
                                                                                                                                                                                                                                                              
 

 
 
 

CITY PLANNING COMMISSION 
520 E Cascade Avenue Sisters, OR 97759 

Thursday, January 7, 2016– 5:30 P.M. 
 

AGENDA 
 
I. CALL TO ORDER 

 
II. VISITOR COMMUNICATION 

This is the time provided for individuals wishing to address the Planning Commission, at the 
Commissions discretion, regarding issues that are not already on the agenda.  Citizens who 
wish to speak should sign up prior to the beginning of the meeting on the sign-up sheet at 
the podium.  Please use the microphone and state your name and address at the time the 
Planning Commission calls on you to speak.  

 
III. APPROVAL OF MINUTES- None 

  
IV. PUBLIC HEARINGS:  

A. Continued from November 19, 2015 - MOD #15-06: Modification of ClearPine 
subdivision preliminary plat (SUB #15-01) to revise the rear yard setbacks along 
northern property line.  This application is being processed as a Type IV decision.  
 

V. WORKSHOP:  
A. Continue discussion of future Development Code revisions from December 

17, 2015 workshop 
  1. Mobile Food Units  
  2. Vacation Rentals 
  3. Temporary Uses  
 
VI. OTHER COMMISSION BUSINESS 

 
VII. ADJOURN   
 
This agenda is also available via the Internet at www.ci.sisters.or.us.  The meeting location is 
accessible to persons with disabilities. Requests for an interpreter for the hearing impaired or for 
other accommodations for persons with disabilities should be made at least 48 hours before the 
meeting by calling Kathy Nelson, City Recorder, at the number below. 
520 E. Cascade Ave. – P.O. Box 39, Sisters, OR 97759 – 541-323-5213. 

http://www.ci.sisters.or.us/
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AGENDA ITEM SUMMARY  CITY OF SISTERS  
PLANNING COMMISSION 

 

Meeting Date:    January 7, 2016    Staff:   Patrick Davenport     

Type:   Public Hearing (continued from 11/19/15)  Dept:   CDD  

Subject:  Modification (MOD 15-06) to Approved Preliminary Subdivision Plat (SUB 15-01) 
 
Action Requested: Continue Public Hearing from November 19, 2015 and take action on 
subject Modification request. 
________________________________________________________________________ 
 
Summary: The subject request is to modify an approved Preliminary Subdivision Plat from 
the setback originally specified in the property’s April 2001 Annexation Agreement.  The 
request is to modify the existing setbacks per the original Agreement for this property which 
specified setbacks for future industrial buildings along the northern property as follows:  
  

50’ setback for structures less than 20’ in height and; 
 100’ setback for structures greater than 20’ in height.  
 
The purpose of the setbacks was to reduce the impact of future industrial uses on the 
residential property to the north.  The 2001 Development Agreement containing these 
setback provisions expired in 2008, under ORS 94.504, which imposed a seven-year term 
on the Agreement. These setback requirements have been carried forward in subsequent 
land use applications since the Development Agreement was approved, therefore the 
setbacks as specified are still applicable. 
 
The proposed setbacks are illustrated via two versions.  One version is illustrated in 
Attachment D which provides a 20’ setback along the northern property line for all 
structures.  The second version proposes setbacks consistent with current Development 
Code requirements in concert with an alley constructed along  northern property line.          
 
During the November 19, 2015 regular meeting the Planning Commission received the staff 
report and public testimony on the subject land use application.  The Planning Commission 
also received testimony from the applicant and Mr. Duane Lee, a property owner adjoining 
ClearPine subdivision on the north side as his attorney Ms. Merial Darzgen from Peterkin 
and Associates.  The applicant and Mr. Lee indicated that they are relatively close in 
reaching a mutually satisfactory agreement and Mr. Lee requested additional time to 
consider the offer by the developer.  After discussing the impact of the proposed revisions to 
the setbacks along the northern property line of ClearPine, Mr. Lee requested and 
successfully obtained a continuance of the public hearing to today (January 7, 2016). 
 
The Planning Commission is requested to continue the public hearing and receive additional 
testimony from the applicant and all others requesting to participate.  The original staff report 
and attachments from the November 17, 2015 are re-attached to this report as well as 
additional information received during and after the public hearing.  The Planning Commission 
is also requested to take an action on the request by forwarding a recommendation to the City 
Council for final approval. 
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AGENDA ITEM SUMMARY  CITY OF SISTERS  
PLANNING COMMISSION 

 

Meeting Date:    January 7, 2016    Staff:   Patrick Davenport     

Type:   Public Hearing (continued from 11/19/15)  Dept:   CDD  

Subject:  Modification (MOD 15-06) to Approved Preliminary Subdivision Plat (SUB 15-01) 
 
AIS continued 
 
 
Attachments: Complete agenda Item packet from 11/19/15 meeting  

A- Staff report with Conditions of Approval 
B- Application and applicant’s request 
C- Approved Tentative subdivision plats illustrating two versions 
D- Proposed tentative subdivision plat (Option 1) 
E- Original Development Agreement dated April 21, 2001  
F- Letter from Duane Lee dated 09/21/15 
G- Letter and attachments from Duane Lee dated October 15, 2015  
H- Letter from Jeff and Gayle Reynolds dated October 29, 2015 
I- Recorded plats for Phase 1 
J- Draft Resolution 2015-15 

 
Additional items received since 11/19/15   

K- Letter from Ms. Darzgen/Peterkin and Assoc. dated November 19, 
2015 
L- Letter from applicant Mr. Peter Hall dated December 11, 2015 
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AGENDA ITEM SUMMARY  CITY OF SISTERS  
PLANNING COMMISSION 

 

Meeting Date:    January 7, 2016    Staff:   Patrick Davenport    

Type:   Workshop      Dept:   CDD  

Subject:  Future Development Code Amendments: Temporary Uses 
 
Action Requested: Discuss options for potential Development Code revisions pertaining to 
Temporary Uses; forward recommendations to City Council 
________________________________________________________________________ 
 
Summary: Staff has been requested to work with the Planning Commission on developing 
recommendations for amending the Development Code requirements pertaining to Temporary 
Uses.  Temporary uses are defined in the City’s Development Code as short-term, seasonal, or 
intermittent uses.  A temporary use is one established for a fixed period of time with the intent to 
discontinue such use upon the expiration of such time. Such uses do not involve the construction 
or alteration of any permanent structure. 
 
Staff’s review of the applicable sections in the Development Code reveals some insufficient clarity 
on the City’s ability to appropriately regulate the time, place and manner of temporary uses.      
 
The following issues under consideration are intended to correlate only with Temporary Uses and 
not intended to amend the permitting process transient merchants go through when they get 
approval for City-wide events, including but not limited to the Rodeo and Quilt Show. 
 
 
Issues for consideration: 
 

 Does the Commission want to continue to allow temporary uses in the City? 
• Only in specific zoning districts? 

 
 Is the 180 day maximum period too long, of sufficient length, or is it insufficiently defined? 

 
 Should a developed and/or vacant site be required to submit a formal site plan or 

modification application? 
 

 Site Plan Review (SPR) section in the Development Code   
• The SPR section should further specify how temporary uses are regulated. 

 
 Compliance with Western Frontier Architectural Design Theme 

 
 Other recommendations 

  
The Planning Commission’s recommendations will be forwarded to City Council to be discussed in 
a future workshop.  Once City Council provides input on Planning Commission recommendations, 
staff will return this issue to the Planning Commission for a formal public hearing if directed.  
 
 
Attachments:  Existing Development Code for Section 2.15.1900 Special Provisions, 
Temporary Uses and Chapter 4.2 Site Plan Review 
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Existing Development Code for Temporary Uses: 
 
2.15.1900 Temporary Uses  
A. Purpose 

Approval may be granted for structures or uses which are temporary in nature 
provided such uses are consistent with the intent of the underlying zoning district and 
comply with all provisions of this Code.  
 

B. Application and Fee 
The applicant shall pay the required fee as established by the City Council. The 
applicant is responsible for submitting a complete application which addresses all 
review criteria. Temporary use permits, except reviews for Temporary Sales Office, 
Model Home or Construction Building and Trailers, and seasonal sales as defined 
herein, shall be subject to a TYPE II review process. 
 

C. Permit Approval 
1. Approval Criteria 

A temporary use permit (TUP) may be authorized by the Community 
Development Director or his/her designee provided that the applicant 
demonstrates that the proposed use: 

a. Meets all applicable City and County health and sanitation requirements. 

b. Meets all applicable Building Code requirements and zoning setbacks and will 
obtain permits for any proposed construction, electrical service or plumbing 
required to serve the temporary use.  

c. Is not being located in the public right-of-way or impeding the safety or 
movement of pedestrians. 

d. Is located in such a manner that they will not impede the normal use of driveways 
or circulation aisles, nor be located in a manner that encourages customers to 
stop in the street, driveway or circulation aisle to obtain vendor service. 

e. Is restricted to the immediate confines of the temporary stand or structure, or 
area approved as part of the permit. 
 

2. Time Limits 
Time Limits.  Unless otherwise noted, the temporary use shall cease and any 
approved structure removed upon expiration of the temporary use permit, unless 
renewed by the Community Development Director or his/her designee. In no 
case shall a temporary use permit be issued for a period exceeding 180 days in 
any 365 day period.  

3. Additional Conditions 
In issuing a temporary use permit, the Community Development Director or 
his/her designee may impose reasonable conditions as necessary to preserve 
the basic purpose and intent of the underlying zoning district. These conditions 
may include, but are not limited to the following: increased yard dimensions; 
fencing, screening or landscaping to protect adjacent or nearby property; limiting 
the number, size, location or lighting of signs; restricting certain activities to 
specific times of day; refuse containers; and providing sanitary lavatory facilities 
or have a written agreement for use of lavatory facilities by operators and patrons 
within 200 feet of the vehicle’s location.  
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4. Revocation  
Any departure from approved plans not authorized by the Community 
Development Director or his/her designee shall be cause for revocation of 
applicable building and occupancy permits. Furthermore if, in the City’s 
determination, a condition or conditions of TUP approval are not or cannot be 
satisfied, the TUP approval, or building and occupancy permits, shall be revoked. 

D. Signs. All signs shall comply with Chapter 3.4. 

E. Seasonal sales. The applicant shall pay the required fee as established by the City 
Council. The applicant is responsible for submitting a complete application which 
addresses all review criteria. Seasonal sales shall be subject to a Type I review 
procedure unless otherwise noted herein. The following standards shall apply to 
seasonal sales which are limited to: 
 
1. Fireworks Sales 

Fireworks sales shall be consistent with the Municipal Code. 
 
2. Christmas Tree Sales 

a. The annual season for Christmas tree sales shall commence no sooner than 
the day after Thanksgiving and shall continue no longer than December 27. 

b. A business license shall be required pursuant to the Municipal Code. 
 

3. Pumpkin Patch Sales 

A. The annual season for pumpkin sales shall commence no sooner than 
September 25 and continue no longer than November 5.  

B. A business license shall be required pursuant to the Municipal Code. 
 
4. Signs. All signs for seasonal sales shall comply with Chapter 3.4 and shall be 

removed no later than the day after the holiday. 
 

5. Non-profit fundraiser sales.  Temporary non-profit seasonal sales are 
permitted up to 30 consecutive days per calendar year and are not subject to City 
review. However, temporary non-profit seasonal sales that operate for more than 
30 consecutive days per calendar year shall pay the required fee and shall 
undergo the Type I review process established in Chapter 4.1.  Verification of the 
non-profit status shall be required prior to waiving the City review. 
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Chapter 4.2 - Site Plan Review 

Sections: 
 
4.2.100 Purpose  
4.2.200 Applicability   
4.2.300 Application Procedure 
4.2.400 Submittal Requirements 
4.2.500 Approval Criteria 
4.2.600 Modifications 
4.2.700 Approval Period, Expiration and Extension 
4.2.800 Bonding and Assurances  
 

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. 

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 
4.2 . 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: 

 
1.   The activity structurally alters the exterior of a structure, building or property. 
2.   The activity involves changes in the use of a structure, building, or property from 

residential to commercial or industrial. 
3.   The activity involves non-conforming uses as defined in Chapter 5.2 

 
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; 
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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 

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. 

  
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.   

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.   
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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.  

 
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. 

B. Adequacy of public and private facilities. 

C. Traffic safety, internal circulation and parking, including pedestrian and bicycle safety; 

D. Provision for adequate noise and/or visual buffering from non-compatible uses. 

E. Conformance with applicable public works, building and fire code standards. 

F. Conformance with development requirements of the underlying zone. 

4.2.600 Modifications  

A.  Following site plan approval, an applicant may make modifications to the plan 
consistent with the following procedures. The Community Development Director or 
designee will determine whether the proposed modification is a minor or a major 
modification. 
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1. Minor modifications are those which are in substantial compliance with the 

layout, uses and conditions of the original plan review.  Minor adjustments are 
those that entail minor changes in dimensions or siting of structures and location 
of public amenities, but do not entail changes to the intensity or character of the 
use or changes to the required development standards. The Community 
Development Director or designee may approve a minor modification upon 
finding that the modification is substantially consistent with the approved plan 
review, is consistent with the provisions of this code and the conditions of 
approval, and do not have substantially greater impacts on surrounding 
properties than the original plan.  

Other modifications are major modifications.  See Chapter 4.1 
 

 
 

4.2.700 Approval Period, Expiration and Extension 

A. Approval Period - General. Site Plan Review approvals shall be effective for a period of 
two (2) years from the date of approval for a single-phased development, and up to two 
(2) additional years for all subsequent phases.  In no case however shall any approval 
exceed 4 years for single phase development, including extensions, and 6 years for 
multi phased development, including extensions, from the original approval date. The 
approval shall lapse if: 

1. A building permit has not been issued within the time period stated herein; or 

2. Construction on the site is in violation of the approved plan. 

 

B. Single-Phased Project Extension.  

1. The Community Development Director or designee may, upon written request by the 
applicant prior to the expiration date, grant a single one-year extension per project; 
provided that: 

a. No changes are made on the original approved site plan; 

b. The applicant can show intent of initiating construction on the site within the 
extension period; 

c. There have been no changes to the applicable Code provisions on which the 
approval was based.  If there have been changes to the applicable Code 
provisions and the expired plan does not comply with those changes, then 
the extension shall not be granted; in this case, a new site plan review shall 
be required;  
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d. The applicant demonstrates that failure to obtain building permits and 
substantially begin construction within two years of site plan approval was 
beyond the applicant’s control. 

 
2.  Additional Extension by Original Decision-Making Body.  The original decision-

making body may or may not, upon written request by the applicant prior to the 
expiration date granted by the Community Development Director, grant a single 
additional one-year extension at their discretion.  In no case however shall 
extensions combined with original approval durations exceed four years for single 
phased development from the original approval date. 

C. Phased Development.  Phasing of development may be approved with the Site Plan 
Review application, subject to the following standards and procedures: 

1. Approval Procedures and Durations. 

a. A phasing plan shall be submitted with the Site Plan Review application. 

b. The Community Development Director or designee shall approve a time 
schedule for developing a site in phases, but in no case shall the total time 
period for all phases be greater than 2 years from the original date of 
approval for the first phase, and 2 additional years from the original date of 
approval for all subsequent phases without reapplying for site plan review. 

c. Approval of a phased site plan review proposal requires satisfaction of all of 
the following criteria: 

i. The public facilities required to serve each phase are constructed in 
conjunction with or prior to each phase; 

ii. 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 public 
improvements, in accordance with Section 4.2.4.  A temporary public 
facility is any facility not constructed to the applicable City or district 
standard, subject to review by the Public Works Director or designee; 

iii. The phased development shall not result in requiring the City or other 
property owners to construct public facilities that were required as part 
of the approved development proposal; and 

iv. An application for phasing may be approved after Site Plan Review 
approval as a modification to the approved plan, in accordance with 
the procedures for minor modifications (Chapter 4.6). 

2. Extensions.   
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a. The Community Development Director or designee may, upon written request 
by the applicant prior to the expiration date, grant a single one-year extension 
per project provided that: 

i. No changes are made on the original approved site plan; 

ii. The applicant can show intent of initiating construction on the site 
within the extension period; 

iii. There have been no changes to the applicable Code provisions on 
which the approval was based.  If there have been changes to the 
applicable Code provisions and the expired plan does not comply with 
those changes, then the extension shall not be granted; in this case, a 
new site plan review shall be required;  

iv. The applicant demonstrates that failure to obtain building permits and 
substantially begin construction within two years of site plan approval 
was beyond the applicant’s control. 

b. Additional Extension by Original Decision-Making Body.  Upon written 
request by the applicant prior to the expiration date of the extension granted 
by the Community Development Director, the original decision-making body 
may or may not, grant a single additional one-year extension at their 
discretion.  In no case however shall extensions combined with original 
approval durations exceed four years for single phased development, and six 
years from the original approval date for subsequent phases within a multiple-
phased development. 
 

3. Additional Approval Time Extension. Notwithstanding Sections A, B and C, above, all 
City Site Plan Review approvals, including approvals for which the City has granted 
an extension of time, that were due to expire on or after December 31, 2014, are 
hereby automatically and exceptionally extended to June 30, 2015. Site Plan Review 
approvals that were approved after January 1, 2015 shall comply with Sections A, B, 
and C, above. Approvals that have been automatically extended by this regulation 
may apply for an additional extension of time in accordance with Sections B and C, 
above.  

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. 
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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. 

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. 
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