
   
 

 

 

 

 

 PLANNING COMMISSION  

  Agenda Item Summary  

  

520 E. Cascade Avenue - PO Box 39 - Sisters, Or 97759 | ph.: (541) 549-6022 | www.ci.sisters.or.us 

 
Meeting Date:    March 7, 2024      Staff:   Martin   

Type:   Workshop       Dept:   CDD 

Subject:  Sun Ranch Tourist Commercial District Text Amendments – File No. TA 24-01 
 

 
Action Requested:  Workshop to prepare for the public hearing before the Planning Commission on 
March 21, 2024. The workshop is for informational purposes only and is not a forum for deliberating the 
merits of the proposal, but questions may be asked of staff by the Planning Commission for clarification 
on the proposal 
 

 
SUMMARY POINTS: 
 
The Community Development Department has received an application proposing text amendments to 
Chapters 1.3 and 2.12 of the Sisters Development Code (File No. TA 24-01). The purpose of this workshop 
is to introduce the proposal to the Planning Commission (Commission) in preparation for a public hearing 
on March 21, 2024. This staff report includes the following:   
 

I. APPLICATION  
II. LOCATION 

III. APPLICABLE CRITERIA 
IV. DISTRICT HISTORY AND PURPOSE 
V. SUBSEQUENT LAND USE REVIEW AND APPLICABLE STANDARDS 

VI. PROJECT RECORD 
VII. NEXT STEPS 
 
 

I. APPLICATION 
 
The Applicant, Skidmore Consulting, LLC (Jon Skidmore), on behalf of property owner Lake House Inn, 
LLC (Ernie Larrabee), filed a land use application for Text Amendments to Sisters Development Code 
(SDC) Chapter 1.3 - Definitions and Chapter 2.12 - Sun Ranch Tourist Commercial District (Attachment 
A). The applicant indicates the purpose is to expand and clarify the types of uses allowed in the Sun 
Ranch Tourist Commercial (TC) District and other edits for consistency with the SDC. Section D (page 3) 
of the Basic Findings in the attached Application Narrative provides a background of the TC District. Also 
described are changes in the Sisters community and the tourism industry since the TC District was 
created that the applicant believe warrant the proposed amendments. 
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In summary, the proposed text amendments include but are not limited to the following key items:  
 

• Define the term “Lodging Establishment” in Chapter 1.3.  

• Update the Purpose statement in Chapter 2.12.  

• Add uses permissible in Chapter 2.12 including Lodging Establishment, Hostel, RV Park including 
Caretaker’s Residence, and Park.  

• Removal of specifically listed uses that qualify as “Accessory Uses.” Examples of this include 
Saunas, Laundry Establishment, and Multi-use trails and paths.”  

• Remove special standards for Neighborhood Market, Laundry Establishment, and Cottages.  

• Remove the 1900s Rural Farm/Ranch House design theme and by default, implement the City’s 
Western Frontier Architectural Design Theme.  

• Changes to the setback requirements. 

• Format Chapter 2.12 for consistency with other sections of the SDC.  
 
Staff notes no specific land use proposal is included with these amendments. Any subsequent land use 
is subject to the land use review process required by the SDC. 
 
In review of the submitted application materials, staff has identified minor inconsistencies with the 
proposed changes to Chapter 2.12 as specified in Exhibits A and B1 of the application materials. It 
appears Exhibit A includes preliminary edits and comments and Exhibit B1 is the final product. Staff is 
coordinating with the applicant to address these inconsistencies and will provide updated information 
and a detailed overview of the proposed changes at the workshop and public hearing.  
 
 

II. LOCATION 
 
The TC District is located in the northeast portion of the City of Sisters at the intersection of E. Barclay 
Drive and Camp Polk Road (see Figure 1) and includes the following properties:    
 

• The entirely of: 
o Lot #1: Address: 69013 Camp Polk Road / Tax Map and Lot: 15-10-4 1101  

• A portion of: 
o Lot #2: Address: 575 E. Sun Ranch Drive / Tax Map and Lot: 15-10-4BD 1900 
o Lot #3: Address: Unaddressed / Tax Map and Lot: 15-10-4BD 1901 

 



TA 24-01   3 of 6 

 

 
Figure 1. TC District and vicinity. (Source: Deschutes DIAL) 

 
The TC District encompasses approximately 6.20 acres and is generally rectangular in shape. Both E. 
Barclay Drive and Camp Polk Road are classified as collector streets by the City’s Transportation System 
Plan (TSP). Lot #1 is developed with a building in disrepair that was intended for use as a restaurant, but 
not completed, and previously used as a bed and breakfast along with multiple accessory structures and 
associated improvements. Lot #2 is developed with a distillery and associated improvements. Lot #3 is 
undeveloped and located in the Runway Protection Zone associated with the Sisters Eagle Air Airport 
and, therefore, the types of uses and structures that can be developed on the property is limited.  
 
The property directly west of the southern half of the district is developed with a mini-storage facility. 
Directly west of the north portion of the district is vacant land within the Runway Protection Zone 
associated with the Sisters Eagle Airport. The property to the east, across Camp Polk Road, is developed 
with a single-family dwelling and located outside the city limits of Sisters. The property to the south, 
across E. Barclay Drive, is vacant and zoned Downtown Commercial. 
 
 
III. APPLICABLE CRITERIA 

 
The Commission review and recommendation must be based on the merits of the project record and 
findings of whether the proposal complies with the following applicable standards and criteria:  
 

• Sisters Development Code (SDC)1: 
o Chapter 1.3 – Definitions 
o Chapter 2.12 – Sun Ranch Tourist Commercial District 
o Chapter 4.1 – Types of Applications and Review Procedures 
o Chapter 4.7 – Land Use District Map and Text Amendments 

 
1 Sisters Development Code: https://www.codepublishing.com/OR/Sisters/  

https://www.codepublishing.com/OR/Sisters/
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• Sisters Urban Area Comprehensive Plan2 

• Oregon’s Statewide Land Use Goals3  
 
The forthcoming staff report for the public hearing will outline and provide analysis of the specific 
applicable standards and criteria found in each of these chapters. 

 
 

IV. DISTRICT HISTORY AND PURPOSE 
 
The TC District was established along with the Sun Ranch Light Industrial District (a.k.a. North Sisters 
Business Park) and Sun Ranch Residential District by the City Council on April 26, 2007, via adoption of 
Ordinances 366 and 267. The proposal to establish these zone districts was applicant initiated through 
file nos. CP 06-01/CP 06-02/Z 06-01. As specified in SDC 2.12.100, the purpose of the TC District is as 
follows: 
 

The purpose of the Sun Ranch Tourist Commercial district is to establish landmark lodging, dining, 
and recreation destinations and gathering places for business travelers, tourists and the residents of 
the area. The district is for commercial properties in transition areas between residential, light 
industrial and commercial areas. This district establishes commercial uses to complement adjacent 
mixed-use light industrial and residential districts. Special design standards apply to create a rural 
ranch setting separate from, but compatible with, the 1880s Western Frontier Architectural Design 
Theme. Another purpose of this district is to provide flexibility for expansion of lodging facilities and 
improve accessory components of the commercial lodging establishment such as meeting facilities, 
restaurant, bar, neighborhood market, etc. 

 
It is important to note that, while changes to the purpose statement are proposed, the intent of the 
district to accommodate tourism-oriented uses remains unchanged. Given that this is an applicant-
initiated proposal, this is not an opportunity to “overhaul” the district that in a way that is inconsistent 
with the purpose of the district.  
 
 

V. SUBSEQUENT LAND USE REVIEW AND APPLICABLE STANDARDS 
 
As previously noted, no specific land use proposal is included with these amendments. Any subsequent 
land use is subject to the applicable review process and development standards of the SDC. All uses are 
subject to the applicable provisions of the TC District such as setbacks, building height, and other onsite 
development standards. As indicated in SDC 4.2.200, most of the current and proposed uses permitted 
in the TC District will also require Site Plan Review and compliance with the following SDC chapters:  
 

• Chapter 4.2 - Site Plan Review. Requires review of adequacy of facilities, traffic safety and 
circulation (vehicle, bicycle, and pedestrian), noise and visual buffering, and conformance with 
other applicable standards (public works, building, fire, etc.). 

 
2 Sisters Comprehensive Plan: https://www.ci.sisters.or.us/community-development/page/comprehensive-plan  
3 Oregon’s Statewide Land Use Planning Goals: https://www.oregon.gov/lcd/OP/Pages/Goals.aspx  

https://www.ci.sisters.or.us/community-development/page/comprehensive-plan
https://www.oregon.gov/lcd/OP/Pages/Goals.aspx
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• Chapter 3 - Design standards. Requires review of access and circulation (vehicle, bicycle, 
pedestrian), parking (vehicle, bicycle), landscaping, and public improvements. 

 
It is noteworthy that a prominent amendment included in the proposal is the addition of a Recreational 
Vehicle (RV) Park as permitted use. Staff notes that, in addition to standards identified above, an RV Park 
is also subject to the special use standards of SDC 2.15.1700 that include standards for internal roadways, 
trash receptacles, parking, restrooms, and screening. 

 
 

VI. PROJECT RECORD 
 
The complete record for the project will be formally presented to the Commission in the packet for the 
March 21st meeting. The record is also available for review at Sisters City Hall and on the project specific 
page on the City of Sisters webpage.4 Staff notes the record includes several public comments citing 
concerns with the development an RV Park in the TC District that appear to be in response to an article 
in The Nugget Newspaper that included a conceptual plan for an RV Park in relation to the proposed text 
amendments5. While these comments are not explicitly directed at the text amendment proposal and 
no development is proposed with this application, staff finds the comments relevant for inclusion in the 
record and consideration. 
 
 
VII. NEXT STEPS 
 
Pursuant to SDC 4.1.200(D), the proposal is a legislative matter subject to the Type IV procedures as 
outlined in SDC 4.1.600. Notice of Public Hearing will be provided in accordance with SDC 4.1.500(B). 
 
The Commission is scheduled to conduct a public hearing on March 21, 2024. The staff report will be 
prepared in advance of the public hearing and available no less than seven (7) prior to the public hearing. 
At the conclusion of the public hearing, the Commission will provide a recommendation for 
consideration by the City Council. The City Council will consider this recommendation and all other 
record submittals at a public hearing. At the conclusion of the public hearing, the City Council will make 
a final decision. 
 
 
ATTACHMENTS 
 

• Attachment A – Application Materials 
o Master Planning Application Form 
o Title Report 
o Application Narrative 
o Exhibit A - Proposed Text Amendment (Track Changes) 

 
4 Project Webpage: https://www.ci.sisters.or.us/community-development/page/text-amendments-sun-ranch-tourist-
commercial-district-%C2%A0  
5 Bartlett, B. (2024, February 6). Historic Conklin Guest House may have a future. The Nugget Newspaper. 
https://www.nuggetnews.com  

https://www.ci.sisters.or.us/community-development/page/text-amendments-sun-ranch-tourist-commercial-district-%C2%A0
https://www.ci.sisters.or.us/community-development/page/text-amendments-sun-ranch-tourist-commercial-district-%C2%A0
https://www.nuggetnews.com/
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o Exhibit B1 - Proposed Text Amendments Chapter 2.12 TC District (Clean)  
o Exhibit B2 - Proposed Text Amendments Chapter 1.3 Definitions (Clean) 
o Exhibit C - Neighborhood Meeting Notice Draft and Sign In Sheet 
o Exhibit D – RV Industry Association (RVIA Oregon Annual Impact 
o Exhibit E - Sisters Visitor Opportunity Study 
o Exhibit F - Lancaster Mobley Trip Generation and Transportation Planning Rule Analysis 
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