evaluating this 
development proposal. 
 

 
3. Proposed improvements: 
 

a.  Public and private streets, tracts, driveways, open space and park land; 
location, names, right-of-way dimensions, approximate radius of street 
curves; and approximate finished street center line grades. All streets 
and tracts which are being held for private use and all reservations and 
restrictions relating to such private tracts shall be identified; 

 
b.  Easements: location, width and purpose of all easements; 

 
c.  Lots and private tracts (e.g., private open space, common area, or street); 

approximate dimensions, area calculation (e.g., in square feet), and 
identification numbers for all lots and tracts; 

 
d.  Proposed uses of the property, including all areas proposed to be 

dedicated to the public or reserved as open space for the purpose of 
surface water management, recreation, or other use; potential location of 
future buildings; 
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e.  Proposed improvements, as required by Chapter 3 (Design Standards), 
and timing of improvements (e.g., in the case of streets, sidewalks, street 
trees, utilities, etc.); 

 
f.  Preliminary location of development showing that future buildings can 

meet dimensional standards of base zone; 
 

g.  The proposed source and preliminary plans for of domestic water; 
 

h.  The proposed method and preliminary plans of sewage disposal and 
method and preliminary plans of surface water drainage and treatment, if 
required; 

 
a.  The approximate location and identity of utilities, including the locations of 

street lighting fixtures; 
 

i.  Proposed railroad crossing or modifications to an existing crossing, if any, 
and evidence of contact with Oregon Department of Transportation 
related to proposed railroad crossing(s); 

 
j.  Changes to navigable streams, or other water courses. Provision or 

closure of public access to these areas shall be shown on the preliminary 
plat, as applicable; 

 
k.  Identification of the base flood elevation for development of more than 3 

lots may be required at the discretion of the Community Development 
Director or designee. If required, written evidence of initiation of a 
Federal Emergency Management Agency (FEMA) flood plain map 
amendment shall be required when development is proposed to modify a 
designated 100-year flood plain. FEMA approval of the amendment may 
be a condition of city land use approval;  

 
Applicant Response:  The proposal includes a Tentative Subdivision Plan consisting of both 
the Existing Conditions and Site Analysis plan.  The Tentative Plan contains all of the items 
identified in the Proposed Improvements section above.  
 
Staff Responses: As previously discussed, the City Engineer recommends that the applicant 
extend the Northern Street right of way to the western edge of the property.  The USA/US 
Forest Service owns the adjoining parcel to the West and permission to extend the proposed 
street to intersect with N. Pine Street has not yet been secured.  The Planning Commission 
should specify whether this is a requirement as a condition of approval.  Details are in the Draft 
Condition of Approval. 
 

 
l.  Evidence of written notice to the Oregon Department of Transportation 

(ODOT) for any development requiring access to a highway under the 
State’s jurisdiction; and 
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Applicant Response:  The proposed Tentative Subdivision Plan takes access off of Lundgren 
Mill Drive and Heising Drive, neither of which are a ODOT facility, therefore additional written 
notice from ODOT is not required.   
 
Staff Response: The applicant has provided an accurate response to this Section. 
 

m.  Evidence of written notice to the applicable natural resource regulatory 
agency(ies) for any development within or adjacent to jurisdictional 
wetlands and other sensitive lands. 

 
Applicant Response:  The property is neither within or near a wetland or other sensitive land, 
therefore additional written notice from other agencies are not required.   
 
Staff Response: The applicant has provided an accurate response to this Section. 
 

n.  Phase development plan shall include the following; 
1.  Overall tentative plan, including phase or unit sequence, and the 

schedule of initiation of improvements and projected completion 
date. 

 
2.  Overall facility development phasing plan, including transportation 

and utility facility plans that specify the traffic pattern plan for motor 
vehicles, bicycles and pedestrian, water systems plans, sewer 
system plans and utility plans. 

 
3.  Development and phasing plans for any common elements or 

facilities. 
 

Applicant Response:  The proposal includes a Tentative Subdivision Plan, along with a 
phasing plan that documents how all needed public facilities will be provided for logically, 
sequentially, and in a manner that conforms to this section, along with Development Code 
standards and Public Works Standards and Specifications.   

 
Staff Response:  The City Engineer is recommending that the applicant extend the Northern 
Street to the edge of the property line as previously discussed.  Notwithstanding the results of 
the Planning Commission decision to require this extension or not, the applicant has provided 
an accurate response to this Section. 
 
 
 
4.3.600  Approval Criteria for Preliminary Plat 
 
A.  General Approval Criteria. The City may approve, approve with conditions or 

deny a preliminary plat based on the following approval criteria: 
 

1.  All relevant provisions of the Comprehensive Plan are met. 
 
Applicant Response:  Generally, as it relates to development, the relevant provisions of the 
Comprehensive Plan are implemented through the Development Code.  As detailed throughout 
this Burden of Proof narrative, the proposal complies with all applicable sections of the 
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Development Code, thus complies with the relevant provisions of the Comprehensive Plan.  
Furthermore, a detailed review of all potentially relevant components of the General Plan was 
included in Section III.A above.  As noted therein the proposal, including the Master Plan, the 
Tentative Subdivision Plan, and the Park Site Plan are consistent with the relevant provisions of 
the Comprehensive Plan.     
 
Staff Response: Notwithstanding the previously mentioned issue regarding extension of the 
Northern Street, the applicant has provided an accurate response to this Section. 
 

 
2.  The proposed preliminary plat complies with all of the applicable 

Development Code sections and other applicable ordinances and regulations.  
At a minimum, the provisions of this Chapter, and the applicable sections of 
Chapter 2 (Land Use Districts) and Chapter 3 (Design Standards) shall apply; 

 
Applicant Response:  A comprehensive review of the development standards of Chapters 2 
and 3 is included in Section IV – Conformance with Development Standards below.  As detailed 
therein, the proposal complies with all applicable sections of Chapter 2 and 3, and therefore 
complies with this Subdivision approval criterion.  
  
 

3.  The proposed plat name is not already recorded for another subdivision, and 
satisfies the provisions of ORS Chapter 92; 

 
Applicant Response:  The applicant has coordinated with the County Surveyor and confirmed 
that the proposed subdivision name to be provided by April 1, has not been recorded for another 
subdivision in Deschutes County, therefore the proposal conforms to this subdivision approval 
criterion.  
 
Staff’s Response: The applicant has provided staff with the subdivision name: “Clearpine”.  
Although the SDC does not have a requirement for the applicant to obtain approval from the 
City of Sisters for a subdivision name, the applicant should request Planning Commission 
feedback regarding the name. 

 
4.  The proposed streets, roads, sidewalks, bicycle lanes, pathways, utilities, 

and surface water management facilities are laid out so as to conform or 
transition to the plats of subdivisions and maps of major partitions already 
approved for adjoining property as to width, general direction and in all 
other respects. All proposed public improvements and dedications are 
identified on the preliminary plat; and 

 
Applicant Response:  All of the surrounding properties are improved and/or subdivided.  
Lundgren Mill Drive is a principal street that provides access to the property.  Additionally, 
Heising Drive provides access in the northeast corner of the property.  The planned roads, 
sidewalks, pathways, utility connections, and surface water drainage elements are planned 
within right of way and have been designed to Public Works Standards.     As detailed on the 
Tentative Subdivision Plan facilities are laid out to form a interconnected network of the facilities 
in conformance with this Subdivision Approval Criterion.   
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Staff Response:  The City Engineer is recommending that the applicant extend the Northern 
Street to the edge of the property line as previously discussed.  Notwithstanding the results of 
the Planning Commission decision to require this extension or not, the applicant has provided 
an accurate response to this Section. 
 
 

5.  All proposed private common areas and improvements (e.g., homeowner 
association property) are identified on the preliminary plat. 

 
Applicant Response:  All lots, parks, common areas tracts and easements are detailed on the 
Tentative Plan in conformance with this Subdivision Approval Criterion.   
 
Staff’s Response: General conformance to the quantity and arrangement of open space 
illustrated on the subdivision plat is required to conform to the Master Plan.  However, it is 
appropriate to allow some future shifting of alignment in open space areas in response to final 
engineered plans being prepared. The applicant has satisfied the requirements of this Section.   

 
B.  Housing Density. The subdivision meets the City’s housing density standards of 

Chapter 2. 
 
Applicant Response:  The property is 20.02 gross acres in size, consisting of 2.39 acres of 
MFR and 17.63 acres of R.  Pursuant to the City’s housing density standards of Chapter 2, the 
land should achieve densities in accordance with the following ranges: 

MFR (2.39 acres) =  21.51 – 47.8 
R (17.63 acres) =  52.89 – 141.04 
 
As detailed on the Master Plan and the Tentative Plan, the proposal includes 77 R zoned lots 
that are planned for detached single family homes and one MFR zoned area that could 
accommodate 22-25 units, based upon the housing type (attached single family homes, 
duplexes, triplexes or multifamily dwellings).  The proposed densities are consistent with those 
prescribed in the Comprehensive Plan and the Development Code, thus conform to this 
subdivision approval criterion.   
 
Staff Response:  The density standards for the Residential (R) District per 2.2.300.F 
Residential Density Standards state:  The Density range for the Residential District shall be 3 
units per gross acre minimum and 8 units per acre gross acre maximum.  The applicant is 
proposing 77 units, which meets the requirements of the R District Section.  The applicant has 
proposed a lot in the Multifamily (MFR) District that is adequately sized to provide 22 units either 
through a multifamily unit or via future land divisions, meeting the density standard of 9 units per 
acre gross minimum and 20 units per acre gross maximum.  The applicant has accurately 
provided what density is possible when a future site plan is submitted.   
 
C.  Conditions of Approval. The City may attach such conditions as are necessary 

to carry out provisions of this Code, and other applicable ordinances and 
regulations, and may require reserve strips be granted to the City for the purpose 
of controlling access to adjoining undeveloped properties. 

 
Applicant Response:  The proposal include a Master Plan, along with a Tentative Subdivision 
Plan, and a Park Site Plan. Given the planned improvements, it is not expected that the City will 
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need additional public improvements to meet or carry out any Development Code standards.  
Furthermore, given the layout and design, it is not anticipated that reserve strips will be needed 
to control access to adjoining properties.  However, the applicant understands that should the 
City find the need for reserve strip takings, constitutional law establishes that the City document 
a nexus to this project, and that any conditioned taking be roughly proportional to the impact of 
the development.  Also, should that be the case, constitutional law establishes that the burden 
falls upon the City to document how such a taking is roughly proportional to the project’s impact.   
 
Staff Response:  The City Engineer is recommending that the applicant extend the Northern 
Street to the edge of the property line as previously discussed.  Notwithstanding the results of 
the Planning Commission decision to require this extension or not, the applicant has provided 
an accurate response to this Section.  This recommendation is reasonable, consistent with past 
practices and is within the authority of staff to submit.  However, since the extension of the 
Northern Street to intersect with Pine Street crosses US Forest Service land, the City accepts 
responsibility to lead discussions with the Forest Service and the applicant to see if this is 
feasible.  A reasonable condition of approval regarding this issue would be to require the 
applicant to place a right of way reservation to enable the street extension and require 
construction of that extension during Phase 4, if the Forest Service has given approval to 
construct the road extension prior to the commencement of Phase 4.  If the Forest Service 
denies this request, the right of way reservation should be allowed to expire and be removed 
from the plat.  
 
 
4.3.700  Final Plat Submission Requirements and Approval Criteria… 
 
Applicant Response:  The applicant understands that, after the preliminary plat is approved 
and the requisite conditions are addressed, a Final Plat may be submitted, reviewed, and 
approved via a Type I review and in accordance with the standards and criteria of this section.    
 
4.3.800 Performance Guarantees 

 
Applicant Response:  The applicant understands that a performance guarantee may be 
allowed in-lieu of infrastructure improvements.  Should a performance guarantee be pursued for 
any improvement associated with any phase, the provisions of this section will be followed.   
 
Staff Response: The applicant has provided an accurate analysis of this Section. 

 
4.3.900 Filing and Recording… 

 
Applicant Response:  These provisions apply to the filing and recording of a Final Plat, thus 
this section is not applicable at this time.   
 
Staff Response: The applicant has provided an accurate analysis of this Section. 
 
4.3.1000 Replatting and Vacation of Plats 

 
A.  Replatting and Vacations. Any plat or portion thereof may be replatted or 

vacated upon receiving an application signed by all of the owners as appearing 
on the deed. 

 

Commented [HP5]: The applicant does not desire to extend this 
street during any phase of development, as four separate publicly 
owned street entry points have already been planned for this 
development. 
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Applicant Response:  The proposal involves the replatting of Lots 9-19 along with Tract A of 
the Three Sisters Business Park, Phase I subdivision.  The provisions of this section explain 
that a replat is permitted after receiving an application signed by all owners as appearing on the 
deed.  The applicant owns all of the properties and has signed the application, thus pursuant to 
the standards of this section, the property may be replatted.   
 

B.  Procedure. All applications for a replat or vacation shall be processed in 
accordance with the procedures and standards for a subdivision or partition (i.e., 
the same process used to create the plat shall be used to replat or vacate the 
plat). The same appeal rights provided through the subdivision and partition 
process shall be afforded to the plat vacation process. (See Chapter 4.1 – Types 
of Applications and Review Procedures).  

 
Applicant Response:  The proposal has been submitted and is being reviewed in accordance 
with the procedures and standards of a subdivision and the applicant understands the appeal 
rights associated with this process.   
  

C.  Basis for denial. A replat or vacation application may be denied if it abridges or 
destroys any public right in any of its public uses, improvements, streets or 
alleys; or if it fails to meet any applicable criteria. 

 
Applicant Response:  The proposal does not abridge or destroy any right of way or public use, 
improvement, street or alley.  Additionally, as detailed throughout this burden of proof narrative 
the proposal complies with all criteria and standards that apply to the proposal; therefore there 
is not a basis to deny the replat, based upon this provision.   
 

D.  Recording of vacations. All approved plat vacations shall be recorded in 
accordance with 4.3.900 and the following procedures: 

 
Applicant Response:  The applicant plans to file and record the final plat in accordance with 
the provisions of Section 4.3.900.   

 
1.  Once recorded, a replat or vacation shall operate to eliminate the force and 

effect of the plat prior to vacation; and 
 

Applicant Response: The applicant understands the functionality of recording the 
subdivision/replat.   

 
2.  Vacation shall also divest all public rights in the streets, alleys and public 

grounds, and all dedications laid out or described on the plat. 
 

Applicant Response:  There are no existing public rights of way, streets, alleys or public 
grounds that need to be vacated on the area to be subdivided, therefore this section does not 
apply. 

 
E.  After sale of lots. When lots have been sold, the plat may be vacated only in the 

manner herein, and provided that all of the owners of lots within the platted area 
consent in writing to the plat vacation. 
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Applicant Response:   Lots of the Three Sisters Business Park Phase I have not been sold, 
furthermore the applicant to this submittal owns all of the existing lots and has signed the 
application form, therefore the submittal conforms to this provision to the extent that it is 
applicable.   

 
F.  Vacation of streets. All street vacations shall comply with the procedures and 

standards set forth in ORS Chapter 271. 
 
G.  Vacation of easements or rights-of-ways. The City may require accessways, 

paths or trails as a condition of the vacation of any public easement or right-
ofway, 

in order to establish or maintain a safe, convenient, and direct pedestrian 
and bicycle circulation system. 

 
Applicant Response:  There are no existing public rights of way, easements, streets, alleys or 
public grounds that need to be vacated on the area to be subdivided, therefore this section does 
not apply. 
 
Staff Response: The applicant has provided an accurate analysis of Section 4.3.1000 Sections 
A-G. 

 
4.3.1100  Lot Line Adjustments…. 

 
Applicant Response:  The proposal does not include a Lot Line Adjustment, therefore this 
section does not apply.    
 
 Staff Response: The applicant has provided an accurate analysis of this Section. 
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III.C. Chapter 4.2 - Site Plan Review 
Site Plan review applies only to the proposed centrally located park improvements.   
 
4.2.100  Purpose 
 
The purpose of Site Plan Review is to ensure that structures, parking areas, walks, refuse 
containers, landscaping and street improvements are properly related to their sites and 
to surrounding sites and structures; to protect natural features; and to encourage 
originality in site design and development in a manner which will enhance the physical 
appearance and attractiveness of the community. 
 
Applicant Response:  This item is a purpose statement and it does not contain any 
measurable development standards or approval criteria.   
 
Staff Response: The applicant has provided an accurate analysis of this Section. 
 
4.2.200  Applicability 
A.  Any new development, structure, building, or substantial alteration of an existing 

structure or use shall require Site Plan Review in accordance with Chapter 4.1 and  
 
Applicant Response:  The Park will establish a new use and include development as that term 
is defined in the code, therefore Site Plan Review for the park, in accordance with this section, 
applies.   
 

For the purposes of this Chapter, the term "substantial alteration" shall mean any 
development activity as defined by this Code that generally requires a building 
permit and may exhibit one or more of the following characteristics:… 

 
Applicant Response:  The proposed park is a new use with a new structure and landscaping, it 
is not substantial alteration, therefore this section is not relevant.    
 
Staff Response: The applicant has provided an accurate analysis of this Section. 
 
 
B.  Exemptions from site plan review are as follows: 
 

1.  Exterior elevation alterations that do not increase the square footage of the 
existing structures’ interior. 

2.  Interior work which does not alter the exterior of the structure or affect 
parking standards by increasing floor area. 

3.  Regular building maintenance including the repair or maintenance of 
structural members (e.g., roof, siding, paint, awnings, etc.), parking 
resurfacing. 

4.  All residential development, except multi-family and group residential. 
5.  Manufactured homes on individual lots; 
6.  Child Care Home; 
7.  Home occupation; or 
8.  Residential accessory structures and accessory dwelling units. 
9.  Other Accessory structures 200 square feet or less 
10.  Landscaping, fences and similar developments/structures 
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Applicant Response:  The proposed improvements do not include any of the exempted items, 
therefore Site Plan review for the park applies. 
 
Staff Response: The applicant has provided an accurate analysis of this Section. 
 
 
4.2.300  Application Procedure 
 
A.  Application Review. Site Plan Review shall be conducted as a Type II procedure 

using the procedures in Chapter 4.1, and using the approval criteria contained in 
Section 4.2.500. 

 
B.  The Community Development Director shall have discretion to forward any site 

plan submitted for administrative approval to the Planning Commission for 
review. 

 
Applicant Response:  This Site Plan proposal is being submitted as part of a Master Planned 
Development application, thus is being review via a Type III review procedure before the 
Planning Commission, as established in Chapter 4.5 and as permitted under these sections.   
 
Staff Response: The applicant has provided an accurate analysis of this Section. 
 
4.2.400 Submittal Requirements 
 
In addition to the submission requirements required in Chapter 4.1, the Community 
Development Director or designee shall require all of the following existing and proposed 
information as deemed applicable for Site Plan Review; 
 
A.  The scale, north arrow, date of preparation, name and address of project designer, 

street address and tax lot number; 
B.  Lot or site dimensions. 
C.  All existing and proposed buildings and structures: location, square footage and 

height. 
D.  Elevations, floor plans with dimensions, building materials, color, and details of 

all mechanical equipment screening. 
E.  Setbacks and space between buildings. 
F.  Walls and fences: location, height and materials. 
G.  Off-street vehicular and bicycle parking and off-street loading: location, number of 

spaces and dimensions of vehicular and bicycle parking and loading areas, 
internal circulation pattern. 

H.  Access - pedestrian, bicycle, vehicular, service: points of ingress and egress, 
internal circulation. Pedestrian and bicycle circulation areas, including sidewalks, 
internal pathways, pathway connections to adjacent properties, and any bicycle 
lanes or trails; 

I.  Signs: location, size, height and type of illumination. 
J.  Lighting in compliance with the Dark Skies Ordinance: location and general 

nature. 
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K.  Name all adjacent streets, roads or alleys, showing right-of-way and dedication 

widths, reservation width, easements, utilities and all types of improvements 
existing or proposed. 

L.  Landscaping: location, type, and method of irrigation 
M.  Outdoor recreation spaces, common areas, plazas, outdoor seating, street 

furniture, and similar improvements, as applicable 
N.  Refuse enclosures: location, type and material. 
O.  Location of mail boxes, if known  
P.  Location and descriptions of any major topographic, natural or man-made 

features on the site such as rock outcrops, water features, existing vegetation, 
trees, graded areas, etc. 

Q.  Preliminary grading plan. A preliminary grading plan prepared by a registered 
engineer shall be required for developments which would result in the grading 
(cut or fill) of 1,000 cubic yards or greater. The preliminary grading plan shall 
show the location and extent to which grading will take place, indicating general 
changes to contour lines, slope ratios, slope stabilization proposals, and location 
and height of retaining walls, if proposed.  Surface water detention and treatment 
plans may also be required. 

R.  Topographic contour lines at intervals determined by the City 
S.  Such other data pertaining to site development as may be required by the 

Community Development Department to make the required findings. 
T.  Emergency vehicle turning movements and wheel tracking. 
 
Applicant Response:  The Park Site plan will include basic amenities that could be constructed 
as the phased build out of the subdivision occurs. Examples of the types of amenities have 
been included with the park concept plan. 
 
Staff Response:  As mentioned previously, the City is willing to enter into discussions with the 
applicant regarding dedicating the proposed park as a public facility.  The applicant has 
proposed to develop the park with Phase III of the development, and dedicate the Park to the 
City prior to the recording of Phase 4 lots.  Staff does not support the provisions of portable 
toilets as a permanent sanitation solution regardless of the final status of ownership and 
maintenance.  The Planning Commission should enable the submitted site plan to suffice for an 
interim solution until the status of the Park’s ownership and maintenance is finally determined.  
Notwithstanding the issue mentioned above, the applicant has generally met the requirements 
of this Section. 
 
 
4.2.500  Approval Criteria 
 
Prior to issuance of building permits, the Community Development Director or designee 
shall approve, approve with conditions or disapprove the proposed site plan. In 
approving the plan, the Community Development Director or designee shall find that all 
provisions of the Development Code are met. The following criteria shall be considered: 
 
A.  Conformance with applicable Design Standards in Chapter 3. 
 
Applicant Response:  A complete review of the Design Standards of both Chapter 2 and 
Chapter 3 are included in Section IV – Conformance with Applicable Development Standards 
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below.  As detailed in that section the proposed park complies with all applicable standards of 
the referenced chapters, thus the proposed Park complies with this Site Plan approval criterion. 
 
B.  Adequacy of public and private facilities. 
 
Applicant Response:  The applicant will extend and install all necessary public facilities to the 
park, in association with subdivision construction.  The construction plans will detail how 
services will be extended on the site, and given the expected impacts, needed infrastructure is 
being extended to the site in conformance with the Tentative Subdivision Plan submittal.   
 
Staff’s Response: Staff does not support the provision of portable toilets as a sanitation 
solution.  Permanent water and sanitation facilities will be provided and appropriately planned 
once the determination has been made whether or not the facility will be a public park. 
 
 
C.  Traffic safety, internal circulation and parking, including pedestrian and bicycle 
safety; 
 
Applicant Response:  The park will have walkways, however it will not have any vehicular 
access or parking requirements.  Therefore on-site pedestrian and bicycle facilities will remain 
safe from vehicular traffic.  Furthermore, the on-site bicycle and pedestrian systems connect to 
public rights of way that are being designed to Public Works Standards, which sufficiently 
address traffic safety.  The on-site systems, along with the public right of way interface 
adequately provide safety in accordance with this approval criterion.   
 
Staff Response: The site plan meets the requirements of this Section. However, should the 
proposed Park be dedicated to the City, parking facilities may be constructed in coordination 
with the development. 
 
D.  Provision for adequate noise and/or visual buffering from non-compatible uses. 
 
Applicant Response:  Parks are a use that are permitted outright with both the R and MFR 
zones, thus the use is established as compatible with the surrounding zones.  The park is 
separated from the surrounding R zoned properties by streets and right of way.  Additionally, the 
park will be buffered from the MFR zoned properties through thoughtful landscape features. 
Based on the compatibility of the uses and the proposed park design, sufficient noise and visual 
buffering have been proposed.     
 
Staff Response: The site plan meets the requirements of this Section. 
 
E.  Conformance with applicable public works, building and fire code standards. 
 
Applicant Response:  The park has been designed in conformance with Building, Fire, and 
Public Work standards.  Prior to construction of any improvements on the park site, the 
applicant will submit for the required building permits, which will further ensure concordance 
with these standards.   
 
Staff Response: During final design, the applicant will be required to follow these requirements. 
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F.  Conformance with development requirements of the underlying zone. 
 
Applicant Response:  A comprehensive review of both the R and MFR zones (underlying 
zones) are included in Section IV – Conformance to Applicable Development Standards below.  
As documented therein, the proposal complies with all applicable requirements of those 
sections, therefore the proposed park complies with this Site Plan Approval Criterion.     
 
4.2.600  Modifications… 
 
Applicant Response:  The proposal does not include a modification, therefore this section 
does not apply.   
 
 
4.2.700  Approval Period, Expiration and Extension… 
 
Applicant Response:  The applicant understands the approval period, expiration and extension 
procedures of this section.  The applicant anticipates timely construction after approval.  If 
extensions are needed, such an extension request would follow the applicable extensions 
procedures.    
 
4.2.800  Bonding and Assurances 
 
A.  Performance Bonds for Public Improvements. On all projects where public 

improvements are required, the City shall require a bond in an amount not greater 
than 120% or other adequate assurances as a condition of site development 
approval in order to guarantee the public improvements;… 

 
B.  Release of Performance Bonds. The bond or assurance shall be released when 

the Community Development Director, Public Works Director or designee finds 
the completed project conforms to the site development approval, including all 
conditions of approval. 

 
Applicant Response:  All public improvements are being addressed as part of the Master Plan 
and/or Tentative Subdivision Plan.  There will not be any public improvements (City water, 
sewer or transportation system) as part if the Park Site Plan, therefore these standards do not 
apply to the Site Plan review.   
 
Staff Response: If the proposed Park is ultimately dedicated to the City, there is a strong 
likelihood that water and sewer service will be extended to the site.  It is appropriate to enable 
the current site plan, with the exception of the proposed portable toilet, to provide an interim 
plan until the final status of ownership and maintenance is determined.  
 
 
C.  Completion of Landscape Installation. Landscaping shall be installed prior to 

issuance of occupancy permits, unless security equal to the cost of the 
landscaping as determined by the Community Development Director, designee or 
a qualified landscape architect is filed with the City Recorder assuring such 
installation within six months after occupancy. If the installation of the 
landscaping is not completed within the six-month period, the security may be 
used by the City to complete the installation. 
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Applicant Response:  Applicant anticipates installing landscaping prior to usage of the park.  In 
the event weather or other elements limit the ability to install the planned landscaping, the 
applicant understands that a security arrangement equal to the cost of landscaping may be 
required.   
 
Staff’s Response: It is appropriate to enable the current site plan, with the exception of the 
proposed portable toilet, to provide an interim plan until the final status of ownership and 
maintenance is determined. 
 
D.  Business License Filing. The applicant shall ensure that all business occupants of 

the completed project, whether permanent or temporary, shall apply for and 
receive a City business license prior to initiating business. 

 
Applicant Response:  The park will not have any business operating on the property, therefore 
this Site Plan Approval Criterion is not applicable.   
 
 
IV. Conclusionary Findings – Conformance to Applicable Development Standards 
*Note – The narrative addressed the applicable Development Code development standards in 
the following manner: 

A. Chapter 2.2 Residential District (R) 
B. Chapter 2.3 Multi-Family Residential District (MFR) 
C. Chapter 2.11 Airport Overlay District 
D. Chapter 2.15 Special Provisions 
E. Chapter 3.1 Access and Circulation 
F. Chapter 3.2 Landscaping 
G. Chapter 3.3 Vehicle and Bicycle Parking 
H. Chapter 3.4 Signs 

 
Staff Response: As shown on the Tentative Plat, the Park is scheduled to be constructed in 
Phase 3. The applicant agrees to dedicate the Park to the City prior to the recording of Phase 4 
lots.  If the City ultimately accepts this dedication, agreements will be made between the City 
and developer to determine which party is responsible for certain improvements.  Staff 
recommends that the current site plan submitted is approved, except the provision of portable 
toilets, with the condition that it is in an interim status until the final decision is made on its 
ownership.  Final recommendations will be written at the end of this report. 
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IV.A Chapter 2.2 – Residential District (R) 
2.2.100  Purpose 
 
The Residential District is intended to promote the livability, stability and improvement of 
neighborhoods in the City of Sisters. This chapter provides standards for the orderly 
development and improvement of neighborhoods based on the following principles: 
 

•  Make efficient use of land and public services, accommodate a range of 
housing types consistent with the Comprehensive Plan, and provide 
minimum and maximum density standards for land divisions. 

•  Provide for compatible building and site design at an appropriate 
neighborhood scale which includes public security and fire protection. 

•  Reduce reliance on the automobile for neighborhood travel and provide 
options for walking and bicycling. Provide direct and convenient access to 
schools, parks and neighborhood services. 

•  Maintain and enhance the City’s historic and natural characteristics. 
 
Applicant Response:  This section is a Purpose Statement and it does not contain any 
measureable development standards or approval criteria. 
 
Staff’s Response: The applicant has provided and accurate analysis of this Section. 
 
2.2.200  Uses 
 
A.  Permitted uses. Uses permitted in the Residential District are listed in Table 

2.2.1 with a “P”. These uses are allowed if they comply with the development 
standards and other regulations of this Code. 

 
B.  Special Provisions. Uses that are either permitted or conditionally permitted in 

the Residential District subject to special provisions for that particular use are 
listed in Table 2.2.1 with an “SP”. Uses subject to an SP shall comply with the 
applicable special use standards included in Chapter 2.15. 

 
C.  Conditional uses. Uses that are allowed in the Residential District with approval 

of a conditional use permit are listed in Table 2.2-1 with either a Minor 
Conditional Use “MCU” or a Conditional Use “CU”. These uses must comply with 
the criteria and procedures for approval of a conditional use set forth in Chapter 
4.4 of this Code. 

 
D.  Similar uses. Similar use determinations shall be made in conformance with the 

procedures in Chapter 4.8 – Interpretations. 
 
Applicant Response:  The R zoned properties of the Master Plan have been designed for 
detached single family homes, along with the open space areas.  The planned uses are 
permitted outright within the R zone.  There are other uses which the Development Code 
permits within an R zoned property, and although the other uses are not anticipated, the Master 
Plan proposes to follow the Development Code in terms of permitted uses. 
 
Staff’s Response: The applicant has provided and accurate analysis of this Section. 
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2.2.300 Development Standards 
 
The following property development standards shall apply to all land, buildings and uses 
in the Residential District: 
 
A.  Lot Area, lot width, lot depth, setbacks, floor area ratio, lot coverage and building 

height. See Table 2.2.2. 
 
Table 2.2.2 Development Standards in the Residential District 

Development Standard 

  

Residential District 

 

Comments/Other 
Requirements 

 
Minimum lot area 

Single family detached dwelling, 
manufactured dwelling on individual 
lot, zero lot line dwelling 

 

6,000 square feet 

 
 

Duplex dwelling 

  

11,000 square feet 

 
 

Attached dwelling (townhome) 5,500 square feet  

Child Care Center, Public and 
Institutional uses None  

Lot width at front property line 

    
Single Family and manufactured 
dwelling Minimum 45 Except for Flag Lots 

and Driveway Courts: 
See Land Divisions 
and Lot Line 
Adjustments; or as 
required by this Code 
to protect sensitive 
lands, significant trees, 
etc 

  

Duplex Minimum 65 feet 

Attached Dwelling Minimum 45 feet 

Cul-de-sacs, all uses Minimum 30 feet  

Child Care Center, Public and 
Institutional uses No minimum lot sizes  

Lot depth 
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All housing types 

No maximum lot depth for child 
care center, public and 
institutional uses, For all other 
uses, maximum lot depth of 
three times the lot width 

Except as required by 
this Code to protect 
sensitive lands, 
significant trees, etc. 

Floor Area Ratio 

    

 

Building construction may not 
exceed 50% of the total lot area 
for lots 10,000 square feet or 
larger. 

The areas of 
a  building subject to 
this development 
standard shall include 
the following:  a. 
Areas within the 
building footprint 
considered to be 
habitable space.  b. 
Garages exceeding 
500 sq ft in size. 

Exceptions to FAR:  - 
Accessorystructuresles
s 

than 10 ft in height and 
200 sq ft in area, child 
care center and public 
and institutional uses. 

Lot Coverage 

    

 

Maximum of 60 percent; 

except child care center and 
public and institutional uses 
shall be 80 percent 

 

 

 Building Height  

 

Maximum 30-feet for all residential uses; 35-
feet maximum for all non- residential uses, 
also refer to exceptions.  
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Applicant Response:  The Master Plan has been designed to allow density in the R zone to be 
achieved.  Pursuant to Section 4.5.400.B of the Sisters Development Code, Master Planned 
Developments are allowed to modify development standards by up to 20%.  As detailed in Section 
III.A above, this Master Plan requests to modify Lot Size, frontage and width requirements in the R 
zone.  The Tentative Subdivision Plan includes 77 lots within the R Zone which range in area 
between 5003 sqft to 11,314 sqft, with frontages between 55-77 ft, and have lot depths between 90 
and 135 ft.  An explanation of how these development standards conform to theses or the Master 
Plan modification allowance is included below: 

Lot Size 

This section establishes a minimum 6,000 square foot lot size standard, Section 4.5.400.B of the 
Master Plan Chapter allows the underlying zone design standards to be reduced by 20%, thus 
permitting lot sizes within a Master Planned developments to be a minimum of 4,800.  All lots that 
are proposed on the Tentative Plan exceed 4,800 therefore the Tentative Subdivision Plan meets 
the square footage requirements for the planned detached single family homes in the Master 
Planned R zone. 

Staff’s Response: Staff support’s this modification request and recommends for Planning 
Commission approval. 
 

Lot Width at Front Property Line 

This section establishes a minimum width at the front property line of 45 feet (for interior lots, 
defined as the line abutting the street), Section 4.5.400.B of the Master Plan Chapter allows the 
underlying zone design standards to be reduced by 20%, thus code permits lot widths within a 
Master Planned development of 36 feet.  All lots that are proposed on the Tentative Subdivision 
Plan exceed 36 feet in width, therefore the Tentative Plan meets the lot frontage requirements for 
the planned detached single family homes in the Master Planned R zone.  

In addition to lots abutting a street, The Master Plan shows areas that will have frontage on open 
green spaces instead of a street, similar to what is currently permitted in the Cottage Code 
guidelines.  The Tentative Subdivision Plan documents that 8 lots are proposed in these areas.  
Pursuant to a pending Development Code text amendment, the City intends to create an avenue 
whereby this green space design will be permissible through the Master Planning process.  Once 
adopted, the text amendment will allow these 8 lots to have sufficient frontage to meet 
Development Code standards. 
 
Staff’s Response: The Text Amendment to allow lots to front open space was approved by Text 
Amendment TA-14-07 on 4/16/15, and awaits City Council approval at the public hearing scheduled 
for 5/14/15.. Staff supports this modification request and recommends for Planning Commission 
approval subject to approval of the aforementioned text amendment. 
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Lot Depth  

Lot depths detailed on the Tentative Subdivision Plan do not exceed 3 times the lot widths, thus 
conform to the lot depth standards of this section. 

Staff’s Response: The applicant is required to comply with this standard regardless if the 
modification of lot widths are approved. 
 

Floor Area Ratio  

This standard applies to residential lots that are greater than 10,000 square feet in in size.  As 
detailed on the Tentative Subdivision Plan other than the park, all lots in the R zone are proposed 
to be less than 10,000 square feet in size. The park property is on a mix of R and MFR zoned 
property and exceeds 10,0000 in size, thus this standard applies to the park.  As detailed the Site 
Plan that has been included in this proposal the park will have minimal FAR, well below 50%, thus 
compliance with this will be easily meet in association with Site Plan.   

Staff’s Response: The applicant meets the requirements of this Section.    

Lot Coverage 

This sections established lot coverage of 60%.  As detailed on the Park Site Plan, the planned park 
falls well below this standard.  Beyond the park, additional vertical development is not proposed at 
this time, therefore future detached single family homes, will be reviewed for conformance to this 
standard in association with building permit applications.   

Staff’s Response: The applicant has provided an accurate analysis of this Section. 

Building Height  

With the exception of the Park, structures are not proposed at this time.  The proposed park 
structure height will be less than 35 feet. This is below the standard of this section and it is 
anticipated that all structures will meet the building height standard. Review of building height for 
the planned detached single family homes will occur at time of building permit application.   

Staff’s Response: Prior land use development approvals and an active Development Agreement  
has placed a condition on the property that affect the heights of buildings along the northern 
property line (Lots 30-51).  Although the Development Agreement was originally intended for 
industrial development, the conditions regarding building height still apply.  The applicable terms 
within the development agreement require: ‘50’ setback for buildings 20’ or less in height’ and ‘100’ 
setback for buildings more than 20’ high’.  This would essentially restrict development of two story 
homes along the northern property line unless the development agreement is modified. The terms 
of the subject Development Agreement cannot be modified via this application. The Applicant may 
request a modification to the current setbacks on the northern property line in a future land use 
action. All other lots in the proposed development are required to meet the current standards or as 
modified herein. 
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Continued - Table 2.2.2 Development Standards in the Residential District 

Front Yard Setbacks 

Porch 10 ft. min. 

Primary Building/Living Space (Enclosed 
habitable area)/Accessory Building 10 ft. min. 

Garage (front-loaded street accessed) 20 ft. min. 

Garage (side-loaded street accessed) 10 ft. min. 

  
Interior Side Yard Setbacks 

Primary Building/Living Space (Enclosed 
habitable area)/Accessory Building 

  
5 ft. min. 

  
Exterior Side Yard Setbacks 

Primary Building/Living Space (Enclosed 
habitable area)/Accessory Building 

  
10 ft. min 

Garage (front-loaded street accessed) 
  

20 ft. min 

  

Garage (side-loaded street accessed) 10 ft. min 

  
Rear Yard Setbacks 

Primary Building/Living Space (Enclosed 
habitable area)/Attached garage (street 
accessed) 

  
15 ft. min 

Accessory Building 5 ft. per story min. 

Detached Garage (street accessed) 5 ft. per story min. 

Garage setbacks when accessed from an 
alley 

  
20 ft. min. 

Side loaded garages when accessed from 
alley 

  
3 ft. min. 

  
See also garage requirements 2.2.300.E 
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Accessory dwelling units shall comply with living space setbacks 

 
 
B.  General Exceptions to Setbacks and Building Height 
 

1.  Front and Rear Deck. An uncovered deck not exceeding 30 inches in height 
above grade may encroach into the front yard setback by no more than 6 
feet and rear yard setback by no more than 8 feet, as long as it does not 
encroach into a public utility easement. 

 
2.  Acceptable Encroachments into Setbacks. 

a.  The following features are allowed to encroach into the required 
side setbacks by no more than two (2) feet: eaves, chimneys, 
overhangs, canopies, fire escapes, landing places, outside 
stairways, and similar architectural features. 

 
b.  The following features are allowed to encroach into the required rear 

setbacks by no more than two (2) feet: bay windows, chimneys, 
overhangs, canopies, fire escapes, balconies, landing places, 
outside stairways and similar architectural features. 

 
c.  The following feature is allowed to encroach into the front and rear 

setbacks no more than three (3) feet: eaves. 
 
Applicant Response:  The standards of this section relate to setbacks.  Pursuant to the Master 
Plan, no exceptions to the setback standards have been requested in the R Zone.  A portion of 
the park is situated within the R zone.  As indicated in the Park Site Plan all structures will be 
situated over 10ft from any property line, thus in conformance with the setback standards of this 
section.  Aside from the park, the Tentative Subdivision Plan proposes lots that range in size 
between 5005 and 11,314 sqft.  The proposed lot sizes are sufficient to ensure that market 
demanded structures can be constructed thereupon in conformance with the setback 
requirements of this section.  Further review of conformance to these standards will be reviewed 
in conformance with building permit review associate with the planned detached single family 
homes in the R zone.   
 

3.  General Exceptions to Building Height. Exceptions to the building height 
standard are available for certain types of affordable housing as set forth in 
Special Provisions. Chimneys, bell towers, steeples, roof equipment, 
flagpoles, and similar features that are not intended for human occupancy 
and which do not exceed 40 feet in height are not subject to building height 
limits. 

 
Applicant Response:  The park does not necessitate an exception to building height and 
additional vertical construction is not proposed at this time, thus exceptions to building height 
are not applicable at this time.  Building heights will be reviewed in association with future 
building permit reviews for the planned detached single family homes in the R zone.   
 
Staff’s Response: The applicant has provided an accurate analysis of this Section. 
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C.  Walls and Fences. Walls and fences may be placed on property lines, subject to 

the standards in Chapter 3.2 – Landscaping and Fences and Walls. Walls and 
fences within front yards shall also comply with the vision clearance standards in 
Special Provisions, Chapter 2.15. 

 
D.  Special Yards. Distance between buildings on the same lot. To provide usable 

yard area and allow air circulation and light, the distance between buildings on the 
same lot shall be a minimum of six feet. 

 
E.  Garage Requirements. In addition to Table 2.2.2, the following standards shall 

apply; 
 

1.  Minimum one car garage shall be required per unit for single-family 
detached dwelling, manufactured dwelling on individual lot, zero lot line 
dwelling, townhome and duplex dwelling 

 
2.  Garages and carports shall be accessed from alleys where available. 

 
3.  Side loaded street accessed garages. The street facing elevation of the 

garage shall include windows and landscaping shall be provided between 
the dwelling unit and the driveway and between the street facing elevation 
of the garage and front property line. The throat of the driveway shall be a 
maximum of 12 feet in width. 

 
Applicant Response:  The park is proposed with sufficient distance between structures and the 
proposal does not include fences, walls, or garages at this time.  Exceptions to the standards of 
this section have not been proposed in association with the Master Plan, therefore, in 
association with future detached single family home construction,  review of the these standards 
will occur with building permits. 
 
Staff’s Response: The applicant has provided an accurate response to these Sections. 
 
F.  Residential Density Standards. The following residential density standards apply 

to all land divisions in the Residential District. 
 

1.  The density range for the Residential District shall be 3 units per gross acre 
minimum and 8 units per gross acre maximum. 

 
2.  Minimum and maximum residential densities are calculated by multiplying 

the gross acres by the applicable density standard. For example, if the 
parcel size is 5 acres, the minimum density is 15 units and the maximum 
density is 40 units. When calculating minimum and maximum densities, 
figures are rounded down to the closest whole number. 

 
3.  The following types of housing are exempt from the density standards: 

 
a. Accessory dwelling units 
b.  Bed and breakfast inns 
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Applicant Response: The R zoned property consists of 17.63 gross acres.  Pursuant to the 
standards of this section along with the Comprehensive Plan, the R zone of the property has a 
required density range of 52.89-141.04 units.  The Tentative Plan provides 77 lots, each of 
which is expected to provide one dwelling unit, thus the Master Plan, as implemented by the 
Tentative Subdivision Plan will achieve the required density, pursuant to this section.   
 
Staff’s Response: The applicant has provided an accurate response to these Sections. 
 
G.  Design Standards 
 

1.  Applicability. The design standards are applicable to the following types of 
uses and buildings in the Residential District: 
 
a.  Single-Family Detached Dwelling Units 
b.  Duplexes and triplex dwellings 
c.  Attached dwelling (townhome) 
d.  Public and institutional buildings 
e.  Manufactured dwellings 

 
Applicant Response:  Structures within the R zoned property are planned to be detached 
single family homes.  These design standards will apply when structures are proposed, thus will 
be reviewed according the City’s standards review procedure in association with a building 
permit application.   
 
Staff’s Response: The applicant has provided an accurate response to this Section. 
 
 
IV.B. Chapter 2.3 –Multi-Family Residential District (MFR) 
2.3.100 Purpose 
 
The Multi-Family Residential District is intended to accommodate a range of housing 
types and lot sizes and to make efficient use of land and public facilities by establishing 
minimum and maximum density standards for housing. Multi-Family Residential District 
design standards ensure compatible building and site design at an appropriate 
neighborhood scale. 
 
Applicant Response:  The property contains 2.39 acres of MFR zoned property in the 
northeast quadrant.  This section addresses the intent of development standards related to that 
portion of the property.  The Purpose statement does not contain and measureable 
development standards or approval criteria, thus is only used as a guide in interpreting 
language of this chapter.    
 
The MFR zoned area totals 2.39 acres (104,108.4 square feet).  The park is planned on a 
portion of the MFR zoned area. No other development is proposed at this time.  As detailed on 
the Tentative Subdivision Plan this area the park will be one unit of land and the remainder of 
the MFR area is being retained as one 2.13 acre lot.  Retaining the area as one lot will allow for 
flexibility for future phases of development, with accompanying Site Plan(s).  

Regarding the park, this section does not establish a minimum lot size, lot width or lot depth.  
The park plan is detailed on a Site Plan and as detailed thereupon, FAR is less than 60%, Lot 
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coverage is less than 60% and the structures are proposed to be less than 35 feet, therefore the 
design of the park conforms to these development standards.   

Aside from the park, there are a number of options for development.  At this point it is necessary 
to document that density, in conformance with the standards of this section can be met.  Given 
that the lot is 92,757 square feet in size, it could be developed as a multi-family complex, 
providing up to 48 units, according to the lot area, lot width, lot depth, FAR, Lot coverage and 
building height standards.  Also, if it were to be subdivided, it could be developed as 22-25 
attached or detached single- family homes.   Additionally, as detailed in Section III.A – the 
Master Plan has requested modifications of up to 20% for all of the development standards of 
this section, to ensure the greatest flexibility.   

Ultimately, conformance with development standards will be reviewed upon future Site Plan 
review.  However at this point, the applicant has adequately document that the proposed Master 
Plan and Tentative Subdivision Plan do not prevent development from occurring in accordance 
with the applicable development standards.   

Staff’s Response: The applicant has provided an accurate analysis of MFR District 
requirements.  The applicant is not proposing a specific site plan for this section of the property 
via this application, therefore the following analysis will apply to specific modification requests 
presented herein. A site plan will be required when a specific development is proposed in the 
MFR zoned portion of the property.   
 

Continued - Table 2.3.2 Development Standards in the Multi-Family Residential District 

Setbacks 

Front Yard Setbacks 

Porch 10 ft. min. 

Primary Building/Living Space (Enclosed habitable area)/Accessory 
Building 10 ft. min. 

Garage (front-loaded street accessed) 20 ft. min. 

Garage (side-loaded street accessed)  
10 ft. min. 

Interior Side Yard Setbacks 

Primary Building/Living Space (Enclosed habitable area)/Accessory 
Building 

5 ft. min. 

 
Exterior Side Yard Setbacks 

Primary Building/Living Space (Enclosed habitable area)/Accessory 
Building 10 ft. min 
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Garage (front-loaded street accessed) 20 ft. min 

Garage (side-loaded street accessed) 
 
10 ft. min 

 
Rear Yard Setbacks 

Primary Building/Living Space (Enclosed habitable area)/Attached garage 
(street accessed) 

 
15 ft. min 

Accessory Building 
 
5 ft. per story 
min. 

Detached Garage (street accessed) 5 ft. per story 
min. 

Garage setbacks when accessed from an alley 
 
20 ft. min. 

 
Side loaded garages when accessed from alley 3 ft. min. 

See also garage requirements 2.3.300.E 

Accessory dwelling units shall comply with living space setbacks 

 
Applicant Response:  The standards of this section relate to setbacks.  Pursuant to the Master 
Plan, the applicant has requested that these setbacks be reduced by 20% to allow for the 
greatest amount of flexibility.  A portion of the park is situated within the MFR zone.  As indicted 
in the Park Site Plan all structures will be situated over 10ft from any property line, thus in 
conformance with the setback standards of this section.  Aside from the park, the Tentative 
Subdivision Plan includes a lot that is sufficiently sized to ensure that market demanded 
structures can be constructed thereupon in conformance with the setback requirements of the 
Master Plan.  Further review of conformance to these standards will be reviewed in 
conformance with a Site Plan review. 
 
Staff’s Response: Staff support’s this modification request and recommends for Planning 
Commission approval. 
 
 
B.  General Exceptions to Setbacks and Building Height… 
 
Applicant Response:  With the exception of the Park, the proposal does not include any site 
development.  The park does not propose and encroachments into setback standards or need 
any height exceptions, therefore the development standards of this section do not apply.   
 
C.  Fences and walls. Fences and walls may be placed on property lines, subject to 
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the standards in Chapter 3.2 – Landscaping and Fences and Walls. Fences and 
walls within front yards shall also comply with the vision clearance standards in 
Special Provisions, Chapter 2.15. 

 
D.  Special Yards. Distance Between Buildings on the Same Lot 

Distance between buildings on the same lot. To provide usable yard area and 
allow air circulation and light, the distance between buildings on the same lot 
shall be a minimum of six feet. 

 
E.  Garage Requirements. In addition to Table 2.3.2, the following standards shall 

apply; 
 
1.  Minimum one car garage shall be required per unit for single-family 

detached dwelling, manufactured dwelling on individual lot, zero lot line 
dwelling, town home, duplex and triplex dwelling. 

 
2.  Garages and carports shall be accessed from alleys where available. 

 
3.  Side loaded street accessed garages. The street facing elevation of the 

garage shall include windows and landscaping shall be provided between 
the dwelling unit and the driveway and between the street facing elevation 
of the garage and front property line. The throat of the driveway shall be a 
maximum of 12 feet in width. 

 
4.  Garage and Carport Requirements for Multi-Family. Minimum one car 

garage or carport shall be required for 50 percent of the units provided. 
Garage and carport design shall use the same architectural features as the 
multi-family dwelling units. Affordable multi-family dwelling units are 
exempt from the garage and carport requirements. 
 

F.  Gated Communities. Gated communities are prohibited except as may be 
permitted by Chapter 4.5 Master Plans. 

 
Applicant Response:  The park is proposed with sufficient distance between structures and the 
proposal does not include fences, walls, garages or a gated community at this time.  Exceptions 
to the standards of this section have not been proposed in association with the Master Plan, 
therefore, Site Pan review in association with future development, will assess compliance with 
these standards. 
 
Staff’s Response: The applicant has provided an accurate analysis of this Section. 
 
G.  Residential Density Standards. The following residential density standards apply 

to all land divisions in the Multi-Family Residential District and to multi-family 
housing on individual lots. 

 
1.  The density range for the Multi-Family Residential District shall be 9 units 

per gross acre minimum and 20 units per gross acre maximum. 
 

2.  Minimum and maximum residential densities are calculated by multiplying 
the gross acres by the applicable density standard. For example, if the 
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parcel size is 5 acres, the minimum density is 45 units and the maximum is 
100 units. When calculating minimum and maximum densities, figures are 
rounded down to the closest whole number. 

 
3.  Accessory dwelling units are exempt from the minimum density standards. 

 
Applicant Response: The MFR zoned property consists of 2.39 gross acres.  Pursuant to the 
standards of this section along with the Comprehensive Plan, the MFR zone of the property has 
a required density range of 21.51-47.8 units.  The Tentative Plan provides one lot that is 
expected to provide the required dwelling units, thus the Master Plan, as implemented by the 
Tentative Subdivision Plan, will achieve the required density, pursuant to this section.   
 
Staff’s Response: The applicant has provided an accurate analysis of this Section. 
 
H.  Design Standards. The following design standards are intended to provide 

detailed, pedestrian-oriented design, while affording flexibility to use a variety of 
building styles. 

 
1.  Applicability. The design standards are applicable to the following types of 

uses and buildings in the Multi-Family Residential District. 
 

a. Single-Family Detached Dwelling Units 
b. Duplex and triplex dwellings 
c. Town home 
d. Multi-family dwellings 
e. Public and institutional buildings 
f. Manufactured dwellings 
 

2.  Base standards. The figures in this section are intended to show examples of 
how to comply with the design standards. Other building styles and design can 
be used to comply, so long as they are consistent with the text of the standard. 
An architectural feature may be used to comply with more than one standard. 

 
a.  Building orientation. All buildings shall have their primary entrance 

oriented to the street or a common area (private street, courtyard, or open 
space). If oriented to a common area, the development shall provide a 
pedestrian sidewalk or pathway connecting the building entrance to the 
street. 

 
b.  Location of off-street parking. Off-street parking areas shall not be placed 

between the primary building facades and streets for multi-family, public 
and institutional and neighborhood commercial buildings. Alley access is 
required where existing alleys are available or can be extended to serve 
new development. Alley access is recommended for all uses unless it is 
not feasible because of existing development patterns or topography. 

 
Applicant Response:  With the exception of the Park, no structures are proposed at this time, 
therefore the standards of this section do not apply to the non-park area of the current proposal, 
but rather will be reviewed in association with future Site Plan review(s).  Regarding the park, as 
detailed on the Site Plan, the site may have a structure, thus this section applies to that 
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structure and the site.  Being an open air structure, there will be no primary entrance, however it 
is well oriented toward the street and the park area.  Also, pursuant to Chapter 3.3, the park 
does not require any off-street parking and no off street parking is proposed, therefore the 
proposal complies with these design standards.   
 
Staff’s Response: Conditions regarding the development, ownership and subsequent 
maintenance responsibilities of the Park may change as previously discussed. 
 
 
3.  Eyes on the street. All building elevations visible from a street right-of-way shall 

provide doors, porches, balconies, and/or windows. The standard applies to 
each full and partial building story. 

 
4.  Detailed design. All buildings included in the applicability section shall provide 

detailed design along all elevations (e.g., front, rear and sides). Detailed design 
requires use of at least five of the following architectural features on all front and 
exterior side (corner lot) elevations and at least three of the following 
architectural features on all interior and rear yard elevations, as appropriate for 
the building type and style. Architectural features shall be varied on the different 
building elevations. 
 
a. Dormers 
b. Gables 
c. Recessed entries 
d. Covered porch entries 
e. Cupolas or towers 
f. Pillars or posts 
g. Eaves (minimum 6-inch projection) 
h. Off-sets in building face or roof (minimum 16 inches) 
i. Window trim 
j. Bay or oriel windows 
k. Balconies 
l. Decorative patterns on exterior finishes (e.g., scales/shingles, wainscoting, 
   ornamentation, and similar features) 
m. Decorative cornices and roof lines (e.g., for flat roofs) 
n. An alternative feature providing visual relief and detail, similar to options a-m 

                 above. 
 
Applicant Response:  With the exception of the park, no structures are proposed at this time, 
therefore the standards of this section do not apply to the non-park area of the current proposal, 
but rather those areas will be reviewed in association with future site plan review(s).  Regarding 
the park, an open air structure to be constructed will provide adequate “eyes on the street”.  
Regarding the detailed design, the structure has a number of design features which provide 
sufficient relief in accordance with the intent of these standards. See Park Site Plan exhibit. 
 
Staff’s Response: The applicant has provided an accurate analysis of this Section. 
 
 
I.  Garbage and Recycling Collection Areas. An exterior garbage and recycling 

collection area is required and shall be oriented away from the street. 
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J.  Mechanical Equipment. Mechanical equipment located on the ground, such as 

heating or cooling equipment, pumps or generators, must be screened from the 
street by walls, fences, or vegetation. Landscaping and screening shall be tall 
enough to screen the equipment. Mechanical equipment is not permitted to be 
placed on roofs. Screening shall be compliant with all applicable fire codes. 

 
Applicant Response:  The park does not require any garbage or recycling area and it does not 
necessitate and mechanical equipment.  Also, the non-park area of the MFR zoned property is 
not planned for vertical development at this time.  Garbage and Mechanical Equipment review is 
therefore not applicable at this time.   
 
Staff’s Response: Conditions regarding the development, ownership and subsequent 
maintenance responsibilities of the Park may change as previously discussed. 
 
 
K.  Additional Design Standards for Multi-Family Housing…. 
 
Applicant Response:  It is planned that the MFR zoned area of the property will be developed 
at a later date, in association with Phase 5.  Multi-family dwellings proposed at that time will be 
reviewed for conformance with this standard.     
 
Staff’s Response: The applicant has provided an accurate analysis of this Section.   

 
IV.C. Chapter 2.11 — Airport Overlay District (AO): 
 
A.  Purpose 
 
This overlay zone is intended to prevent the establishment of airspace obstructions 
within the Sisters Eagle Air Airport approach surfaces that are located within the City of 
Sisters city limits. The protection of the Airport Imaginary Surfaces will be accomplished 
through height restrictions and other land use controls as deemed essential to protect 
the health, safety and welfare of the people of the City of Sisters. 
 

1. In order to carry out the provisions of this overlay zone there is hereby created an 
Airport Imaginary Surfaces Map that pertains to the Sisters Eagle Air Airport 
Imaginary Surfaces that are located within the City of Sisters city limits. 

 
 2.  The airport overlay zone requirements have been designed to comply with the 

provisions of the following legislation: 
 
 a.  Federal Aviation Regulations, Part 77 – Objects Affecting Navigable Airspace 
 
 b.  Oregon Administrative Rules, Chapter 738, Division 70, Physical Hazards to 

Air Navigation 
  
 c.  Oregon Revised Statutes Section 836.310, Airports and Landing Fields 
  
 d.  The Land Conservation and Development Commission Transportation 

Planning Rule 
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 e.  Goal 12 - Transportation, of the Oregon Land Conservation and Development 

Commission Statewide Planning Goals and Guidelines, Planning Guideline 2 
and Implementation Guideline 3. 

  
 f.  Policy 12 and 13 from the Transportation section of the Sisters Urban Area 

Comprehensive Plan. City of Sisters Development Code Chapter 2.11 Page 
1City of Sisters May 12, 2012 

 
Applicant Response:  As evidenced by the City Airport Overlay Zone Map, the entirety of the 
City of Sisters (with the exception of a portion of land along the western boundary) falls within 
the Airport Overlay Zone.  This zone has been developed to comply with Aviation related 
legislation, including all regulations referenced by the ODA representative.  Pursuant to this 
section of the Development Code, conformance with the referenced provisions will be 
addressed by implementing the standards of the Sisters Development Code.  
 
2.11.200  Compliance 
In addition to complying with the provisions of the primary zoning district, all uses and 
activities shall comply with the provisions of this Airport Overlay Zone. In the event of 
conflict between any provisions of this overlay zone and the primary zoning district, the 
more restrictive provision shall apply. 
 
Applicant Response:  This is a procedural standard and does not contain any review 
provisions. 
 
2.11.300  Definitions… 
 
Applicant Response:  The definitions are for reference only and this section does not contain 
any development standards or approval criteria.  
 
2.11.400  Permitted Uses 
 
1.  Uses permitted in underlying zone district. Uses listed as permitted or conditional 

in the underlying zone are allowed within the Airport Overlay District unless 
prohibited in Section 2.11.500 or the development limitations of Section 2.11.600. 

 
2.  Determination of Similar Land Uses. Similar use determinations shall be made in 

conformance with the procedures in Chapter 4.8 - Interpretations. 
 
2.11.500  Prohibited Uses 
1.  New structures or buildings are not allowed within the Runway Protection Zone. 
 
2.  New places of public assembly designed to accommodate 50 people or more are 

not allowed on land zoned Urban Reserve District (UR) within the first 1,500 feet of 
the Approach Safety Zone. Please see Chapter 2.9 Urban Reserve District (UR) for 
the specific regulations regarding this zone. 

 
3.  New wetland enhancements including migratory bird refuges, water 

impoundment(s), landfills, waste disposal sites, commercial bird farms or similar 
uses individually exceeding two (2) acres in size that attract and sustains flocks of 
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birds are not allowed on land beneath the Horizontal Surface. 
 
4.  New uses that interfere with aviation due to height of structures, glare from 

buildings, smoke, or safety considerations are not allowed. Specific evidence of 
aviation interference must be demonstrated before a use (not listed above) is 
prohibited. The evidence must show that the use will regularly produce an 
interference listed above, based on its normal operating characteristics. 

 
2.11.600  Use and Development Limitations 
 
1.  No new structure, except one customarily used for aeronautical purposes, shall 

penetrate into the Airport Imaginary Surfaces as defined in section 2.11.300. 
 
2.  No glare producing material (unpainted metal, reflective glass, and similar 

materials, etc.) shall be used on the exterior of structures within the Airport 
Approach Safety Zone. 

 
3.  In noise sensitive areas (within 1,500 feet of the airport runway) a Declaration of 

anticipated noise from aircraft shall be recorded against the property in the deed 
records of Deschutes County. Property owners or their representatives are 
responsible for providing the recorded instrument prior to issuance of building 
permits or final plat approval for land divisions. 

 
4.  Within the first 1500 feet of the Airport Approach Safety Zone, a Hold Harmless 

Agreement and Aviation and Hazard Easement shall be attached to any building 
permit for residential or places of public assembly, and shall be recorded against 
the property in the deed records of Deschutes County. Property owners or their 
representatives are responsible for providing the recorded instrument prior to 
issuance of building permits. 

 
Applicant Response:  The Development standards of these sections address uses.  The 
current proposal includes a Master Plan, along with a Tentative Subdivision Plan, and Park Site 
Plan.  In addition to the park, future development is planned for residential development, 
however specific development is not proposed at this time.  As detailed in a review of Chapters 
2.2 and 2.3 above, only uses permitted within the underlying district are planned.   Also the park 
is not within the runway protection zone, within 1500 feet of the Approach Safety Zone, include 
wetland enhancements, or include uses or structures that could interfere with aviation, thus the 
park is not one of the explicitly prohibited uses, or one of the limited uses.  When additional 
development occurs on the site, all applicable development standards, including this section, 
will apply to such development.  Development within the horizontal and transitional surface 
zones is not uncommon in the City of Sisters, as there are a number of areas throughout the 
City that fall within the various subzones of Airport Overlay Zone segments, including residential 
zones in the transitional surface zone. 
 
Staff Responses: The applicant has provided an accurate analysis of this Section. 
 
2.11.700  Non Conforming Uses (See also Chapter 5.2)… 
 
Applicant Response:  The property is vacant and there are no existing uses on the site, 
therefore this sections does not apply. 
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2.11.800 Procedures (See also Chapter 4.1 for Applications and Review Procedures that 
are also applicable to this Overlay District.) 
 
1.  All proposed development and uses within the overlay zone are subject to site plan 

review to determine compliance with the provisions of this district. All land use and 
building permit applications shall provide a site plan showing: 

a. Property boundary lines and elevations as they relate to the Airport Imaginary 
Surfaces. 

b. Location and height of all existing and proposed structures, utility lines and 
roads. 

 
2.  All applications requiring site plan approval within the Airport Imaginary Surfaces 

and noise corridors shall be submitted to the Aeronautics section of the Oregon 
Department of Transportation for review. The Oregon Aeronautics has 10 days from 
date of receipt of an application to review and return comments to the Planning 
Department.  

 
Applicant Response:  At this time the park is proposed, however other development will be 
reviewed in association with the subsequent Site Plan Review and/or Building Permit Review.  
The submitted materials sufficiently document the items required under this section.  The 
Applicant understands that the City will forward the proposal to the required agencies for review.   
 
Staff’s Response: Sisters Airport reviewer Benny Benson stated:  “Thanks for passing this 
along. My request is that you take a close look with respect to Airport Overlay Areas and the 
Airport Safety Combining Zone and apply sufficient wording so that developers and future land 
owners acknowledge these areas and the potential for air traffic/activities and associated noise. 
If I remember the regulation correctly, the acknowledgement puts the responsibility on the 
developer/land owner to provide for building around noise mitigation and the inability to file 
complaints against the airport. (Reference 18.80.044.A). In the interest of future encroachment 
in and around the airport this needs to be a highlighted/recorded point/document.  
 
I see there is reference to not being within 1500 feet of the runway an thus potentially not part of 
the noise sensitive area. Since the runway primary surface actually extends 200 feet past the 
end of the pavement, I think they may need to remeasure for confirmation. Either way the critical 
item is record of acknowledgement of potential airport activities and associated noise for long 
term encroachment protection. 
 
For reference, typical flying patterns when approaching a runway to land are with left turns. For 
the Sisters Airport that will put landing traffic N & NW of the airport at altitudes at and below 
1,000. If I read the development map right, this air traffic pattern will at times be directly over the 
proposed development.  Otherwise, I am completely supportive of the development and hope 
we can get more housing access in the city sooner than later.” 
 
Add conditions of Zone Change affecting only those lots in the SE corner of the proposed 
development, directly in the Airport Transition Zone. 
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2.11.900 Variances (See also Chapter 5.1)… 
Applicant Response:  No variances are proposed and therefore the standards of this section 
do not apply.   
 
IV.D. Chapter 2.14 – North Sisters Business Park (NSBP) District 

2.14.200 Applicability 

The standards of the North Sisters Business Park district, as provided for in this section, 
shall apply to those areas designated North Sisters Business Park district on the City’s 
Zoning Map. All structures within the North Sisters Business Park district shall meet the 
design requirements contained in the Special/Limited Use Standards in this chapter. 

Applicant Response:  Although a portion of the property was previously situated within the 
NSBP District (Lots 9-19), the City has approved a Comprehensive Plan Map Amendments and 
Zone Changes that changed both the Comprehensive  Plan and the Zoning Map to Residential.  
Therefore the portion of the property subject to this proposal is no longer situated within the 
NSBP and this section does not apply.   
 
Staff’s Response: The applicant has provide an accurate analysis of this Section. 
 
IV.E -  Chapter 2.15 – Special Provisions 

2.15.100 – Purpose of Special Provisions 

This Chapter supplements the standards contained in this ordinance. It also provides 
standards for certain land uses to ensure compatibility of those uses within all the 
zoning Districts. 

2.15.200 Applicability 

The regulations in this Section shall apply in all zoning districts. Where conflict between 
regulations occurs, the regulations in this Section shall apply. 

2.15.800 Affordable Housing 

A.  Purpose.  The purpose of this Section is to encourage the development of 
affordable housing for low-income residents, as defined in this section. 

B.  Definitions.  Affordable housing is defined as housing in which low income 
residents spend no more than 30 percent of their gross household incomes on 
housing- related expenses. Households are considered “cost-burdened” if they pay 
more than 30 percent of total household income on housing costs. Housing-related 
expenses are defined by HUD as follows:   • For homebuyers, housing-related 
expenses include mortgage principle and interest, taxes, property insurance, 
mortgage insurance, and essential utilities; • For renters, housing-related expenses 
include rent and utilities.  

C.  Applicability.ExceptwhereexplicitlystatedotherwiseinthisSection,Affordable Housing 
must comply with the standards of this Code as they apply to all other residential 
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development. 

D.   Eligibility. 

 1. Residential portions of proposals using this bonus shall include one of the 
following:  

a. At least 10 percent of units must be affordable to those earning 
no more than 30 percent of the area median family income; 

b. At least 20 percent of units must be affordable to those earning 
no more than 60 percent of the area median family income; or  

c. At least 40 percent of units must be affordable to those earning 
no more than 80 percent of the area median family income.  

2. In addition, the bonus provisions of this Section are exclusively available for 
development that meets one of the three following criteria:  

a. The development will use funding or loans from State or Federal 
agencies designated for the purpose of developing low-income 
affordable housing. As determined by the City Community Development 
Director, developers utilizing the provisions of this Section may be 
required to enter into covenants stating that they have or will enter into 
Use and Regulatory Agreements with one of the following entities: 
Oregon Department of Housing and Community Services, Federal 
Department of Housing and Urban Development (HUD), and/or the USDA 
Rural Development Project.  

b. The development will create low-income affordable housing and the 
developer agrees to enter into a covenant with the City, that must be 
reviewed by the City Attorney, approved by the City Community 
Development Director, and ratified by the planning commission. The 
covenant shall do all of the following as a minimum condition of approval 
with the exception of income monitoring for home ownership programs 
such as Habitat for Humanity:  

i. State the percentage of the housing units that will be rented or 
sold at a rate that is affordable to low-income residents.  

ii. Delineate a system that enables the City to easily monitor the 
specified percentage of units is in the fact rented affordably to 
low-income residents, who qualify under Section 8 HUD 
guidelines.  

iii. Guarantee that the developer or any successor will maintain 
rent/payments and income controls for a period of 20 years.  
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iv. Stipulate that if the developer or any successors do not charge 
affordable rents as provided for in the covenant or do not make a 
good faith effort to monitor the income level of residents to ensure 
that they meet the definition of low income at the start of their 
occupancy, the City is entitled to significant recompense. The 
amount of recompense shall be specifically stated in the covenant 
and determined jointly by the developer and the City. 

c.  The development will be built by a recognized non-profit organization (such 
as Habitat for Humanity) whose mission is to provide affordable housing. 
The organization will be required to provide the following documentation: 

1. 501c3 Status  

2. Mission Statement  

3. Family Selection Criteria (including family income less than 60% of area 
  median income).  

4. Trust Deed or Sales document used by the organization which ensures 
long-term affordability (such as a shared appreciation agreement or 
other deed restriction). 

E.  DensityBonus.Housingdevelopmentsthatmeettheeligibilityrequirementsofthis 
section may be up to 125% as dense as is otherwise allowed within the applicable 
district. This density bonus may be translated into the creation of new lots that are 
no smaller than 80% of the permissible lot size in any residential zone.  

F.  Height Bonus. Housing developments that meet the eligibility requirements of this 
section may be up to 5 feet taller and multi-family housing may be up to 7 feet 
taller than is normally allowed within the applicable district.  

Applicant Response:  Although not proposed at this time, pursuant to a 2007 Conditions of 
Approval letter for North Park Commons, the applicant may be required to provide affordable 
housing within the proposed subdivision. These units would be located in the MFR zone, and 
when said development occurs the applicant understands that the provision of this section may 
be applied.   
 
Staff’s Response:  The applicant is required to provide Affordable Housing units per CP and 
ZC amendments Condition #5.  The applicant has indicated that the required affordable housing 
will be provided in association with development of the MFR zoned portion of the property, 
which will insure conformance to the affordable housing requirement.    
 
2.15.2300  Vision Clearance. 

Vision clearance is defined by a triangle created as follows: starting at the intersection of 
the projections along the edge of the pavement or along curb lines into the intersection 
of two vehicular ways, measure out from this point along each way for the specified 
distance to create two legs of a triangle and connect these two legs across the corner of 
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the intersection (as shown in Figure 2.15.2300.A.). The clear vision space is defined by 
this triangle between 3' and 8' in height from the ground; within this space, the line of 
sight must remain unobstructed. 

The legs of the triangles shall be determined as follows: 

1. At the intersection of a street (public or private) and a driveway, alley, lane, or 
other vehicle way that is not a street, the minimum distance along each 
vehicular way as defined above shall be 15’.  

2. At an intersection of two streets (public or private) having 90 degree angles at 
the intersection, the minimum distance along each vehicular way as defined 
above shall be 30 feet.  

3. At traffic circles, acute or obtuse angles, and other non-conventional 
intersections of two streets, the vision clearance area may be determined by 
the Public Works Director. However, the every attempt shall be made to ensure 
that the minimum distance measured along each vehicular way as defined 
above is 30 feet.  

Except as exempted below, no signs, structures or vegetation in excess of three feet in 
height shall be placed in “vision clearance areas,” as shown in Figure 2.15.2300 A. This 
standard applies to the following types of roadways: streets, alleyways and railways. The 
minimum vision clearance area may be increased by the City Engineer upon finding that 
more sight distance is required (i.e., due to traffic speeds, roadway alignment, etc.). 

The clear vision area provisions do not apply to the following; 

1. Any sign, post, pole or similar structure installed and maintained by a public 
entity; or,  

2. Any private post or pole eight inches or less in diameter (width or length).    

Applicant Response:  The Tentative Subdivision Plan includes a number of street and alley 
intersections.  Clear vision areas are shown on the plans and the applicant proposes to keep 
the clear vision areas free of visual obstructions.   
 
Staff’s Response: The applicant has provided and accurate analysis of this Section. 
 
2.15.2400  Dark Skies Standards… 

Applicant Response:  The applicant is not proposing any lighting in association with the 
Masterplan, the Tentative Subdivision, or Park Site plan. Future development will be reviewed in 
accordance with the standards of this section.   

Staff’s Response: The applicant is required to comply with this Section.  Future detailed 
lighting plans will be reviewed for compliance. 
 
 

Page 82 of 114



CITY OF SISTERS 
Planning Commission Staff Report 

 
File Number: MP 15-01 & SUB 15-01 
Hearing Date: April 30, 2015 
  
2.15.2500 Solar Access Standards 

Building Setbacks for the Protection of Solar Access. 

A.  Purpose. The purpose of this Section is to provide as much solar access as 
feasible during the winter solar heating hours to existing or potential buildings by 
requiring all new structures to be constructed as far south on their lots as is 
necessary and feasible. 

B.  Standards.   
1.  All new structures or addition to existing residential structures shall meet 

the 
following standards except those mentioned in (C) (2) below: 
 

a. South Wall Protection Standard. The south wall protection standard is 
established in Figure 2.15.2500.A, and all new structures or additions 
  shall meet this standard if feasible. If it is not feasible due to physical 
constraints of the lot, including but not limited to rock outcroppings, 
septic systems, existing legal restrictions, or lot dimensions as 
determined by the Community Development Director, then the structure 
or addition must be located as far to the south on the lot as feasible and 
must meet the standards set forth in (b) below.  

b. South Roof Protection Standard. All new structures or additions to 
existing structures shall meet the standard for south roof protection set 
forth in Figure 2.15.2500.B.  

c. Exceptions. The south roof protection standard shall not apply only if the 
applicant establishes:  

i. that the structure cannot be located on the lot without violating 
  the requirements contained in Figure 2.15.2500.B; and  

ii. that the structure is built with its highest point as far to the south 
  as feasible; and  

iii. that the structure is a single family residence with its highest 
  point less than or equal to 16 feet in heights; or, if not a single 
  family residence;  

iv. that it is a permitted use for the lot.  

d.  Exemptions: 
1. Property which is zoned commercial or industrial shall be 

exempt   from meeting the solar setback. That portion of 
residential property abutting commercial or industrial 
property shall be exempt from meeting the solar setback 
requirements.  
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2. All new residential lots, when approved through the 
subdivision, Master Plan or partition process, shall be exempt 
except when along the northern property line of the fully 
phased master plan.  

3. The governing body may exempt from the provisions of this 
Section any area in which it determines that solar uses are 
not feasible because the area is already substantially shaded 
due to heavy vegetation, steep north facing slopes, and any 
area or zone in which taller buildings are planned.  

4. The Community Development Director shall exempt a 
structure from the provisions of this Section if the structure 
will shade only a protected area in which solar uses are not 
feasible because the protected area is already substantially 
shaded at the time a request for exemption is made and 
approved by the Community Development Director. Notice of 
the proposed exemption shall be sent to the affected property 
owner(s). Any exemption may be appealed by the affected 
property owner(s) in accordance with Chapter 4.1  

 
Applicant Response:  As noted in Section B.1.d.2, because the lots of the development are 
within a Master Plan and subdivision, with the exception of the lots along the northern boundary, 
all lots are excepted from the solar setback standards of this section.  Regarding the lots along 
the northern property line, structures will be required to be built in conformance with these solar 
setback standards, which will be reviewed at time of building permit submittal.   

Staff’s Response: The applicant has provided and accurate analysis of this Section. 
 

IV.F. Chapter 3.1 – Access and Circulation: 

3.1.100 Purpose   

The purpose of this Chapter is to ensure that developments provide safe and efficient 
access and circulation for pedestrians, bicycles (including ADA and transit accessibility) 
and motorized vehicles including emergency vehicles and to preserve the transportation 
system in terms of safety, capacity, and function. 

Applicant Response:  This section includes a purpose statement, but does not have any 
measurable standards or criteria, thus is used in interpreting the standards of this section.     

3.1.200  Applicability 

A.  Applicability. This Chapter applies to all rights-of-way within the City and to all 
properties that abut these rights-of-way. The standards apply when lots are 
created, consolidated, or modified through a land division, partition, or street 
vacation; and when properties are subject to Site Plan Review. These standards 
also may be applied at the City’s discretion during Conditional Use permit. 
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Applicant Response:  The proposal includes the creation of right of way through a subdivision 
in addition to Site Plan review, thus the standards of this section apply. 

3.1.300 Vehicular Access and Circulation 

A.  Traffic Study and Control Requirements  
  1. The City or other agency with access jurisdiction may require a traffic 

study prepared at applicant/developers expense by a qualified professional 
to determine access, circulation and other transportation requirements. A 
Traffic Impact Study shall be required for all development applications that 
will result in a traffic impact or increase in traffic impact of 200 or more 
average daily trips (ADT).  

 
Applicant Response:  A traffic letter has been included in the Exhibit section. 
 
 2. Traffic control devices, subject to the approval of the Hearings Body, shall 

be required with development when traffic signal warrants are met, in 
conformance with the Oregon State Highway Capacity Manual, and Manual 
of Uniform Traffic Control Devices. The location of traffic control devices 
shall be noted on approved street plans. Where a proposed street 
intersection will result in an immediate need for a traffic signal or other 
traffic control device, a device meeting approved specifications shall be 
installed. The developer’s cost and the timing of improvements shall be 
included as a condition of development approval.  

3. Traffic-calming features, such as curb extensions, narrow residential 
streets, and special paving shall be required where appropriate and in 
accordance with the Transportation System Plan and Public Works’ 
Standards and Specifications, latest edition, in order to slow traffic in 
neighborhoods and areas with high pedestrian traffic and to maximize a 
pedestrian friendly environment.  

Applicant Response:  The applicant has made significant traffic improvements to the site to 
accommodate the Three Sisters Business Park development, including improvements to Pine 
Street and the development of Lundgren Mill Drive.  As detailed in the traffic information 
attached to the submittal, traffic control devices are not warranted.   

With regards to the new street construction internal to the Master Planned area and Subdivision, 
these streets have been designed in accordance with the TSP and Public Works standards.  
The street design includes curb extensions and other features as detailed on the Tentative 
Subdivision plan.  The tentative plat designs conform to the standards of these sections.   

B. Access Management. The City or other agency with access permit jurisdiction 
may require the closing or consolidation of existing curb cuts or other vehicle 
access points, recording of reciprocal access easements (i.e., for shared 
driveways), development of a frontage street, installation of traffic control devices, 
and/or other mitigation as a condition of granting an access permit, to ensure the 
safe and efficient operation of the street and highway system. 
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Applicant Response:   Although permitted under this standard, there is no need to close or 
consolidate any existing access points in association with this proposal.    

C.  Fire Access and Turnarounds. When required under the Oregon Fire Code, fire 
access lanes with turnarounds shall be provided. Except as waived in writing by 
the Fire Marshal, a fire equipment access drive shall be provided for any portion 
of an exterior wall of the first story of a building that is located more than 150 feet 
from an existing public street or approved fire equipment access drive. The drive 
shall contain unobstructed adequate aisle width (20 feet) and turn-around area for 
emergency vehicles. The Fire Marshal may require that fire lanes be marked as 
“No Stopping/No Parking.” 

Applicant Response:  Upon build-out, the Master Planned area will have complete streets that 
will be sufficient to serve all lots.  However in the interim, through phasing, temporary 
turnarounds will be needed.  The complete phasing plan is included on the Tentative 
Subdivision Plan.  As detailed thereupon, the access requirements of the Fire Code have 
adequately been addressed.  

D. Vertical Clearances. Except for drive-through windows, all driveways, private 
streets, aisles, turn-around areas and ramps shall have a minimum vertical 
clearance of 13' 6” for their entire length and width.  

Applicant Response:  The Master Plan, Tentative Subdivision Plan, and Site Plan do not 
propose any encroachment into any vertical clearance areas, therefore the proposal complies 
with this section.   

E.  Vision Clearance. Visual obstructions between three (3) feet and eight (8) feet in 
height are subject to Special Provisions, Vision Clearance.  

Applicant Response:  A review of the Vision Clearance provision was included above, and as 
detailed therein, Vision Clearance areas have been identified on the Tentative Plan and these 
areas are proposed to remain free of encroachments. 

F.  Surface Options. Required driveways, aprons, parking areas, aisles, and turn-
arounds shall be paved with asphalt, concrete or comparable durable surfacing, 
subject to review and approval by the Community Development Director. 
Properties located in the Light Industrial (LI) District shall refer to Chapter 2.6.  

Applicant Response:  The Tentative Subdivision Plan includes right of way improvements, 
roadways and alleys, however driveways are not proposed at this time.  All surfaces are 
proposed in conformance with Public Works Standards, which conform to this section.  Future 
site development will also be required to conform to this section, which will be reviewed with the 
subsequent development applications.  

G. Surface Water Management. All driveways, parking areas, aisles and turn-arounds 
shall have on-site collection or infiltration of surface waters to eliminate sheet 
flow of such waters onto public rights-of-way and abutting property. Surface water 
facilities shall be constructed in conformance with City standards. Swales may be 
considered to control surface water.  
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Applicant Response:  Public improvements have been proposed, however on-site 
improvements including driveways, parking areas or turnarounds have not been proposed 
(these features are not needed with the park).  The lots have been designed with sufficient size 
so that surface water can be maintained on site.  This standards will be further reviewed in 
association with subsequent Site Plan reviews, or building permit reviews, as required.  

H. Private Streets and Alleys. Public and private streets and alleys shall conform to 
the standards in the City of Sisters Public Works Construction Standards, latest 
edition. While alley intersections and sharp changes in alignment shall be 
avoided, the corners of necessary alley intersections shall have a radius of not 
less than 20 feet.  

Applicant Response:  Private streets or alleys have not been proposed, and all public 
improvements have been designed in conformance with the City of Sister Public Works 
Construction Standards document, as detailed on the Tentative Subdivision Plan.   

I.  Access Standards  

1.  Access spacing standards. Street intersection and driveway spacing shall 
comply with the table below (Figure 3.1.300.A): 

 

Applicant Response: The abutting Lundgren Mill Drive is a Local Neighborhood Route.  The 
Master Plan indicates three connections to this roadway and the Tentative Plan indicates that 
these connections are spaced between 400-500 feet apart.  Internally, all roadways will be local 
streets and as detailed on the Tentative Plan. As documented on the Tentative Plan, the 
roadways conform to the spacing standards of this section.   In addition to the roadways, the 
proposal includes alleys and after conversations with City Public Works staff, because there is 
no specific standard for alley spacing, it has been determined that alleys would fall under the 
driveway spacing standards.  As detailed on the Tentative Plan, all of the planned alleys are 
spaced at least 50 feet from centerline of existing or proposed streets.  Lastly, in regards to 
driveway locations, driveways have not been proposed at this time, however upon development, 
driveways will be designed to be at least 10 feet from another driveway, and 50 feet away from 
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the centerline of local streets.  The proposal in addition to future review procedures will ensure 
conformance with this section.   

 2. Properties with Multiple Frontages. Where a property has frontage on more than 
one street, access shall be limited to the street with lesser classification.  

 3. Alley Access. If a property has access to an alley or lane, direct access to a public 
street is not permitted.  

Applicant Response:  All access within the Master Planned Development and the Subdivision 
is planned to be taken from abutting alleys or internal streets, always from the street with the 
lesser classification, in conformance with these standards. 

4. Closure of Existing Accesses. Existing accesses that are not used as part of 
development or redevelopment of a property shall be closed and replaced with 
curbing, sidewalks/pathways, and landscaping, as appropriate.  

Applicant Response:  There are no existing accesses that will not be used with this 
development, therefore the closure of existing access is not warranted.   

5. Shared Driveways on Arterial Streets….  

Applicant Response:  No access is proposed onto an arterial street, therefore this section is 
not applicable.   

6. Frontage Streets and Alleys. The hearing body for a design review or 
subdivision may require construction of a frontage street to provide access to 
properties fronting an arterial or collector street. 

Applicant Response:  The proposal does not front an Arterial or Collector Street and all access 
is via internal local streets and alleys, thus there is no need for a frontage street. 

7. Exceptions  
a. The Community Development Director or designee may allow exceptions to 

the access standards above in any of the following circumstances: 
1. Where existing and planned future development patterns or physical 

constraints, such as topography, parcel configuration, and similar 
conditions, prevent access in accordance with the above standards. 

2. Where the proposal is to relocate an existing access for existing 
development, where the relocated access is closer to conformance 
with the standards above and does not increase the type or volume 
of access. 

3. Where the proposed access results in safer access, less congestion, 
a better level of service, and more functional circulation, both on-
street and on-site, than access otherwise allowed under these 
standards.  

4. When access requirements are divided by one or more multi-use 
pathway(s), in conformance with the provisions of Section 3.1.400. 
Multi-use pathways shall be located to minimize out-of-direction 
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travel by pedestrians and bicycles and shall be 10-feet wide and 
located within an easement whose width is specified by the Fire 
Marshal.  

 
b. Where an exception is approved, the access shall be as safe and functional 

as practical in the particular circumstance. The City may allow construction 
of an access connection at a distance less than required from an 
intersection, provided the access is as far away from the intersection as 
possible. In such cases, the City may impose turning restrictions (i.e., right 
in/out, right in only, or right out only) and may also require that the 
applicant submit a traffic study by a registered engineer to show the 
proposed access meets these criteria.  

8. Access Management Plan. In addition, all requests for an access spacing exception 
shall be required to complete an access management plan for review and approval by the 
Public Works Director or City Engineer, which should include at a minimum the following 
items:… 

Applicant Response:  Although this section allows for exceptions to access spacing, the 
proposal does not request any exceptions to these standards.  
 
J.  Driveways, Access Connections and Driveway Design 

1.  Driveway Openings. Driveway openings (or curb cuts) shall be the 
minimum width necessary to provide the required number of vehicle travel 
lanes (10 feet minimum width for each travel lane). The following standards 
are required to provide adequate site access, minimize surface water 
runoff, and avoid conflicts between vehicles and pedestrians (as measured 
where the front property line meets the sidewalk or right- of-way): 

a. Single family, two-family, and three-family residential uses shall 
have a minimum driveway opening width of 10 feet, and a maximum 
width of 24 feet. Wider driveways may be necessary to 
accommodate approved paved recreational vehicle pads, but the 
driveway opening or connection to the street shall not be allowed to 
be wider. 

b. Multi-family developments shall have a minimum driveway opening 
width of 20 feet, and a maximum width of 26 feet. These dimensions 
may be increased subject to the City Engineer approval. 

c. Other Uses. Access widths for all other uses shall be based on 10 
feet of width for every travel lane. These dimensions may be 
increased subject to the City Engineer approval. Driveways 
providing direct access to parking spaces shall conform to the 
parking area standards in Chapter 3.3, Vehicle and Bicycle Parking. 
Properties located in the Light Industrial (LI) District shall refer to 
Chapter 2.6. 

2.  Driveway Approaches. Driveway approaches shall be designed and located 
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to provide exiting vehicles with an unobstructed view of other vehicles and 
pedestrians, and to prevent vehicles from backing into the flow of traffic on 
the public street or causing conflicts with on-site circulation. Construction 
of driveway accesses along acceleration or deceleration lanes or tapers 
should be avoided due to the potential for vehicular conflicts. Driveways 
should be located to allow for safe maneuvering in and around loading 
areas. 

3.  Driveway Construction. Driveway aprons (when required) shall be installed 
between the street right-of-way and the private drive, as shown in Figure 
3.1.300.B. Driveway aprons shall conform to ADA requirements for 
sidewalks and pathways, 

Applicant Response:  Driveways are not proposed at this time, however when constructed, 
they are planned to be designed in conformance with the standards of these sections.   

K.  No development may occur unless required public facilities are in place or are 
guaranteed in conformance with the provisions of this Code. Improvements 
required as a condition of development approval, when not voluntarily accepted 
by the applicant, shall be roughly proportional to the impact of development. 
Findings in the development approval shall indicate how the required 
improvements are roughly proportional to the impact. All public improvements 
shall be in conformance with the City of Sisters Public Works Construction 
Standards, latest edition. 

Applicant Response:  The proposal includes a Master Plan, along with a Tentative Subdivision 
Plan, and a Park Site Plan.  The proposal includes the installation of public facilities necessary 
to provide capacity for each phase of development and the applicant plans to install the planned 
infrastructure prior to the final plat for any phase.  Thus the plan, as proposed, ensures that all 
required public facilities will be in place in accordance with the latest edition of the Public Works 
Construction Standards and the standards of this code.  Given the planned improvements, it is 
not expected that the City will need additional public improvements to meet any development 
code standards.  However, the applicant understands that should the City find the need for 
additional public improvements, constitutional law and the standards of this section establish 
that the City document a nexus to this project, and that any conditioned improvements be 
roughly proportional to the impact of the required development.  Also should additional 
improvements be required, constitutional law establishes that the burden falls upon the City to 
document how such improvements are roughly proportional to the projects impact.   
 
Staff’s Responses: 3.1.300 Sections A-K: The City has provided a review letter and is 
attached to this staff report.  The summary of the comments from City Engineers and planning 
staff responses to those comments are as follows.  As mentioned previously, the applicant is 
being requested to extend the Northern Street, westerly, to provide a connection to Pine Street.  
However, the adjoining property owner to the west is owned by the USA/US Forest Service 
which causes unique challenges in extending the street across federal lands.  A potential 
solution to consider is to provide a right of way reservation to the edge of the property, suitable 
in width to accommodate the road extension.  City staff will lead the discussion with the Forest 
Service in an attempt to secure the rights to extend the street.  If the Forest Service denies the 
request prior to the commencement of Phase IV, then the right of way reservation can be 
terminated.  

Commented [GB6]: I anticipate that we will support an 
argument to not include this extension based upon SDC 3.1.300.I.7.  
If this stated finding is in the final Staff report, we will supplement 
the BOP in a memo for the Public Hearing. 
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The applicant has provided an adequate traffic impact analysis from a previous study and also 
an update which is attached to this report.  The traffic circulation plan is adequate for the 
proposed use and depending upon which Option is ultimately approved, street standards 
applicable to alley access will be enforced. 
 
Construction plans for each phase shall comply with the latest City construction and 
accessibility standards and are required to be submitted and approved by City staff prior to 
commencement of construction. 
 
Notwithstanding resolution of the issue regarding extension of the Northern Street, the applicant 
meets the requirements of these Sections. 
 
3.1.400 Pedestrian/Bicyclist Access and Circulation 

A.  Site Layout and Design. To ensure safe, direct, and convenient pedestrian 
circulation, all developments shall provide a continuous pedestrian system. The 
pedestrian system shall be based on the standards in subsections 1-3, below: 

1.  Continuous Access and Circulation System. The pedestrian/bicycle 
circulation system shall extend throughout the development site and 
connect to all future phases of development, and to existing or planned off-
site adjacent trails, public parks, and open space areas to the greatest 
extent practicable. The developer may also be required to connect or stub 
pathways or multi-use paths to adjacent streets and to private property 
with a previously reserved public access easement for this purpose. 

2.  Safe, Direct, and Convenient. Pathways and multi-use paths within 
developments shall provide safe, reasonably direct, and convenient 
connections between primary building entrances and all adjacent streets 

3.  Pathway Connections within Development. Connections within 
developments shall conform to the following standards: 

a. Pathways shall connect all building entrances to one another to the 
extent feasible;  

b. Pathways shall connect all on-site parking areas, storage areas, 
recreational facilities and common areas, and shall connect off-site 
adjacent uses to the site to the extent feasible. Topographic or 
existing development constraints may be cause for not making 
certain pathway connections, as generally shown in Figure 3.1.400A; 
and  

Applicant Response:  The pedestrian/bicycle access and circulation for the Master Plan is 
accomplished via public rights of way (and the required access improvements therein), along 
with park areas, common green spaces, and a connection to the forest service trails to the 
northwest.  As detailed on the Master Plan, the proposed public access is continuous and 
circulates the entire site, it is also safe, direct, and convenient, connecting the Master Planned 
Area to the greater Sisters Community.   
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In addition to public improvement, the proposal includes a park that effectively connects to the 
public right of way, and provides on site paths that connect all areas of the site to one another.   
 
The proposed public and site pedestrian/bicycle improvements, therefore comply with the 
standards of these sections.    
 
B.  Pathways Design and Construction. Pathways and multi-use paths shall conform 

to the following standards: 

1. Vehicle/ Pathway and Multi-use Path Separation. Except for crosswalks 
(subsection 2) and for properties in the Light Industrial Zone, where a 
pathway or multi-use path abuts a driveway or street, it shall be raised 6 
inches and curbed along the edge of the driveway/street. Alternatively, the 
decision body may approve a pathway or multi-use path abutting a 
driveway at the same grade as the driveway if the pathway or multi-use 
path is protected from all vehicle maneuvering areas. An example of such 
protection is a row of decorative metal or concrete bollards designed to 
withstand a vehicle’s impact, with adequate minimum spacing between 
them to protect pedestrians and bicyclists.  

Applicant Response:  As detailed on the Tentative Subdivision Plan, all sidewalks within the 
right of way have been proposed to be constructed to Public Works Standards, which provide 
the needed separation.  In addition to public improvements, the proposal includes walkways 
across the park, through the common green corridors, and at the northwest corner of the 
property, connecting to the forest service property.  The planned non-right of way improvements 
do not abut streets or driveways, therefore the standards of this section don not apply.   

2. Crosswalks. Where pathways and multi-use paths cross a parking area, 
driveway, or street (“crosswalk”), they shall be clearly marked with 
contrasting paving materials (e.g., light-color concrete inlay between 
asphalt), which may be part of a raised/hump crossing area. Painted or 
thermo-plastic striping and similar types of non-permanent applications 
may be approved for crosswalks not exceeding 24 feet in length. 

Applicant Response:  The only needed cross walks are those located within the public right of 
way.  The right of way improvements, including the crosswalks, conform to Public Works 
Standards and the standards of this section.   

3.  Pathway and Multi-use Path Width and Surface.  Pathway surfaces shall 
be concrete, asphalt, brick/masonry pavers, or other durable surface, as 
approved by the Public Works Director or designee, at least 6 feet wide, 
and shall conform to ADA requirements. Multi-use paths (i.e., for bicycles 
and pedestrians) shall be the same materials, at least 10 feet wide and shall 
conform to ADA requirements. 

Applicant Response:  The pathways in the park, through the common green corridors and at 
the northwest portion of the property (connecting the to the forest Service trails) are proposed to 
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be about 6-10 feet wide and constructed of compacted gravel fines, pavers or asphalt, in 
conformance with this section.     
 
Staff’s Response: The applicant meets the requirements of Section 3.1.400A.  However, 
depending upon the final status of the proposed Park, conditions of development may change.  
All design details will be illustrated on construction plans for each phase. 
 
 
IV.G. Chapter 3.2 - Landscaping and Screening 
 
3.2.100  Purpose 
 
The purpose of this chapter is to promote community health, safety and welfare by 
protecting existing trees and setting development standards for landscaping, street 
trees, fences and walls. Landscaped areas should help to control surface water drainage 
and can improve water quality. 
 
Applicant Response:  This section establishes the purpose of this chapter, but does not 
contain any specific measureable standards or criteria.   
 
3.2.200  Landscape Requirements 
 
A.  Requirements by Zone. In the following designated districts, not less than the 

stipulated percent of gross site area shall be occupied by landscaping. 
 
1.  Residential (R), twenty (20%) percent. 
2.  Residential Multiple Family (RMF), twenty (20%) percent… 

 
 
Applicant Response:  The property has a mixed zone, R and MFR and is currently vacant.  
The standards of this section establishes that developed sites are required to include a 
minimum 20% landscaping.  The only portion of the proposal that includes a development plan 
is the proposes park.  As detailed on the Park Site Plan, well over 20% of the park will be 
landscaped.  Landscaping on other properties will be reviewed in association with future 
development plans.   
 
B.  Determination of Landscaped Area. In determining landscaped area setbacks, 

private patios and all other areas not occupied by buildings, parking lots, vehicle 
storage areas, or driveways may be included. 

 
Applicant Response:  Only allowable areas will be proposed as landscape areas as defined by 
this section.   
 
C. Development Standards 
 

1.  All landscaping within the City shall comply with the requirements of the 
Oregon Forestland-Urban Interface Fire Protection Act, also known as 
Senate Bill 360. 
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Applicant Response:  The Sisters Development Code has been written to conform to Senate 
Bill 360, thus development in conformance with the Development Code standards will ensure 
with the referenced legislation.    
 

2.  Areas occupied by clubhouses, recreation buildings, pools, saunas, 
interior walkways and similar amenities may be also included as 
landscaped areas, up to fifty (50) percent of the required landscape area.  

 
3.  A hard surface pedestrian plaza or combined hard surface and soft surface 

pedestrian plaza, if proposed shall be counted towards meeting the 
minimum landscaping requirement, provided that the hard-surface portion 
of the plaza shall not exceed twenty-five (25) percent of the minimum 
landscaping requirement, and shall be comprised of the following:…. 
 

4.  Bark dust, chips, aggregate and other non-plant ground covers may be 
used, but shall cover no more than 25 percent of the area to be 
landscaped… 

 
Applicant Response:  The only areas that are proposed to be developed and landscaped at 
this time are the open spaces.  Counting recreation area, hard surfaces or non-plant ground 
cover as  landscaped areas will not be needed to ensure required landscaping requirements are 
met in these areas.   
 

5.  Street trees shall be planted in accordance with the provisions of Street 
Tree Section 3.2.600 of this Code. 

 
Applicant Response:  A complete review of Section 3.2.600 is included below and as detailed 
therein, the proposal complies with the applicable street tree requirements.   
 

6.  Any landscaping area provided in front of building(s) in the Downtown 
Commercial or Light Industrial zoning district shall be counted as double 
toward meeting the total landscape requirements. 

 
Applicant Response:  The property is not located in the DC or IL zone, therefore this section 
does not apply.   
 

7.  A landscape strip, a decorative wall (masonry or similar quality material), 
arcade, trellis, evergreen hedge, or similar screen shall screen parking lots 
from adjacent streets to a height of three (3') feet. The required wall or 
screening shall provide breaks, as necessary, to allow for access to the 
site and sidewalk by pedestrians via pathways. Any areas between the 
wall/hedge and the street/driveway line shall be landscaped with plants or 
other ground cover. 

 
8.  All mechanical equipment, refuse area, outdoor storage and 

manufacturing, and service and delivery areas, shall be screened from view 
from all public streets and Residential districts. Properties located in the 
Light Industrial (LI) District shall refer to Chapter 2.6 for screening 
requirements. 
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9.  Landscaping shall also be provided where practical in areas within a 
parking lot not used for the parking of vehicles, drives or turning area. 

 
10.  Parking Areas….  
 
11.  Buffering is required for parking areas containing four or more spaces, 

loading areas,  and vehicle maneuvering areas….  
 
Applicant Response:  The proposal does not include site development that will contain parking 
areas, mechanical equipment, refuse areas, outdoor storage, manufacturing, sales, or service 
areas, therefore these standards do not apply to the current proposal.   
 

12.  When a commercial or industrial site adjoins a Residential District, where 
fences are required, such fencing shall be landscaped as appropriate. 

 
Applicant Response:  The property is sufficiently buffered from the neighboring commercially 
zoned properties by a public street, therefore fences are not required and the standards of this 
section do not apply.  
 

13.  All required building setbacks shall be incorporated in the landscape 
design, unless these areas are utilized in driveways, etc. 

 
Applicant Response:  As detailed in the park Site Plan, setbacks on the park property have 
been incorporated into the landscape design.  
 

14.  A combination of trees, shrubs and ground covers shall be used for all 
planted areas, the selection of which shall be based on local climate, 
exposure, drought-tolerance, water availability, and drainage conditions; 
ground covers alone are not acceptable.  As necessary, soils shall be 
amended to allow for healthy plant growth. The Community Development 
Director or designee may require the substitution of any plant material 
which they have reason to believe will not survive successfully under the 
particular conditions of the site in question. 

 
Applicant Response:  The park site plan utilizes a combination of trees, shrubs and ground 
cover that are based on our local climate, in accordance with this section.  
 

15. Planted trees shall have a minimum caliper size of two (2) inches and shall 
conform to the standards described by the ANSI A300 standards for 
nursery stock, latest edition. 

 
Applicant Response:  As detailed on the Park Site Plan, all trees are proposed to be planted 
with at least a 2 inch caliper size, in accordance with this section.   
 

16.  Detention facilities, such as ponds, shall be graded so that the sides of the 
facilities are no steeper than 3:1. Additionally, the facilities shall be 
landscaped with plant materials that provide erosion control and 
biofiltration. 
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Applicant Response:  The Park Site Plan does not include a large amount of impervious 
surface.  All of the drainage is planned to be accommodated on site. No drainage facilities are 
proposed, therefore this section does not apply to current development.   
 

17.  Plans for the development of required landscaping shall be submitted to 
the Community Development Department for review and approval prior to 
the issuance of any building permit. When special conditions of design 
warrant, changes may be submitted for consideration. 

 
Applicant Response:  The applicant plans on submitting all required plans to CDD for review 
prior to the issuance of a building permit is issued, in accordance with this section.     
 

18.  All required landscaping shall be installed by the developer and approved 
by Community Development Department, prior to occupancy of any 
building, unless other arrangements are agreed to by the Community 
Development Director. 

 
Applicant Response:  The applicant intends to install the landscaping in the park as proposed 
and will do so prior to the use of the park, unless otherwise approved by the City.   
 

19.  The use of drought-tolerant plant species is encouraged, and may be 
required when irrigation is not available. If the plantings fail to survive, the 
property owner shall replace them in kind or in consultation with the 
Community Development Director or designee. All other landscape 
features required by this Code shall be maintained in good condition, or 
otherwise replaced by the owner. Irrigation systems connected to the City 
water system shall have a back-flow prevention device installed as required 
by Public Works’ Standards and Specifications, latest edition. 

 
Applicant Response:  As detailed on the park site plan, the area will be landscaped with pine, 
aspen, and shrubs, most of which are drought tolerant species.   If any plantings fail to survive, 
the HOA will be responsible for their replacement.   
 
D.  Landscaping in Right-of-Way 
 

1.  Landscaping in Right-of-Way -- Any landscaped area within the public 
right-of way shall not be used when determining required percentage of 
landscaping provided on-site. 

 
Applicant Response:  Landscaping within the right of way has not been used in determining 
the required landscaping for the park, nor will it be used for requirements with subsequent 
residential development.     
 

2.  Design -- The design of the landscaping of the public right-of-way shall be 
included in the Landscape Plan and meet the requirements as specified in 
this section. Adequate space shall be provided in the landscape area to 
allow free, unrestricted growth and development of the landscaping and 
street trees. 
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Applicant Response:  The applicant plans to install street trees within the right of way 
landscape strips as required by this section.     
 
E.  All planting shall be maintained in good growing condition. Such maintenance 

shall include, where appropriate, pruning, mowing, weeding, cleaning, fertilizing, 
and regular watering. Whenever necessary, planting shall be replaced with other 
plant materials to insure continued compliance with applicable landscaping 
requirements. 

 
Applicant Response:  The common landscaping areas will be maintained by an HOA, which 
will ensure compliance with this section.   
 
Staff’s Response: As mentioned previously, the status of the proposed Park will be determined 
per future discussions between the applicant and the City.  Staff recommends that the site plan 
for the proposed Park suffice as an interim plan until the final status of ownership and 
maintenance of the Park is determined.  Otherwise, the applicant meets the requirement of 
Section 3.2.200.  
 
3.2.300  Screening 
 
Screening refers to a wall, fence, hedge, informal planting, or berm, provided for the 
purpose of buffering a building or activity from neighboring areas or from the street. 
When required, screening may be provided by one or more of the following means:  
 
A.  A solid masonry wall, board fence, or equivalent meeting the standards of the 

applicable building code. 
 
B.  An evergreen hedge. 
C.  An earth berm may be used in combination with any of the above types of 

screening, but not more than two-thirds (2/3) of the required height of such 
screening may be provided by the berm. The slope of a berm may not exceed 3:1. 
The faces of a berm’s slope shall be planted with ground cover, shrubs, and trees. 

 
D.  Prescribed screening need not be placed along a lot line so long as a building 

wall, solid fence, or freestanding wall of the required height exists immediately 
abutting and on the other side of the lot line. 

 
E.  Screening shall comply with the vision clearance standards in Chapter 2.15 

Special Provisions. 
 
F.  In the areas within the Western Frontier Architectural Design Theme, wood, stone 

or iron or their visual equivalent shall be used consistent with Chapter 2.15 
Special Provisions. 

 
G.  Screening walls and fences shall be maintained in good repair including painting, 

if required, and shall be kept free of litter or advertising. 
 
H.  Height and Location of Screening. Unless otherwise specified, screening required 

by this Section shall be a minimum six (6) feet in height. In the front yard or street-
side yards in R or C Zoning District such screening shall not be more than four (4) 
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feet in height, unless otherwise specified. All screening shall follow the lot line of 
the lot to be screened, or the inside edge of the sidewalks, or shall be so arranged 
within the boundaries of the lot as to substantially hide from adjoining properties 
the building, facility or activity required to be screened. 

 
I.  Heights of plant screens or hedges specified herein indicate the height which may 

be expected within three (3) years of planting. The height at the time of planting 
shall be such that in accordance with good landscape practice the fully required 
height may be achieved within a three (3) year period. 

 
J.  The standards set forth herein for location and height of landscaping or screening 

may be modified as directed by the Community Development Director whenever it 
appears that such landscaping or screening would constitute a danger to traffic 
by reasons of impairment of vision at a street or driveway intersection. 

 
Applicant Response:  Prior to submittal, the applicant had not been informed of any need for 
screening, thus the standards of this section have not been reviewed.  In the event screening is 
desired or required, the applicant understands the City would need to be in conformance with 
this section. 
 
Staff’s Response: The applicant has provided and accurate analysis of the Section. 
 
3.2.400  Nonconforming 
 
For sites that do not conform to these requirements, an equal percentage of the site must 
be made to comply with these standards as the percentage of building or parking lot 
expands, e.g. if the building or parking lot area is to expand by twenty-five percent (25%), 
then twenty-five percent (25%) of the site must be brought up to the standards required 
by this ordinance. 
 
Applicant Response:  The property is not a developed site, thus is not a nonconforming site to 
which the standards of this section could apply.   
 
 
3.2.500 Existing Trees  
 
A.  Applicability All development sites containing Significant Trees, shall comply with 

the standards of this Section. The purpose of this Section is to preserve 
significant trees within the city limits. The preservation of mature, native 
vegetation within developments is a preferred alternative to removal of vegetation 
and re-planting. Mature trees reduce air and water pollution, provides summer 
shade and wind breaks, and require less water than new landscaping plants 
having established root systems. 
 

B.  Significant Trees - Individual trees with a trunk diameter of eight (8) inches or 
greater as measured 4.5 feet above the ground (DBH), shall be identified as 
significant. Other trees may be deemed significant, when nominated by the 
property owner and designated by the City Council as “Heritage Trees” (i.e., by 
virtue of site, rarity, historical significance, etc.). 
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C.  Mapping Required Existing significant trees shall be identified on all site plans, 

partitions and subdivisions and shall be retained whenever possible. Trees to be 
retained must be identified prior to the commencement of any construction 
activity and shall be protected during construction pursuant to D below. 

 
Applicant Response:  The site contains significant trees as defined by this section and all of 
the significant trees are included on the Existing Conditions map of the Tentative Subdivision 
Plan as required by this section.   
 
Staff’s Response: The applicant has provided said Map.   
 
D.  Protection Standards All of the following protection standards shall apply to 

significant vegetation areas: 
 

1.  Significant trees shall be retained whenever practical. Preservation may 
become impractical when it would prevent reasonable development of 
public streets, utilities, or land uses permitted by the applicable land use 
district. 

 
Applicant Response:  At this time, the only significant trees that are proposed to be removed 
are those that are situated within the planned rights of way. Remaining trees will be left on site 
and only be removed if site specific development establishes that retaining trees would be 
impractical to achieve required development density.   
 
Staff’s Response: The applicant has committed to clearing only the trees existing in the 
proposed right of way during construction of infrastructure.  During development of individual 
homes, some trees may have to be cleared but every attempt should be made to preserve 
existing significant trees when designing house models.  All existing tees within the proposed 
Park should not be cleared at all until the final status of its ownership is determined. 
 
 

2.  Significant trees removed shall be replaced at a 3:1 ratio of trees removed 
to trees planted. Replacement trees of an appropriate species shall have a 
minimum two (2) inch caliper size and shall be planted in a suitable 
location as substitutes for removed trees, at the sole expense of the 
applicant. Ponderosa pines may be planted as replacement trees where 
appropriate. 

 
a.  The Community Development Director or designee shall review tree 

relocation or replacement plans in order to provide optimum 
enhancement, preservation and protection of wooded areas. To the 
extent feasible and desirable, trees shall be relocated or replaced 
onsite and within the same general area as trees removed. 

 
b.  When it is not feasible or desirable to relocate or replace trees on-

site, relocation or replacement may be made at another location 
approved by the Community Development Director or designee. 

 
c. Where it is not feasible to relocate or replace trees on site or at 

another approved location in the City, the applicant shall pay into 
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the City Tree Fund, which fund is hereby created, an amount, to be 
set by the City Council and incorporated into the City of Sisters 
Master Fee Schedule, for each of the replacement trees that would 
otherwise be required by this section. This amount shall reflect both 
the cost of purchasing and the cost of installing a replacement tree. 
The City shall use the City Tree Fund for the purpose of producing, 
maintaining and preserving wooded areas and heritage trees, and 
for planting trees within the City. In addition, and as funds allow, the 
City Tree Fund may provide educational materials to assist with tree 
planting, mitigation, and relocation.  

 
Applicant Response:  Very few trees are planned to be removed in association with the 
planned right of way improvements. These trees are planned to be replaced as street trees and 
trees within the planned park and open spaces.  The Tentative Subdivision Plat will show the 
exact number and location of trees, to be removed. 
 
Staff’s Response: The applicant has provided said Map.  The applicant has committed to 
following the requirements of this Section. 
 
 

3.  Significant trees that are identified to be retained prior to any construction 
activity, as required by C, above, shall be removed only with the prior 
approval of the Community Development Director or designee. 

 
4.  Significant trees that are identified to be retained shall be protected before 

and during all construction and site preparation activity. Protection 
measures shall include, but not be limited to, installation of a high visibility 
tree protection fence [minimum three (3) foot high fence with metal 
stakes/posts at eight (8) to ten (10) foot intervals] around the dripline(s) of a 
tree or trees to be preserved. 

 
5.  Grading, operation of vehicles and heavy equipment, and storage of 

construction materials are prohibited within the dripline of significant trees 
to be preserved, except as approved by the City for installation of utilities 
or streets. Such approval shall only be granted after finding that there is no 
other reasonable alternative to avoid the protected area. 

 
6.  When proposed developments encroach into the dripline area of significant 

trees, special construction techniques to allow the roots to breathe and 
obtain water may be required by the Director with respect to any 
application for a building, grading or development permit. 

 
7.  The City also may require an inventory, survey, or assessment prepared by 

a qualified professional when necessary to determine vegetation 
boundaries, building setbacks, and other protection or mitigation 
requirements. 

 
8.  Conservation Easements and Dedications. When necessary to implement 

the Comprehensive Plan, the City may require dedication of land or 
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recordation of a conservation easement to protect sensitive lands, 
including groves of significant trees and natural rock outcroppings. 

 
Applicant Response:  The Tentative Subdivision plan identifies all trees that have been 
proposed to be retained. During construction, trees will be protected with tree protection fencing 
and proper protection measures to ensure preservation.  Tree protection standards are detailed 
on the Engineering plans associated with the Subdivision Tentative Plan.    
 
Staff’s Response: The applicant has provided said Map.   
 
 
E.  Exemptions. The protection standards in “D” shall not apply in the following 
situations: 

 
1.  Dead, Diseased, and/or Hazardous Vegetation. Vegetation that is dead or 

diseased, or poses a hazard to personal safety, property or the health of 
other trees, may be removed. Prior to tree removal, the applicant shall 
provide a report from a certified arborist or other qualified professional to 
determine whether the subject tree is diseased or poses a hazard, and any 
possible treatment to avoid removal, except as provided by subsection 2, 
below. 

 
2.  Emergencies. Significant vegetation may be removed in the event of an 

emergency without land use approval pursuant to Chapter 4, when the 
vegetation poses an immediate threat to life or safety, as determined by the 
Community Development Director or designee. The Community 
Development Director shall prepare a notice or letter of decision within 7 
days of the tree(s) being removed. The decision letter or notice shall 
explain the nature of the emergency and be on file and available for public 
review at City Hall. 

 
Applicant Response:  Neither of the exempted tree types have been identified as a reason for 
removal at this time.   
 
3.2.600  Street Trees  
 
Street trees shall be planted for all developments that are subject to Land Division or Site 
Design Review. Planting on unimproved streets shall be deferred until the construction 
of curbs and sidewalks. Street trees shall conform to the following standards and 
guidelines: 
 
A.  Street Tree Standards. Trees shall be selected based on growth characteristics 

and site conditions, including available space, overhead clearance, soil 
conditions, exposure, and desired color and appearance. The following applies to 
street tree planting and selection: 

 
1.  Street trees shall be planted between 5' and 15' of the curb, wherever 

possible. 
2.  Street trees shall be placed at an average of 35’ maximum distance apart 

from one another. Reduced separation may be required for smaller species 
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of trees. Variety in tree placement using clusters of trees and uneven 
spacing is encouraged. 

3.  An approved tree grate or other surface treatment acceptable to the 
Community Development Director or designee shall be used for street trees 
planted in paved or concrete areas. 

4.  Except for immature trees of insufficient height to prune and retain a crown 
that is at least 2/3 the height of the tree, street trees that overhang city 
property and public rights-of-way shall be pruned to maintain at a minimum 
a clearance height of 8’ over sidewalks and a clearance height of 14’ over 
streets. 

5.  Existing trees may be used to meet minimum street trees requirements if 
they are not killed or damaged during or as a result of development. 
Sidewalks of variable width and elevation may be used to save existing 
street trees. 

6.  Existing street trees removed as the result of development shall be 
replaced by the developer with trees of a species appropriate to the site, as 
determined by the Community Development Director or designee. 

7.  Low-growing trees shall be required for spaces under utility wires. 
8.  Narrow or “columnar” trees may be used where awnings or other building 

features limit growth, or where greater visibility is desired between 
buildings and the street. 

9.  Trees that are extremely susceptible to insect damage shall be avoided. 
10.  Trees that produce excessive seeds or fruit are prohibited as street trees. 
11.  Street trees shall be those species suitable for the location in which they 

are placed.  Recommended tree species include the following tree types, 
and within these, consideration should be given to those that are most 
drought-resistant. Drought resistant trees are marked with an asterisk (*): 

 
Small trees (under 25 feet at maturity) 
 
a.  Canada Red Cherry (Prunus virginiana)* 
b.  Flowering Crabapple (Malus spp.)* 
c.  Hawthorn (Crataegus spp.)* 
d.  Japanese Tree Lilac (Syringa reticulata) 
e.  Serviceberry (Amelanchier spp.) 
 
Medium trees (30 to 45 feet at maturity) 
 
f.  Flowering Plum (Prunus cerasifera) 
g.  American Hornbeam (Carpinus caroliniana) 
h.  Callery Pear (Pyrus calleryana) 
i.  Hedge Maple (Acer campestre) 
j.  Mountain Ash (Sorbus aucuparia)* 
 
Tall trees (over 50 feet at maturity) 
 
k.  Birch (Betula spp.) 
l.  Green Ash (Fraxinus pennsylvanica)* 
m.  Honey Locust (Gleditsia triacanthos 'inermis')* 
n.  Littleleaf Linden (Tilia cordata) 
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o.  Norway Maple (Acer platanoides) 
p.  Pin Oak (Quercus palustris)* 
q.  Red Maple (Acer rubrum)* 
r.  Red Oak (Quercus rubra)* 
 
B.  Prohibited Street Tree Species. Use of the following tree species as street trees is 

prohibited for one or more of the following reasons: 1) their roots cause injury to 
sewers or pavements; 2) they are particularly subject to insects or diseases; 3) 
they cause safety and visibility problems along streets and at intersections; 4) 
they create messy sidewalks and pavements. Prohibited species include the 
following: 

 
a.  Walnut (Juglans spp.) 
b.  Osage Orange (Maclura pomifera) 
c.  Weeping varieties of mulberries, crabapples, cherries, etc. (Morus, Prunus, etc. 

(weeping)) 
d.  Fruiting Mulberry (Morus alba) 
e.  Poplar (Populus trichocarpa) 
f.  Commercial Fruit Trees (Prunus, Pyrus, etc. (fruiting)) 
g.  Weeping Willow (Salix babylonica) 
h.  American Elm (Ulmus americana) 
i.  Siberian Elm (Ulmus pumila) 
 
C.  Caliper Size. Planted trees shall have a minimum caliper size of two (2) inches and 

shall conform to the standards described by the ANSI A300 standards for nursery 
stock, 
latest edition. 

 
D.  Location. Street trees shall be planted within existing and proposed planting 

strips and in sidewalk tree wells on streets without planting strips. 
 
Applicant Response:  The applicant proposes to install street trees in association with each 
phase of development.  The planned street trees are documented on the Tentative Subdivision 
Plan and are planted at 2 inch caliper size and spaced in accordance with this standards of this 
section.   
 
 
E.  Street Tree Maintenance 
 

1.  Except for trees located in medians within public rights-of-way, which shall 
be maintained by the City, it shall be the continuing duty and routine 
obligation of property owner(s) of land abutting public rights-of-way to 
perform activities required to maintain trees located within the abutting 
right-of-way in good health and vigor. Activities may include watering, 
pruning, protection against damage, and replacement if necessary. 

 
2.  Street tree removal and planting shall be the obligation of the adjacent 

property owner(s). 
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3.  All maintenance activities shall be conducted in accordance with the City 
of Sisters Urban Forestry Ordinance and City of Sisters Public Works 
Construction Standards, latest edition. 

 
Applicant Response:  This is a general policy of maintenance, which will be enforced after 
installation of the street trees and does not apply to the current proposal.   
 
F.  Assurances. The developer shall install all required landscaping prior to the 

occupancy of the development. In the event that installation needs to be delayed, 
the City of Sisters shall require the developer to provide an estimate of 
landscaping improvement costs to the City. Upon acceptance of this amount, the 
City shall require a performance bond in the amount of 120 percent of the 
accepted estimate from the owner/developer.  

 
Applicant Response:  The applicant intends that all landscaping will be installed prior to 
occupancy of any structure on the site.  In the event landscaping is delayed all requisite 
assurances will be provided.   
 
Staff’s Response: The applicant meets the requirement of 3.2.600 Street Trees Section. 
 
 
3.2.700 Urban Forestry… 
 
Applicant Response:  This section establishes the urban forestry program in Sisters, but it 
does not contain any standards that apply to the current proposal.   
 
H. Chapter 3.3 - Vehicle and Bicycle Parking 
 
3.3.100  Purpose. The purpose of this section is to ensure adequate off street 
parking is provided by each land use in a manner that avoids street congestion, 
minimizes impacts on neighboring properties, increases vehicular and pedestrian safety, 
and promotes good aesthetic design to create and preserve an attractive community 
character. 
 
3.3.200  Applicability 
 
A.  New Structures. When a structure is constructed, on-site vehicle and bicycle 

parking and loading spaces shall be provided in accordance with this chapter. 
 
B.  Alteration of Existing Structures and Use. When an existing use or structure is 

enlarged or expanded, additional parking to meet the requirements of this Chapter 
shall be provided for the enlarged or expanded portion only, while maintaining 
previously existing parking for that use. 

 
C.  Change in Use. No additional parking shall be required when an existing structure 

is changed from one use type to another and the vehicle and bicycle parking 
requirements for each use type are the same. When the change in use requires 
additional vehicle and/or bicycle spaces, additional parking and bicycle space 
shall be provided to compensate for the increased intensity of use. 
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D.  Exception to Parking Space Requirement in the Downtown Commercial District. 

Properties that develop or that change uses in a manner that requires additional 
parking spaces to be provided may be excepted from adding additional vehicle 
parking spaces by the Community Development Director or designee if the public 
right of way adjacent to the subject site is already developed with curbs, 
sidewalks and parking. 

 
Applicant Response:  The standards of this section generally apply to site development.  The 
only site development that is proposed with this application is the park, and pursuant to table 
3.3.300.A, parks do not require off-street parking.  Therefore this chapter does not apply to the 
current proposal. 
 
Staff’s Response: With respect to parking at the proposed Park, the status of the proposed 
Park will be determined per future discussions between the applicant and the City.  Staff 
recommends that the site plan for the proposed Park suffice as an interim plan until the final 
status of ownership and maintenance of the Park is determined.  Otherwise, the applicant meets 
the requirement of this Section.  
 
 
I. Chapter 3.4 - Signs 
 
3.4.100  Purpose 
 
The purpose of this chapter is to maintain or improve the aesthetic quality of the City's 
residential and business environment in a manner which recognizes and balances the 
need for signs with other visual, aesthetic and safety concerns of the community. 
 
3.4.200  Applicability 
 
All new or remodeled signs within the City Zoning districts shall require a permit, 
provided that they meet all standards and provisions of this ordinance. The permitting 
process may be administrative or if necessary, reviewed by a hearings body. 
 
Applicant Response:  The proposed subdivision will have at least 2 entrance signs. An 
example has been included in the Exhibits 
 
3.4.300 Definitions… 
 
Applicant Response:  This section includes definitions, but no approval criteria.   
 
3.4.400 General Provisions 
A.  Signage shall be in proportion with and visually related to the architectural 

character of the building, restrained in size. 
 
B.  Basis for Design. Sisters has a sense of time and place dating from the 1880's. 

Signage at that time was pedestrian-oriented. The size, lettering and placement of 
signs were, for the most part, designed to attract the attention of foot and slower-
moving horse traffic. The basis for design shall be compatible with the 1880's 
Western Frontier Architectural Design Theme in Chapter 2.15, Special Provisions. 
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C.  Rectangular, straight-edged and oval signs are the preferred shape for signs. 

Signs with highly stylized, curvilinear edges are discouraged. 
 
D.  Permitted Materials. Wood, stone or iron or their visual equivalent are the 

recommended materials for both the sign and the stanchion (in the case of 
groundmounted or monument signs). 

 
E.  Signing Techniques shall be in conformance with the 1880's Western Architectural 

Theme as defined in the Sisters Urban Area Comprehensive Plan and permitted as 
follows: 
1.  Painting the sign directly on the facade of the building. 
2.  Painting of a sign on a finished material or sign board which is 

subsequently affixed to the building. 
3.  Affixing raised block letters directly on the facade of the building. 

 
F.  Lettering Techniques shall be in conformance with the 1880's Western 

Architectural Theme as defined in the Sisters Urban Area Comprehensive Plan 
and permitted as follows: 
1.  Ornamental lettering, similar to in Exhibit A-1 
2.  Shaded block or ornamental lettering 
3.  Raised or routered block letters. 

 
G.  Illumination - no sign shall be erected or maintained which, by use of lights or 

illumination creates an unduly distracting and hazardous condition to a motorist, 
pedestrian or the general public. In addition: 
1.  Signs may be externally illuminated by flood lights or other lighting 

approved by the Community Development Director or designee, located on 
wall or roof area adjacent to the sign intended to be illuminated with 
illumination directed down. 

 
2.  No exposed reflective type bulb or incandescent lamp shall be exposed to 

direct view from a public street or highway but may be used for indirect 
light illumination of the display surface of a sign. This means that a person 
standing at the adjacent property line would not see the light emitting 
source. 

 
3.  No external illumination devices shall be allowed to exceed the building 

height requirements of the underlying zone. 
 

4.  All illumination shall comply with the Dark Skies Standards in Chapter 2.15, 
Special Provisions. 

 
H.  Any sign or other graphic display which is supported by more than one means 

and, therefore, cannot be clearly defined as ground, wall, roof, hanging, awning, 
projecting, or other sign shall be administratively assigned to the sign category 
most logically applicable and the appropriate standards applied. 

 
I.  All signs shall comply with the vision clearance standards. 
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Applicant Response:  A sample of the proposed sign is included in an attached exhibit and the 
planned location is shown on the Tentative Plan.  As documented by the exhibits, the locations 
and design of the proposed signs conform to these standards.   
 
3.4.500 Permit Exceptions 
 
Applicant Response:  The proposal does not include any of the permitted exceptions, 
therefore this section does not apply.   
 
3.4.600 Prohibitions… 
 
Applicant Response:  The proposal does not include any of the prohibited uses, therefore 
these sections do not apply.   
 
3.4.700 Procedure 
A.  Sign Permit Required. A sign permit is required in each of the following instances: 

1. Upon the erection of any new sign except exempted signs. 
2.  To make alteration to an existing sign, including a change in the size or 

materials. 
Permits shall not be required for minor maintenance and repairs to existing 
signs. 

3.  To alter an existing non-conforming sign. 
4.  To erect a temporary sign for a new business. 

 
B.  Required Information for a Sign Permit. For the purposes of review by the 

Community Development Director or designee and Building Official, a drawing to 
scale shall be submitted which indicates fully the material, color, texture, 
dimensions, shape, lighting, relation and attachment to building and other 
structures, structural elements of the proposed sign, and the size and dimensions 
of any other signs located on the applicant's building or property. 

 
C.  Sign Permit Fee. The applicant shall pay the required fee as established by the 

City Council. It is unlawful for any person to erect, repair, alter, relocate or 
maintain within this City, any sign or other graphic display except as provided in 
this ordinance. When a sign is erected or placed prior to approval of a required 
sign permit, the sign permit application fee shall be doubled. Payment of the 
double fee shall not relieve an applicant from fully complying with the 
requirements of this ordinance or from any penalties prescribed herein. 

 
D.  Either the Community Development Director or the applicant shall have the right 

to refer a Sign Permit application directly to the Planning Commission in lieu of 
the normal process for Sign Permits. 

 
Applicant Response:  The applicant plans to follow this proposal with a sign permit and the 
associated fee to gain the needed approval to modify and/or place subdivision signage.   
 
3.4.800 Sign Measurement 
A.  The following criteria shall be used in measuring a sign to determine compliance 

with this ordinance: 
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1.  Area. The area of the sign surface is computed by calculating the area 
encompassed within any regular geometric figure which would enclose all 
parts of the sign (excluding structural supports, provided they are not used 
to attract 
attention). 

 
2.  Double-faced signs. Allowable sign square footage applies to only one side 

of double-faced signs. 
 

3.  Clearance. Clearance of a sign is measured from the average grade at the 
base of the sign to the lowest point of the sign. 

 
4.  Height. Signs shall comply with the following requirements: 

a.  Height is measured from the grade of the curb line closest to the 
base of the sign to the highest point of the sign. In the absence of a 
curb line, the edge of the street pavement shall be used. In the 
absence of street pavement, the average finish grade shall be used 
to measure the height. 

b.  The maximum height of any sign shall be as stated herein, but in no 
case shall a ground mounted sign exceed fifteen (15) feet in height. 
No ground mounted sign shall project above the roof line of any 
building. 

c.  Height. The height of an attached sign shall not exceed the ridgeline 
of the building or the top of the false façade. 

 
5.  Logos shall be considered as part of the allowable sign area and are 

encouraged to comply with the 1880s Western Architectural Frontier 
Design Theme. 

 
3.4.900  Requirements For Signs By Specific Zone 

A.  Residential Zones 
 

Permanent Subdivision Signs. One (1) monument sign not to exceed 20 
square feet in area and a maximum height of four feet. The subdivision 
sign shall be permitted at the primary street entrance into the 
subdivision. 

 
Applicant Response:  The proposal includes a subdivision sign at each primary street 
entrance, as Phases are constructed.  A photo of the existing sign (to be renamed) is included 
in the submittal packet.  As detailed on the photo, the proposal complies with the measurement 
standards of this section.  Also, because the site has two primary entrances and only one sign is 
proposed per primary entrance, the proposal complies with these standards.   
 
Staff’s Response: Staff is currently processing comprehensive amendments to the Section 3.4 
Sign Code.  Existing signs on site at the time of approval of Sign Code amendments will be 
considered non-conforming if the new requirements cause a non-conformity.  Any revision to the 
existing signs will be in accordance with the revised Code as approved.  All proposed signs 
must comply with the new Code as revised.  All public signs related to streets must comply with 
the latest standards per City Public Works requirements.   
 

Page 108 of 114



CITY OF SISTERS 
Planning Commission Staff Report 

 
File Number: MP 15-01 & SUB 15-01 
Hearing Date: April 30, 2015 
  
V. Conformance to the 2001 Development Agreement (2001-21131) 
 
Applicant Response:  The referenced Development Agreement was established in 2001, in 
association with the Comprehensive Plan Amendment, Zone Change, and ultimate annexation 
that brought the subject property into the Sister Urban Growth Boundary (UGB) as Light 
Industrial.  The intent of the Development Agreement was primarily to provide for the necessary 
transportation improvements associated with a more intensive zone and limit the impacts of light 
industrial uses, that would not be compatible with the neighboring rural residential properties to 
the north (just outside of the urban growth boundary).    
 
The Development Agreement establishes, “Permitted Uses”(#3) and “Minimum Setbacks” (#4).  
Furthermore the Development Agreement provides a method to amend and/or terminate the 
agreement “Amendment or Termination of Agreement” (#11).  Section 11.1 states: 

 
This Agreement may be amended or terminated by the mutual consent of the parties or 
their assigns or successors in interest.  Any amendment which relates to the permitted 
uses, development limitations or monetary contributions shall require a public hearing 
before the parties may execute an amendment.  Any other amendment shall not require 
a public hearing.   

 
To date all transportation improvements within the Development Agreement have been 
addressed and “Permitted Uses” have been changed, as the City has held public hearings and 
changed the General Plan Designation and Zoning to R and MFR.  In association with the 
current proposal, the applicant is requesting to amend #4 “Minimum Setbacks”, which states: 
 

Minimum setback from the north property line of the school district property shall be 50’ 
for any building that does not exceed 20’ in height and 100’ for any building over 20’ in 
height.  The setbacks from all other property lines shall be set forth in the applicable 
zoning ordinance. 

 
With this proposal, including the public hearing, the applicant proposes to amend the setback to 
the following: 
 

• 30’ for any building that does not exceed 25’ in height 
• 100’ for any building over 25’ in height 

 
Effectively, this setback proposal establishes a 30 foot minimum setback for all structures and 
allows 2 story residential structures (up to 25 feet) for homes located within the 30-100 foot 
setback area. 
 
The applicant feels that this request is justified for the following reasons: 

• The City has already approved the R zoning immediately abutting the properties to the 
north, thus the potential for incompatible uses has been removed (Residential uses are 
compatible with residential uses), and the need for an extra large setback (50 feet) to 
mitigate conflicting uses is no longer warranted.  Respecting that there is a difference 
between residential and rural residential, the applicant proposes to maintain a 30 foot 
setback as a buffer.  The setback on the adjoining Sun Ranch R zone is a maximum of 
24 ft or less. 
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• Although the properties to the north fall outside of the City limits, those properties do 
directly abut the City Limits and the Urban Growth Boundary.  While, pursuant to this 
agreement, the City does have the ability to provide an extra buffer to ensure the 
character of the existing neighborhood is not impacted, the City also has an obligation to 
the citizens of Sisters and the State of Oregon, to ensure that housing can be provided 
within the City (within the UGB) at a variety of price points (Goal 10).  Any restrictions or 
limitations that are placed on a property, impact a developers ability to meet the needs of 
the City (restrictions increase cost, which increases the price to the consumer).  The 
applicant has proposed an amendment to the setbacks that will allow reasonable 
development to occur on the property, while providing a practical buffer between the 
Residential and Rural residential uses, thereby ensuring development of the entire 
property will provide a range of housing types and prices, and meet the residential 
density requirements as detailed in the City building code.   

 
• By providing residential housing within the UGB and allowing Residential properties to 

be developed to their full potential, future UGB expansions into other nearby rural 
residential areas, agriculture lands, and/or forest lands will be delayed. 
 

Staff’s Response: The subject Development Agreement cannot be amended by this land use 
action therefore all conditions therein are still in effect. The traffic study that was completed as 
part of the development agreement and subsequent land use approvals is also still valid.  If the 
applicant wishes to amend the development agreement a separate process is required.  
Additionally, if the development agreement is amended, impacts to public infrastructure may 
need to be reevaluated to address current conditions. 
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VI. Summary and Conclusion 
 
The preceding sections document that the Master Planned Development the Site Plan and the 
Subdivision conform to the applicable approval criteria of Chapter 4.2, 4.3 and 4.5, along with 
the development standards included in Chapters 2 and 3. Because the proposal conforms to all 
applicable approval criteria and development standards, the applicant respectfully requests that 
the City approve the applications as proposed.   
 
Staff Recommendation of Approval: Staff recommends approval of this application, subject to 
the Conditions of Approval attached hereto. 
 

II. Agency Comments are provided as attachments specified below 
III. Public Comments 

Staff hosted a meeting with the applicant and adjacent landowners. Only one adjacent 
landowner attended and one property owner residing along the northern property line (Mr. 
Lee).  The property owner requested the applicant to perform a few modifications to the 
future structures along the common property line.  No other public comments have been 
received prior to publication of this report  
 

IV. Exhibits 

The following exhibits make up the record in this matter (these are contained in file MP 15-
01 and SUB 15-01 and are available for review at the City of Sisters City Hall): 

 
1. Exhibit A: Combined Burden of Proof Statement and Staff report 

a. Attachments 
i. Master Plan 
ii. Tentative Subdivision Plans with Option #1 and #2 with existing 

conditions 
iii. Park Site Plan 
iv. Development Schedule 
v. Transportation analysis letter 
vi. Water and Sewer analysis 
vii. 2001 Development Agreement 
viii. Signage Image 
ix. Preliminary Title Report 
x. Draft CC&R’s 
xi. Franchise Utility providers “Will Serve” letters 

2. Other attachments 
a. Conditions of Approval for applications CP 14-01 (ORD# 448) and Z 14-01 

(ORD# 449). 
b. Letter from City Engineer Erik Huffman dated April 16, 2015. 
c. Letter from Sisters Camp Sherman Fires District, Gary Marshall dated March 11, 

2015. 
d. Email from Sister Airport, Benny Benson dated April 16, 2015. 
e. Recorded Public Road Easement across USA/USFS land dated May 31, 2006 
f. Letter from Oregon Department of Aviation dated April 24, 2015 

3. DRAFT Conditions of Approval for this application 
4. DRAFT Planning Commission Resolution 
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-------------------------------------------------------END OF REPORT---------------------------------------------------
This decision is subject to appeal.  The appeal must be filed within 14 (fourteen) days of the date the final 
decision is mailed.  Any appeal must be on a form provided by the City; must be accompanied by the 
required fee, and must be accompanied by a statement listing the specific reasons(s) for the appeal.  See 
the Sisters Development Code Chapter 4.1 for appeals procedures.  For information regarding appeals, 
contact the Sisters City Hall, Community Development Department, at (541) 549-6022. 
 
Failure to raise an issue with specificity within the appeal form may preclude an appeal to LUBA, and may 
prevent the ability of the appellant from collecting damages in Circuit Court. 
THE FINAL PLAT SHALL NOT BE RECORDED AND NO PERMITS SHALL BE ISSUED UNTIL ALL 
CONDITIONS ARE MET AND THE APPEAL PERIOD HAS EXPIRED.  AN APPEAL SHALL 
AUTOMATICALLY STAY THE ISSUANCE OF PERMITS UNTIL THE APPEAL PROCESS HAS 
CONCLUDED. 
 
_____________________________     _________________ 
Mailed by:        Date 
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DRAFT Conditions of Approval 
 
1. Annexation Agreement dated April 20, 2001 remain vested to the site.  Additionally, the 
traffic impact study and the building heights limits along the northern property line prepared as a 
term of this Agreement is still in effect and valid. 
 
2. Conditions of Approval (COA) regarding CP 14-01 (ORD # 448): The conditions of 
approval (14 terms) for this land use applications remain in effect.  Specifically, CP #14-01 COA 
(Condition #5) requires the applicant to provide 8 units of affordable housing.  These units of 
affordable housing can be provide in the MFR portion during a subsequent site plan application.  
All other COA terms referenced in CP# 14-01 remain effective and applicable to this application.  
 
3.   Conditions of Approval (COA) regarding Z 14-01 (ORD#449):   The COA (9 items) 
referenced in ZC #14-01 remain effective and applicable to this application. 
 
4.  Modification Requests per 4.5.400B:  Request for Modifications to Lot sizes in the R 
District - 6,000 sf minimum, 20% reduction requested = 4,800 sf minimum lot size; Requests for 
Modifications in the MFR District are: Lot sizes - 3,500 sf required, 20% reduction requested =  
2,800 sf  minimum, Lot Width - 40’ required, 20% reduction requested = 32’ minimum 
Lot Coverage- 60% is the maximum, 20% modification requested = 72% maximum  
Height- 30’ maximum, 20% modification = 36’ maximum, Setbacks- All MFR setbacks are 
reduced by 20%. 
 
5.  Street Circulation: Extension of the Northern Street to Western property line and 
ultimately to intersect with Pine Street: The City Engineer recommends that the applicant extend 
the Northern Street right of way to the western edge of the property to enable a future 
connection with Pine Street.  The USA/US Forest Service owns the adjoining parcel to the West 
and permission to extend the proposed street to intersect with N. Pine Street has not yet been 
secured.  Because of the adjacent Deschutes County “F1” Forest Zoning, the applicant does not 
believe such a street connection should be extended (per SDC 3.1.300I7) and instead proposes 
an alternative pedestrian access corridor to connect with existing trailhead.  The applicant will 
provide additional briefing to support its position at the hearing.  The Planning Commission 
should consider whether or not to require extension of this street and if the developer would be 
required to extend it to intersect with Pine Street.  If required, the applicant shall provide a right 
of way of sufficient width to enable this future street extension and extend the street during the 
construction of Phase IV.  If permission to extend this street across the Forest Service land by 
the commencement of lots recordation of Phase 4 is unsuccessful, the right of way reservation 
and requirement to extend the street shall expire. 
 
6.  Proposed Park:  The City is willing to enter into discussions with the applicant regarding 
dedicating the proposed park as a publically maintained facility.  Notwithstanding the future 
discussions between the City and applicant, the applicant will provide a developed Park prior to 
the recordation of Phase IV lots.  Portable toilets as a permanent sanitation solution regardless 
of the final status of ownership and maintenance are not permitted.  The submitted site plan is 
sufficient for an interim solution until the status of the Park’s ownership and maintenance is 
finally determined.  A final site plan will be submitted by the applicant if the City declines to 
accept the proposed Park and the City will work with the applicant to prepare a final site plan if 
the Park will become Public.  Planning Commission, City Parks Advisory Board and City Council 
will participate in the review and approval of the site plan if the proposed Park will become a 
public facility. 
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7.  Lots to Front Open Space: Is dependent on a current text amendment currently being 
processed for City Council approval on May 14, 2015. 
 
8.   Compliance with all state and federal aviation requirements.  
 
9.  All Sisters Development Code requirements in effect at the time of approval that 
are not modified by this decision are required to be followed 
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