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CIY FSSERS PLANNING COMMISSION Agenda

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

THURSDAY, SEPTEMBER 10, 2020
SPECIAL MEETING 5:30 PM
520 E. Cascade Avenue, Sisters, OR 97759 - Council Chambers

The Planning Commission meeting will be open to the public via Zoom. Using Zoom is free of
charge. The public is invited to join the meeting with your computer or telephone by going to
the following link: www.ci.sisters.or.us/bc-pc/page/planning-commission-30

5:30 PM REGULAR MEETING/PUBLIC HEARING
I. CALLTO ORDER / DETERMINATION OF QUORUM / ADOPTION OF AGENDA

Il. APPROVAL OF MINUTES: August 20, 2020

lll. VISITOR COMMUNICATION: There will be no verbal Visitor Communication. Written communication
can be submitted for the record to nmardell@ci.sisters.or.us or dropped in the utility mail drop by 4:00
pm on Thursday, September 10, 2020.

IV. PUBLIC HEARING 5:30 P.M.

FILE NUMBER(S): CP 20-03, ZM 20-02

APPLICANT: PX2 Investments

OWNER: United States Forest Service

LOCATION: 201 N Pine Street, Sisters, OR 97759: Map and Taxlot: 151005D000200

REQUEST: The Applicant is requesting approval of a Comprehensive Plan Map and Zoning Map
Amendment to redesignate and rezone the property from Public Facilities, Urban Area
Reserve, and Landscape Management/Open Space to Downtown Commercial, Multi-
Family Residential, North Sisters Business Park, and Open Space. No specific
development plans are proposed at this time. All materials can be found on the project
website.
https://www.ci.sisters.or.us/community-development/page/sisters-woodlands-rezone-
cp-20-03-zm-20-02

V. DISCUSSION: COMPREHENSIVE PLAN COMMITTEE STRUCTURE

VI. STAFF AND COMMISSIONER UPDATES

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 disability
accommodations should be made at least 48 hours before the meeting by contacting Kerry Prosser, City
Recorder at kprosser@ci.sisters.or.us
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City Planning Commission Minutes
Thursday, August 20, 2020 — 5:30 P.M.
City Hall Council Chambers, 520 E. Cascade Avenue, Sisters, OR 97759

Chairman: Jeff Seymour

Commissioners: Cris Converse, Art Blumenkron, Scot Davidson, Mark Hamilton, Jack Nagel, Bob
Wright

City Staff: Cory Misley, City Manager, Nicole Mardell, Principal Planner,

Paul Bertagna, Public Works Director, Kerry Prosser, City Recorder

Visitor: Garrett Chrostek, City Attorney, Joe Bessman, City Traffic Engineer
Erik Huffman, City Engineer, Caprielle Foote-Lewis, EDCO Sisters Manager, Sue
Stafford, Nugget Newspaper

Applicant/Staff: Tammy Wisco, Retia Consulting, LLC, Jerry Freund, Kevin Eckert, Todd Mobley,

Nick Speros

Recording Secretary:  Carol Jenkins

CALL TO ORDER / ROLL CALL / DETERMINIATION OF AGENDA

Chairman Seymour called the meeting to order at 5:30 pm. All Commission members were
present.

ADOPTION OF AGENDA

The Planning Commission made a motion to approve the Agenda for August 20, 2020.
Motion carries.

APPROVAL OF MINUTES — None

VISITOR COMMUNICATION — None
No written communication was submitted into the record.

Chairman Seymour stated that this is a continuation of review of the planning application

CP 20-02 / ZM 20-01 involving a comprehensive Plan Map, Comprehensive Plan Text, and Zoning
Map amendment for the property at 800 W. Barclay Drive, Sisters, OR. The public hearing is closed
and therefore the sole purpose of this meeting is to deliberate towards a recommendation on the
application.

Chairman Seymour stated that prior to beginning deliberations, | ask the members of the Planning
Commission to disclose any ex -parte contacts, bias, or conflicts of interest. When your name is
called, please indicate whether you intend to participate in or abstain from deliberations.
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Bob Wright — None

Jack Nagel — None

Cris Converse — None

Art Blumenkron — None

Scot Davidson — None

Mark Hamilton — None

Jeff Seymour — As we all remember from the hearing, | did have a conflict and chose to abstain
from participating. | will continue to abstain during these deliberations as well.

Chairman Seymour handed over the meeting to Vice Chair Converse.

Vice Chair Converse stated that staff will give a brief presentation summarizing the supplemental
staff report. Staff please proceed with the staff report.

PUBLIC HEARING

File Number(s): CP 20-02, ZM 20-01

Applicant/
Owner: Three Sisters Holdings, LLC
Location: 800 W. Barclay Drive, Sisters, OR 97759
Map and Tax Lot: 151005D000100
Request: The applicant is requesting approval of a Zoning Map Amendment and

Comprehensive Plan Map Amendment to rezone and re-designate the property
from Urban Area Reserve to Light Industrial. The applicant is also proposing text
amendments to the Comprehensive Plan related to the subject property and
industrial land needs. Files associated with the project can be reviewed by
visiting the project webpage:

https://www.ci.sisters.or.us/community-development/page/n-barclay-rezone-
application-cp20-02-zm-20-01.

Planner Mardell stated that the item before you this evening is file no. CP 20-02, ZM 20-01, a
Zoning Map, Comprehensive Plan Map, and Comprehensive Plan Text Amendment applications
for the property located at 800 W. Barclay Drive. The applicant, 3 Sisters Holdings, LLC is seeking
to rezone and re-designate a 15.58-acre property from Urban Area Reserve (UAR) to Light
Industrial.

The Planning Commission held a public hearing on July 16, 2020. The applicant provided
testimony and two members of the public, Kevin Eckert, and Capi Food-Lewis (EDCO) provided
verbal testimony in support of the application. No verbal testimony for or against the application
was received.

During the hearing, the draft conditions of approval provided by staff were discussed at length.
The applicant provided several requests for changes to the conditions of approval for the Planning
Commission to consider. Most of the conditions of approval relate to financial contributions to
or construction of infrastructure projects that are needed to mitigate the impacts of development
associated with the new Light Industrial zoning and allowed uses. These included a request to
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remove a condition of approval requiring a trip cap, request to phase payments, or installation of
infrastructure, content to be included in supplemental water/sewer memos, etc.

The Planning Commission closed the oral portion of the hearing and left the written record open
for 21 days to allow the applicant and staff to further refine the conditions of approval. During
the open record period, the applicant and staff discussed the conditions of approval and reached
consensus on some revisions to those items. The correspondence is included in Exhibit A, and the
updated conditions of approval are in Exhibit B, dated August 13, 2020. A detailed discussion of
the changes is included in the supplemental staff report. One note —in the staff report, the timing
for the transportation mitigation states, “prior to approval of the Master Plan”, but should be
“prior to Master Plan application” as shown in Exhibit B.

Vice Chair Converse stated that she will ask the Commissioners one at a time to see if you have
any questions of staff.

Mark Hamilton — No questions.
Jack Nagel — No questions.

Scot Davidson — | would like to comment on appreciation of the work that staff and the applicant
did to work through these issues and come to a series of appropriate agreements —so this is great.
| have one question as | walk through the current state of the agreement — Planner Mardell what
you think are the open risks because of the terms that you have agreed to here.

Planner Mardell stated that in terms of risk, | do not really see any risk that the City has based on
the conditions of approval. We tried to make sure that we were requiring the mitigation for
impacts related to water, sewer, transportation — our City systems, etc. Before or when
development on this property is occurring, maybe trying to get over impact from development,
and at this time, | do not see any risks, but would welcome any member of our team to help
answer that question as well.

City Attorney Chrostek stated that | concur with what Planner Mardell said, and the biggest
difference is that we will be looking at transportation a little bit more, on more occasions, then
we would have had we done trip caps upfront. While it may result in a little more piecemeal
analysis, it is still occurring before development occurs. | do not see ultimately a risk there.

Scot Davidson stated ok that is all | have. No more questions.
Art Blumenkron — No questions.

Bob Wright — | have one comment that | brought to Planner Mardell earlier today. In Exhibit H,
there was a discussion about conditions being met prior to Planning Commission application
versus approval. Itis going to be prior to application and not prior to approval on specifically item
number 3 —which is the payment of $ 98,604 for the transportation improvements. | thought the
21 days to go through the conditions was well worth it, clarifies and narrowed down the important
aspects of making this project move through the system smoothly, and not having questions
lingering in the future process of this project.



Cris Converse — | echo what Commissioner Wright said, and that they did a great job in
compromising, and still making sure everyone agreed to the conditions.

Vice Chair Converse stated that we will now move into Deliberations. As always, our options are
to: (1) approve the application as submitted; (2) approve the application subject to conditions of
approval, or (3) deny the application.

Vice Chair Converse will now take roll call:

Mark Hamilton — No further comments. Accept with conditions that staff is recommending.
Jack Nagel — No further comments. Accept with conditions that staff is recommending.

Scot Davidson — No further comments. Accept with conditions that staff is recommending.

Art Blumenkron — No further comments. Accept with conditions that staff is recommending.
Bob Wright — No further comments. Accept with conditions that staff is recommending in Exhibit
B.

Cris Converse — No further comments. Accept with conditions that staff is recommending in
Exhibit B.

Vice Chair Converse asked if any Commissioner had further questions or comments before making
a motion. No questions or comments.

Vice Chair Converse asked for a motion at this time.

Commissioner Blumenkron made a motion to approve with the conditions proposed by staff.
Commissioner Hamilton seconded.

Vice Chair Converse stated that the motion needed to be more specific in detail.
Vice Chair Converse asked what the pleasure of the Commission is, and do | have a motion.

Commissioner Wright made a motion to approve the Planning Commission Resolution 2020-04,
approving the City files CP 20-02 and ZM 20-01 subject to the conditions of approval as presented
by staff in the meeting packet Exhibit B.

Commissioner Nagel seconded.
Vice Chair Converse stated that | will take roll call if there are no further questions or comments.

Mark Hamilton — Aye

Jack Nagel — Aye

Scot Davidson — Aye

Art Blumenkron — Aye

Bob Wright — Aye

Cris Converse — Aye

Jeff Seymour — Recuse himself.

Vice Chair Converse stated that City file CP 20-02 and ZM 20-01 is hereby approved with
conditions. Motion carries.



VI.

STAFF AND COMMISSIONER UPDATES
Chairman Seymour turned this portion over to staff.
Planner Mardell stated that there are a couple of staff updates:

1. City Council did approve a Professional Services Agreement for the Comprehensive Plan
Update — $95,000 contract with Angelo Planning Group based out of Portland. That contract
will cover their technical expertise, and updating our Economic Opportunities Analysis, the
Buildable Lands Inventory, working on a public engagement plan, as well as other based items
that we will need for Comprehensive Plan Update. We are having an internal kick-off meeting
on Monday to look at additional work to be done, looking at a draft committee structure, and
have recommendations to bring to the Planning Commission in September. We will keep you
updated as we move through that process and get closer to public engagement.

2. The Community Development Director position — the second round of interviews was done
this week. We were able to interview three (3) people in the first round, and one (1) individual
in the second round. That process is still in motion, and it appears that we might have a very
good candidate in place.

3. The September 10" Public Hearing at 5:30 pm is a special meeting for the Forest Service
Property middle parcel, Comprehensive Plan re-designation, and re-zoning application. The
applicant was not able to attend on the regularly scheduled meeting, so we did decide based
on their project schedule to move it up one week. The meeting will be via Zoom. If you want
to have the regularly scheduled meeting this month, we will have plenty to cover with the
Comprehensive Plan update, or we could cancel that meeting that would normally be on the
Thursday, September 17,

The Commissioners were all in agreement to cancel the meeting on Thursday, September 17

Commissioner Hamilton asked Planner Mardell if there was going to be a workshop prior to the
special hearing on September 10™ to go over the big picture with that property.

Planner Mardell stated that because it is a public hearing, we will want to keep most of that
discussion during the public hearing to avoid any accidental deliberations outside the formal
public hearing. | will be sending out the staff report for that property, and if you have any
guestions or just wanted to ask about the reasoning process in general, feel free to call me and |
will walk you through that application and staff report as well.

Commissioner Blumenkron asked Planner Mardell if there were any other land use applications
that they should know about that have not been in the Nugget, etc.

Planner Mardell stated that | am working with City Manager Misley to develop a quarterly update
of land use applications to send out. As of right now, there is a lot line adjustment, and final plat
application which are minor.



e There is an application for the Threewinds Apartment development which you reviewed
their Master Plan back in February. They came in with a Site Plan and Partition application
to develop five (5) apartment buildings with a total of 50-units, so a total of 10-
apartments per building. There are over five (5) phases and it is currently under review.

e There is an application in the North Sisters Business Park on Sun Ranch Drive for a 6,912
square foot warehouse with and office and storage on the second floor.

e There is an application for a modification to a Master Plan and a Replat at Village
Meadows, property owned by Habitat for Humanity where they are looking to alter their
current configuration of 4-lots to 10-lots.

Planner Mardell stated that | am still receiving quite a few land use inquires (5-10) per week on
properties that are for sale, or just upcoming development projects with some preliminary activity
as well.

City Manager Misley stated that | appreciate Planner Mardell for being very thorough with the
updates and it is very much appreciated, as well as to the consultants for working through what
has been a very busy and unusual summer.

City Manager Misley stated that we are taking to the Urban Renewal Agency Board, a final update
to a project list for their consideration next Wednesday evening. If they choose to move forward
with that, next month that would significantly free up some public funds within the Urban
Renewal Agency boundaries which is essentially the Downtown footprint for us to utilize over the
next decade. We have been chipping away at that project for quite a while and does not have
direct land use Planning Commission nexus, but it is nonetheless something that will be another
tool in the tool box to help shape the future in Downtown Sisters.

City Manager Misley stated that they are hoping that on September 10", to be able to make a
virtual introduction to the Planning Commission of Emme Shoup who is the RARE intern that is
joining the City of Sisters team for the next 11-months. Her first day will be September 9'", so we
may, or may not hit that 10" date, but you will get to know her. She will be working full time for
those 11-months and her time will be spent on the Sisters Country Vision implementation, and
half on the Sisters Comprehensive Plan update. Two sides of the coin in terms of long-range
planning. She is very bright and a recent college graduate with experience and interest in Urban
Planning and Design.

City Manager Misley stated that we totally respect the decision not to hold the Thursday,
September 17™" meeting in lieu of the 10, but be prepared for quite a bit of engagement over
the next 6-9-12 months because we have an ambitious timeline and we think it is realistic. We
have the resources and team in place to be able to do it, do it right, but it is going to require quite
a bit of engagement. I've heard personally from you as well as other community members ask
about opportunities, and that was one of reasons we wanted to sit down with Jim Cornelius at
the Nugget to emphasize that this is an opportunity over the next 6-9-12 months to really help
shape the long term future of growth in Sisters. We will be back wanting to talk about that sooner
than later, and we may even propose a joint City Council and Planning Commission meeting. That
is an option to consider down the road.



VIL.

Commissioner Davidson asked City Manager Misley about the traffic counter on Jefferson and
Creekside Park and is that part of something bigger etc.

City Manager Misley stated that it is part of our traffic safety audit that we conducted with our
Traffic Engineer, Joe Bessman and he has been in the loop on that. Our Public Works Department,
Paul Bertagna, and Troy Rayburn have been heading that up with Joe Bessman, and Erik Huffman,
our City Engineer as well. We have invested in some equipment and have been collecting data
for quite a while now. It has been really interesting to see some of the early results, the volumes,
the seeds, and being able to share that information directly with the different departments
already, but ultimately we are going to be collecting that data and informing an update to our
Transportation System Plan (TSP) and as we roll into winter and into spring, we will be able to
prioritize and make some budget allocations for capital investments to help mitigate some of the
issues such as intersections, straightaways, various stretches of road, etc. We will be trying to do
some traffic calming measures and let that data inform us of where we need to make those
investments.

Commissioner Nagel stated that the biggest problem that we are facing and it does involve
Planning indirectly, is local traffic that is going to severely increase with all the new housing we
are going to have out by the new High School, etc. | just do not see how we are going to handle
the local traffic, plus there seems to be an increase of traffic through town on the highway, etc.
It is becoming a serious problem with all the new housing.

ADJOURN

Chairman Seymour adjourned the meeting at 6:10 p.m.

Respectfully submitted,

Carol Jenkins, Recording Secretary
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CITY OF SISTERS

STAFF REPORT
Community Development Department

FILE NUMBERS:

LOCATION:

APPLICANT:

OWNER:

APPLICANT’S
ENGINEER:

APPLICANT’S
TRAFFIC ENGINEER:

APPLICANT’S
LAND USE PLANNER:

CITY STAFF:

REQUEST:

STAFF FINDINGS & RECOMMENDATION
CP 20-03, ZM 20-02

201 N Pine Street, Sisters OR 97759
Tax Map/Lot Number: 151005D000200

PX2 Investments LLC

United States Forest Service

Nicholas Speros, PE, HHPR

Todd Mobley, PE, Lancaster Mobley

Tammy Wisco, PE, AICP, Retia Consulting LLC
Nicole Mardell Principal Planner

The Applicant is requesting approval of a Comprehensive Plan Map Amendment

(Type lII/IV) to re-designate the property from Public Facilities, Urban Area Reserve, and Landscape
Management to Commercial, Residential Multi-Family, Light Industrial, and Landscape Management. The
applicant is also requesting a zone change from Public Facilities, Urban Area Reserve, and Open Space to
Multi-Family Residential, North Sisters Business Park, Open Space, and Downtown Commercial and text
amendments to the Comprehensive Plan in support of the map amendment and zone change.

APPLICABLE CRITERIA: City of Sisters Development Code (SDC):

HEARING DATE:

PROJECT WEBSITE:

Chapter 4.1 — Types of Applications and Review Procedures
Chapter 4.7 — Land Use District Map and Text Amendments
Statewide Land Use Goals
City of Sisters Comprehensive Plan
Oregon Administrative Rules
Division 12 — Transportation Planning

September 10, 2020, 5:30 pm, Sisters City Council Chambers, 520 E. Cascade
Avenue, Sisters, Oregon

https://www.ci.sisters.or.us/community-development/page/sisters-woodlands-
rezone-cp-20-03-zm-20-02
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FINDINGS OF FACT:

PROPOSAL DESCRIPTION: The applicant is seeking to amend the comprehensive plan map and zoning
map to re-designate and rezone the 35.84-acre property as noted below:

Comprehensive Map (Exhibit C)

Existing

27.53 acres - Public Facilities (PF)

4.76 acres — Urban Area Reserve (UAR)
3.55 acres — Landscape Management (LM)

Proposed

25.06 acres — Residential Multi-Family (R-MFSD)
4.96 acres — Light Industrial (LI)

3.85 acres — Landscape Management (LM)

1.97 acres — Commercial (C)

Zoning Map (Exhibit C)

Existing

27.53 acres - Public Facilities (PF)

4.76 acres — Urban Area Reserve (UAR)
3.55 acres — Open Space (0S)

Proposed

25.06 acres — Multi-Family Residential (MFR)
4.96 acres — North Sisters Business Park (NSBP)
3.85 acres — Open Space (0S)

1.97 acres — Downtown Commercial (DC)

The applicant is also seeking several comprehensive plan amendments to Chapters 9 and 14 of the
Comprehensive Plan to reflect the re-designation of the property and its impact on Economic
Development and the City’s industrial land supply.

SITE DESCRIPTION & SURROUNDING LAND USES: The 35.84-acre subject property is located south of W.
Barclay Drive and between W. Hwy 20 and N. Pine Street. Several accessory structures related to Forest
Service operations are located on the property and are to be removed prior to development. Topography
on the site is generally flat and heavily treed with ponderosa pine and other native underbrush species.
Portions of Barclay Drive and Pine Street are also part of the subject property’s boundaries and are utilized
as public roads through a United States Forest Service Special Use Permit.

The property to the south is also owned by the Forest Service, zoned Public Facilities, and contains the
existing Sisters Ranger Station. Property to the north across W. Barclay Drive is currently undergoing land
use review (CP 20-02/ZM 20-01) to rezone and re-designate the property from UAR to Light Industrial (LI).
Properties to the east are zoned Highway Commercial and contain varied uses including hotels, grocery
store, formula food establishments, bank facilities, and retail uses. Property to the west is zoned Light
Industrial and Downtown Commercial. Uses in these areas include manufacturing, a veterinarian,
hardware store, and office and retail space.
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BACKGROUND: The site is currently owned by the United States Forest Service. The property was platted
as Parcel 2 of PP 2019-19 and constitutes a legal lot of record. The property is under contract for sale with
the applicant, PX2 Investments.

In 2010, the City of Sisters received a Transportation and Growth Management Grant from the
Department of Land Conservation and Development. The purpose of this grant was to identify potential
development scenarios for each of the three properties (67 net acres) owned by the Forest Service in
Sisters. These projects resulted in four development scenarios that included a mixture of residential,
commercial, light industrial, and park space. These development scenarios were intended to spur private
development interest in development of the property, as a previous sale was unsuccessful. A description
of the grant project and the development scenarios were incorporated into the City’s Comprehensive Plan
to provide guidance for potential development scenarios. As the development scenarios created in the
2010 project are now outdated and do not reflect today’s market conditions, the applicant is requesting
to remove the graphics and detail from the Comprehensive Plan.

SUMMARY OF CONCLUSIONARY FINDINGS: The subject applications can either be approved, approved
with conditions, or denied on the basis of whether the applicable standards and criteria can be satisfied
either as submitted, or as mitigated through conditions of approval. A detailed analysis of applicable
standards and conclusionary findings specific to the requested Comprehensive Plan Amendments,
Comprehensive Plan Map Amendment, and Zone Change are provided below.

STAFF RECOMMENDATION:

ZM 20-02: Approve with Conditions. Based on the information and findings contained in this staff report,
staff concludes that the requested Zoning Map Amendment satisfies the approval criteria and
recommends that the Planning Commission recommend approval of this request, with conditions (Exhibit
H), to the City Council.

CP 20-03: Approve with Conditions. Based on the information and findings contained in this staff report,
staff concludes that the requested Comprehensive Plan Text and Map Amendments satisfies the approval
criteria and recommends that the Planning Commission recommend approval of this request, with
conditions (Exhibit H), to the City Council.

EXHIBITS:
The following Exhibits are included in this staff report:
A. Vicinity Map
Existing Mapping
Proposed Mapping
Transportation Analysis
Proposed Comprehensive Plan Amendments
Public Notice & Comments as of September 3, 2020
Agency Review Comments as of September 3, 2020
Recommended Draft Conditions of Approval

IomMmoo®

APPLICABLE CRITERIA & STAFF FINDINGS

CONCLUSIONARY FINDINGS
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The following findings relate to compliance with applicable criteria. The terms “subject property” or
“site” refers to the subject site under consideration. The criteria applicable to this land use application
are as follows:

City of Sisters Development Code (SDC):
Chapter 4.1 — Types of Applications and Review Procedures
Chapter 4.7 — Land Use District Map and Text Amendments

Statewide Land Use Goals
City of Sisters Comprehensive Plan
Oregon Administrative Rules
Division 12 — Transportation Planning

SISTERS DEVELOPMENT CODE
CHAPTER 4.1 - TYPES OF APPLICATIONS AND REVIEW PROCEDURES

4.1.200 Description of Permit/Decision-Making Procedures

All land use and development permit applications, except building permits, shall be decided by using the
procedures contained in this Chapter. General provisions for all permits are contained in Section 4.1.700.
Specific procedures for certain types of permits are contained in Section 4.1.200 through 4.1.600. The
procedure “type” assigned to each permit governs the decision-making process for that permit. There are
four types of permit/decision-making procedures: Type |, Il, Ill, and IV. These procedures are described in
subsections A-D below. In addition, Table 4.1.200 lists all of the City’s land use and development

applications and their required permit procedure(s).

C. Type lll Procedure (Quasi-Judicial). Type lll decisions are made by the Planning Commission after
a public hearing, with appeals heard by the City Council. Type Ill decisions generally use
discretionary approval criteria;

D. Type IV Procedure (Legislative). Type IV procedures apply to legislative matters. Legislative
matters involve the creation, revision, or large-scale implementation of public policy (e.g.,
adoption of land use regulations, zone changes, and comprehensive plan amendments which
apply to entire districts). Type IV matters are considered initially by the Planning Commission with
final decisions made by the City Council and appeals possible to the Oregon Land Use Board of
Appeals.

Table 4.1.200

Summary of Development Decisions/Permit by Type of Decision-making Procedure

Action Decision Type Applicable Regulations

Subdivision Type llI Chapter 4.3

Land Use District Map Change

Quasi-Judicial (no plan Type 1I/IV Chapter 4.7
amendment required)

Legislative (plan

amendment required) Type IV Chapter 4.7
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E. Notice of all Type llland IV hearings will be sent to public agencies and local jurisdictions (including
those providing transportation facilities and services) that may be affected by the proposed
action. Affected jurisdictions could include ODOT, the Department of Environmental Quality, the
Oregon Department of Aviation, and neighboring jurisdictions.

Staff Findings: The proposal includes a Comprehensive Plan Map Amendment, Comprehensive Plan Text
Amendment, and Zoning Map Amendment. Per SDC4.1.200(D), zone changes and plan amendments only
constitute a Type IV decision when such amendments “apply to entire districts”. SDC 4.7.300 describes
the “application of adopted policy to a specific development application” as a quasi-judicial amendment
that “follow the Type Il procedure”. The proposed plan amendments are specific to a limited number of
properties under common ownership to facilitate a development concept for the site, but include some
incidental plan amendments for that general to the entire City. It thus involves elements subject to both
a Type lll and a Type IV procedure.

Staff finds that this subject application is primarily quasi-judicial in nature but, in an effort to resolve any
differing requirements between Type Ill and Type IV procedures, Staff followed the procedures that
allowed for greater notice and opportunity for public participation or imposed a more stringent standard.

4.1.500 Type lll Procedure (Quasi-Judicial)

Staff Findings: Staff provided the required notice to those persons entitled to notice at least 14 calendar
days before the September 10, 2020 public hearing. The notice contained all of the required information.
Staff also published notice in a local newspaper as would be required for a Type IV decision. The public
hearing will follow the requirements of SDC 4.1.500(C) and a decision will be issued in accordance with
SDC 4.1.500(D) through (F).

4.1.600 Type IV Procedure (Legislative)

E. Decision-Making Considerations. The recommendation by the Planning Commission and the

decision by the City Council shall be based on consideration of the following factors:

1. Approval of the request is consistent with the Statewide Planning Goals;

2. Approval of the request is consistent with the Comprehensive Plan; and

3. The property and affected area is presently provided with adequate public facilities, services
and transportation networks to support the use, or such facilities, services and transportation
networks are planned to be provided concurrently with the development of the property. The
applicant must demonstrate that the property and affected area shall be served with
adequate public facilities, services and transportation networks to support maximum
anticipated levels and densities of use allowed by the District without adversely impacting
current levels of service provided to existing users; or applicant’s proposal to provide
concurrently with the development of the property such facilities, services and transportation
networks needed to support maximum anticipated level and density of use allowed by the
District without adversely impacting current levels of service provided to existing users.

4. Compliance with 4.7.600, Transportation Planning Rule (TPR) Compliance

Staff Findings: To the extent applicable, these requirements largely mirror the requirements for a quasi-
judicial amendment and are more specifically addressed below.

4.1.700 General Provisions
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Staff Findings: The submitted applications contained all of the materials set forth in this Section and was
deemed complete on July 16, 2020. The subject property constitutes a lot of record for the reasons set
forth above.

CHAPTER 4.7 — LAND USE DISTRICT MAP AND TEXT AMENDMENTS

4.7.100 Purpose

The purpose of this Chapter is to provide standards and procedures for legislative and quasi-judicial
amendments to this Code and the Land Use District map. These amendments will be referred to as “map
and text amendments.” Amendments may be necessary from time to time to reflect changing community
conditions, needs and desires, to correct mistakes, or to address changes in the law.

Staff Finding: Staff finds that this provision is advisory.

4.7.200 Legislative Amendments
Legislative amendments are policy decisions made by City Council. They are reviewed using the Type IV
procedure in Chapter 4.1, Section 600 and shall conform to Section 4.7.600, as applicable.

Staff Finding: The proposal involves a comprehensive map amendment, zoning map amendment, and
comprehensive plan text amendments. Such amendments are primarily quasi-judicial in nature because
they are specific to a limited number of properties. However, as discussed above with respect to Type IV
Type IV procedures were followed when it would afford greater notice, afford more public participation,
or impose a more stringent standard as compared to Type Ill procedures.

4.7.300 Quasi-Judicial Amendment
A. Quasi-Judicial Amendments. Quasi-judicial amendments involve the application of adopted
policy to a specific development application or Code revision. Quasi-judicial map amendments
shall follow the Type lll procedure as governed by Chapter 4.1.500, using standards of approval in

Subsection “B” below. The approval authority shall be as follows:

1. The Planning Commission shall review and recommend Land Use District map changes which
do not involve comprehensive plan map amendments;

2. The Planning Commission shall make a recommendation to the City Council on an application
for a comprehensive plan map amendment. The City Council shall decide such applications;
and,

3. The Planning Commission shall make a recommendation to the City Council on a land use
district change application that also involves a comprehensive plan map amendment
application. The City Council shall decide both applications.

Staff Finding: The applicant is proposing a land use district change (i.e. zone change) that also involves a
Comprehensive Plan Map amendment. Using the standards of approval in Subsection “C” above, the
Planning Commission shall make a recommendation to the City Council on a land use district change
application that also involves a comprehensive plan map amendment application and the City Council
shall decide both applications.

B. Criteria for Quasi-Judicial Amendments. A recommendation or a decision to approve, approve
with conditions or to deny an application for a quasi-judicial amendment shall be based on all of
the following criteria:

1. Approval of the request is consistent with the Statewide Planning Goals;
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Staff Finding: Findings for specific statewide planning goals with respect to the proposed zone change
and comprehensive plan amendment are as follows:

Goal 1, Citizen Involvement: During the plan amendment and zone change process, public notice of

the proposal was provided to affected agencies and property owners in the surrounding area. Planning
staff also published notice of the proposal and public hearings. The City will hold public hearings before
the Planning Commission and City Council. These opportunities for public involvement satisfy Goal 1.

Goal 2, Land Use Planning: The City of Sisters, through the Sisters Development Code, adopted criteria
and procedures related to review of applications that have been acknowledged as compliant with State
Land Use Goal 2. In accordance with Goal 2, the applicant applied for the plan amendment and zone
change following the procedures set out in the Sisters Development Code. The City will provide public
notice and conduct public hearings on the application in accordance with the Sisters Development Code.
Staff finds that Goal 2 is satisfied because the proposal has been submitted and reviewed in accordance
with the City's acknowledged planning review process.

Goals 3 and 4, Agricultural and Forest Lands: These Goals are not applicable as the Subject Property is not
designated as either Agricultural or Forest Lands nor qualify as resource lands as the Subject Property is
located within an urban growth boundary.

Goal 5, Natural Resources, Scenic and Historic Areas, and Open Spaces: Goal 5 aims “To protect natural
resources and conserve scenic and historic areas and open spaces.” The applicant is proposing to relocate
existing open space area, from a narrow band along the length of the property, to a consolidated area
adjacent to Highway 20/Barclay Drive. There will be no reduction in acreage of open spaced zoned area.
This property is not listed within the City’s Goal 5 inventory to be preserved, nor are there any
conservation easements or deed restrictions per the title report provided by the applicant. Because there
is no impact on the City’s acknowledged Goal 5 inventory, the proposal does not implicate Goal 5.

Goal 6, Air, Water and Land Resources Quality: The applicant is proposing to re-designate the property
from Public Facilities, Urban Area Reserve, and Landscape Management to Commercial, Residential Multi-
Family, Light Industrial, and Landscape Management, a rezone from Public Facilities, Urban Area Reserve,
and Open Space to Multi-Family Residential, North Sisters Business Park, Open Space, and Downtown
Commercial. The application does not propose any development or site work and thus provides no change
to the quality of the City’s air, water, or land resources. Estimated impacts to the City’s water and sewer
systems are reviewed further below. At the time of development, the applicant will be required to provide
more detailed plans relating to transportation, water, wastewater, and stormwater management on and
adjacent to the site in accordance with the City’s Development Code.

Goal 7, Areas Subject to Natural Hazards: The Subject Property does not include areas subject to flooding
or landslide activity. The Subject Property is not located in a known natural disaster or hazard area. The
natural hazard of wildfire for the Subject Property is the same as other properties in this geographic area.
The proposal to rezone and re-designate the property does not pose any additional risk to natural hazard.

Goal 8, Recreational Needs: The applicant is proposing to rezone and re-designate portions of the
property to Multi-Family Residential, North Sisters Business Park, and Downtown Commercial. All of these
zones allow for some form of residential development that is not currently allowed on the property under
the Public Facilities zoning designation. The applicant’s planning documents anticipate an additional 743
potential residents. The City’s Park Master Plan sets an aspirational level of service standard of 5.0 acres
of parks per 1,000 residents. The addition of these 743 residents would require approximately 3.7 acres
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of additional park space, outside of what is already planned for in the 2016 City Parks Master Plan. As part
of their application, the applicant is proposing to relocate existing Open Space zoned area from a narrow
band along Highway 20, to a consolidated area on the northwest portion of the property. The applicant is
intending to develop this open space area with a public amenity, to be determined through subsequent
applications. In order to ensure this land is utilized for recreational purposes, a condition of approval has
been added to require the applicant to submit preliminary plans for development of the Open Space area
at the time of Master Plan application. Staff finds this relocation to provide a more efficient use of the
Open Space zoned area for recreational purposes. This proposal meets the intent of Goal 8.

Goal 9, Economic Development:

The purpose of Goal 9 is to “provide adequate opportunities throughout the state for a variety of economic
activities vital to the health, welfare, and prosperity of Oregon's citizens”. Within the burden of proof, the
applicant states there are three key areas in which the proposal meets Goal 9.

Industrial land (North Sisters Business Park)

The applicant, in coordination with Economic Development of Central Oregon, provided data and
anecdotal evidence that there is a dearth in industrial land supply within City limits. The lack of available
industrial land has led to five missed opportunities of attracting traded sector businesses to Sisters. The
cause for this dearth in land supply includes — the rezoning of a portion of the Three Sisters Business Park
for residential uses (Clearpine and Grand Peaks Subdivisions), the small size (0.5 to 0.75 acres) of existing
North Sisters Business Park (NSBP) zoned parcels in the Sun Ranch Business Park, and growing interest
and competition for land within the Sisters City limits. The applicant states the addition of five acres of
NSBP zoned area will provide additional opportunities for economic development through industrial uses
within the City limits.

Commercial land (Downtown Commercial)

The applicant, in coordination with Economic Development of Central Oregon, found that there is a lack
of diversity and inventory for Downtown Commercial properties. The applicant also noted the City’s 2018
Employment Lands Development Summary (conducted by CDD staff) notes that only 16% of Downtown
Commercial zoned properties are vacant. The applicant is proposing to rezone a 1.97 acre portion of the
property along Highway 20 to Downtown Commercial. This area could serve as an extension of downtown
Sisters, for additional commercial development opportunities.

Residential land (Multi-Family Residential)

Within the burden of proof, the applicant states that a major inhibitor to economic development in Sisters
is the lack of affordable workforce housing for employees. Although not directly tied to employment lands
and economic development, the applicant states that the lack of housing has and will continue to
contribute to missed opportunities for the relocation or start of new businesses within Sisters.

Staff finds that there is a need to augment the City’s supply of land related to employment and economic
development to meet demand for such lands within the planning period. The redesignation and rezoning
of lands from primarily Public Facilities to a mix of residential, commercial, and industrial will promote
increased economic development opportunities within the City limits. Staff finds the proposal to be in
compliance with Goal 9.

Goal 10, Housing Development: The purpose of Goal 10 is to provide for the housing needs of citizens of
the state. The applicant provided the following response to this goal in the burden of proof:
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“The City completed a Housing Needs Analysis (HNA) and a Residential Buildable Lands Inventory (BLI) in
June 2019. These analyses were paired with a Housing Strategies Report that recommended measures to
help meet housing needs in the city.

The City’s 2019 Housing and Residential Land Needs Assessment (Attachment O) determined that “[t]he
results show a need for 1,057 new housing units by 2039, which would represent 72% growth over the
current estimated supply.” The associated net residential land need was identified as approximately 167
acres. In June 2019, the identified available net buildable residential land was 91 acres within the UGB,
which was evenly split between Multi-Family Residential and Residential zones. Based on these analyses,
the remaining needed net buildable residential land need is 76 acres (as of June 2019). This same report
also identified a need for nearly every housing type, including townhomes, duplex through four-plex, multi-
family, and condo flats at the low end of the pricing spectrum. Since the time that the BLI and HNA were
published in June 2019, 120 residential building permits have been issued in the City of Sisters (Attachment
R), leaving a significant remaining need for 936 housing units by 2039. The proposed Comprehensive Plan
amendment and Zone Change applications include the addition of 25 gross acres of residential land (MFR)
to the UGB, as well as an additional seven acres of light industrial and commercial land for which the
development code allows some residential uses. These proposed buildable residential lands will support of
Goal 10 by providing need residential lands.

Additionally, in June 2019, the City completed a Sisters Housing Strategies Report, focused on addressing
the identified housing needs and deficit of land zoned for residential. The submitted applications directly
support several of these strategies, including:
e Plan for potential residential uses on the US Forest Service property in Sisters. Some future
residential use of that property is assumed but the property is not currently zoned for residential
use and therefore is not included in the inventory of buildable residential land. (p.12)
e Rezone land from other residential designations and/or from commercial, industrial or
institutional designations to meet specific housing needs, assuming there is an adequate supply of
land available to meet non-residential needs. (p.13)...”

Staff agrees that the 2019 Housing Needs Analysis and Housing Strategies Report determined the need
for more residential development within City limits to accommodate the projected need. In particular,
staff finds the applicant chose zoning districts that promote diverse and higher density housing types
through townhomes, live/work units, and mixed-use buildings. Although no development plans are
proposed at this time, staff finds the applicant’s proposal to rezone and re-designate the property meets
Goal 10.

Goal 11, Public Facilities and Services: The proposal provides additional impact to City services as the uses
in proposed districts (Multi-Family Residential, North Sisters Business Park, and Downtown Commercial)
require more water and sewer capacity than was previously contemplated for the Public Facilities zoned
area. The applicant has provided sufficient detail through its water and sewer impact analyses to
determine appropriate mitigation to serve the site and ensure adequate capacity Citywide. Additional
detail regarding mitigation is provided in section 4.7.300(B)(3) below.

Goal 12, Transportation: Statewide Land Use Goal 12 is implemented through OAR 660 Division 12 and
more specifically the “Transportation Planning Rule” (TRP) in OAR 660-12-0060. The applicant provided
a Traffic Impact Statement prepared by Lancaster Mobley titled “Updated Transportation Impact Study
for Sisters Woodlands (CP 20-03/ZM 20-02)” and dated July 13, 2020. The City Traffic Engineer reviewed
the traffic study for compliance with Goal 12 and the TPR. This application is somewhat unique, in that
the property has been previously contemplated for high density development following analysis done in
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2010 through a Transportation and Growth Management Grant (TGM) through the Department of Land
Development and Conservation (DLCD). The overall purpose of the study is to compare the existing
allowed uses to the proposed potential uses allowed by the new zoning districts, and mitigate for the most
reasonable worst case impact to the City’s transportation system based on that difference.

The analysis noted the addition of approximately 43 weekday p.m. peak hour trips. This level of
development would have significant impact to two City intersections: US 20/Pine Street and US 20/Locust
Street. The applicant is proposing to mitigate the proposed impacts with payments toward improvements
that will benefit the implementation of the Alternate Route to US 20 along Barclay Drive, which would
direct traffic away from the impacted intersections.

The specific improvements identified by the City and ODOT include the following:
e Variable Message Signs for eastbound and westbound US 20 traffic (Est. $400,000 with
overhead mount, cabinet, and wireless communication system).
e Alternate Route Wayfinding Signage (Est. $10,000 with fabrication/installation)
e Completion of single-lane US 20/Locust roundabout (Assumed funded, $0)
e Completion of Barclay/Locust roundabout (50% costs from SDC, 50% unfunded -$1,250,000)

Total Unfunded Projects: $1,660,000
Estimated Pro-Rata Impact to US 20: 35 / 1,498 Through Trips = 2.34%
= $38,785.05 pro-rata payment required

The Oregon Department of Transportation and the City Traffic Engineer are in agreement with the
proposed mitigation conditions of approval surrounding transportation and TPR compliance. Additional
detail regarding mitigation is provided in section 4.7.300(B)(3) below.

Goal 13, Energy Conservation: The purpose of Goal 13 is to ensure land and uses developed on the land
shall be managed and controlled so as to maximize the conservation of all forms of energy, based upon
sound economic principles. The applicant is proposing to redesignate the property from public facilities
to a mixture of zones including Multi-Family Residential, Downtown Commercial, and North Sisters
Business Park. Staff finds the applicant’s preliminary planning estimates regarding the uses of the subject
property will better facilitate compact neighborhood development with a mix of uses to better utilize
energy systems adjacent to existing infrastructure.

Goal 14, Urbanization: The proposed application seeks to rezone existing land within the City limits and
the City’s Urban Growth Boundary from Public Facilities, Urban Area Reserve, and Open Space to a mixture
of Multi-Family Residential, Downtown Commercial, North Sisters Business Park, and Open Space. The
proposed amendments directly support the City’s efforts to accommodate additional population growth
within the City limits. The addition of housing, commercial areas, open space and light industrial uses will
provide for more efficient use of the subject property.

Goals 15 through 19: Goals 15, 16, 17, 18 and 19 are not applicable because they only pertain to areas in
western Oregon.

2. Approval of the request is consistent with the Comprehensive Plan;

Staff Finding: Compliance with applicable policies are discussed below.
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3. The property and affected area is presently provided with adequate public facilities, services
and transportation networks to support the use, or such facilities, services and transportation
networks are planned to be provided concurrently with the development of the property. The
applicant shall update the City of Sisters Master Plans for Water, Sewer, Parks and
Transportation Systems subject to City Council approval, to reflect impacts of the rezoning on
those facilities and long-range plans. The applicant must demonstrate that the property and
affected area shall be served with adequate public facilities, services and transportation
networks to support maximum anticipated levels and densities of use allowed by the District
without adversely impacting current levels of service provided to existing users; or applicant’s
proposal to provide concurrently with the development of the property such facilities,
services and transportation networks needed to support maximum anticipated level and
density of use allowed by the District without adversely impacting current levels of service
provided to existing users; and,

Staff Finding: The applicant has provided detail regarding impacts to water, sewer, parks and
transportation systems resulting from anticipated uses of the subject property under the proposed
zoning. Specific details on impacts to public facilities are addressed below.

Water Impacts
The applicant’s engineer provided a water and sewer analysis memorandum dated May 26, 2020 for

review by the City. The applicant provided the following water analysis:

The City’s Water infrastructure is outlined in the 2017 Water Capital Facilities Plan Update (WCFPU or
Master Plan), current version dated April 2017. A fire flow analysis will be provided with the Master Plan
application that will be specific to the proposed site plan and water main layout.

Available Water — City staff has previously confirmed water is available to serve the property.

Water Rights — As requested, a water volume analysis based on land use was performed to determine the
acreage of water mitigation rights necessary to be purchased by the City (or reimbursed for) and the
corresponding fee required to be paid at building permit issuance to offset this City cost.

The OS and PF zoned areas have existing water rights credit based on their land use. City staff has stated
the UAR zoned areas do not have any associated water rights credit. Based on the proposed uses and unit
counts, a new water rights calculation will determine the total volume of water rights needed for the
project. The existing water rights will then be subtracted from the new total to determine the net volume
required and fees due that will be payable at building permit. The existing water rights associated with the
property can be calculated as follows:

e 4.8 acres UAR (excluded from Master Plan) = 0 EDU’s.

e 3.5acres OS x (43,560 SF / acre) x (1 EDU / 20,000 SF OS) = 7.6 EDU’s.

e 27.5acres PF x (43,560 SF / acre) x (1 EDU / 10,000 SF PF) = 119.8 EDU'’s.
Total assumed EDU'’s allocated to subject property = 127.4 EDU

127.4 EDU x 2.2 people/dwelling unit = 280.3 people x 300 gallons per capita per day = 84,090 gpd
84,090 gpd x 365 days / year = 30,692,850 gallons / year = 94.19 acre-ft / year.

The gross proposed project water rights needed for the property can be calculated using the proposed mix
of units and non-residential uses as noted in the sewer analysis, and is re-summarized as follows:
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e Cottage housing: 72 units x 1.0 = 72.0 EDU’s
e Apartments: 112 units x 0.80 = 89.6 EDU’s
e Townhomes with ADU: 79+79 =158 units x 0.80 = 126.4 EDU’s
e Congregate Housing (80 beds @ 2 bd/rm =40 rms x 0.40 = 16.0 EDU’s
e 2.6 acres of NSBP: (2,000 gallons per acre per day) = * see below
e 0.55acres of DC: (1 EDU per 5,000 SF) = 4.8 EDU’s
e 2.3 acres of OS @ PF (1 EDU per 10,000 SF) = 10.0 EDU’s
Total = 318.8 EDU’s + NSBP

* For the NSBP area, the water volume was calculated using a value of 2,000 gallons per acre day, which
yields: 2.6 NSBP acres x (2,000 gallons / acre / day) = 1,898,000 gallons / year = 5.82 acre-ft / year

318.8 EDU x 2.2 people/dwelling unit = 701.4 people x 300 gallons per capita per day = 210,420 gpd
210,420 gpd x 365 days / year = 76,803,300 gallons / year = 235.70 acre-ft / year.

Post-project water volume = 5.82 ac-ft / year + 235.70 ac-ft / year = 241.52 ac-ft / year
Net water volume required = 241.52 ac-ft / year — 94.19 ac-ft / year = 147.33 ac-ft / year

Reduce by 180 days per year (use 0.5) and 40% consumption factor 2

(147.33 acre-ft / year) x 0.5 x 0.40 = 29.47 acre-ft / year

One acre purchased of water rights provides 1.8 acre-ft / acre / year at a cost of 56,800 / acre.
Acres needed to be purchased =¥ (29.47 acre-ft) / (1.8 acre-ft / acre) = 16.37 acres

Fee Calculation = 16.37 acres x (56,800 / acre) = $111,316 total due at building permit issuance.
The fee total is for the entire project and will be divided on a per unit or similar basis.

The City Engineer reviewed the water analysis and found the following mitigation is required to reduce
the proposal’s impact on the City’s water infrastructure

Water Infrastructure:

A 10” water main exists along the west boundary of the property, within an easement to be granted in
coordination with USFS. Variable size water main exists along the east boundary of the property in Pine
Street (8”-12" variable). No water main exists in Barclay Drive along the property boundary. The south
boundary has no water main, however an existing 10” main exists across the USFS property south of the
boundary. No water mains or other infrastructure are identified in the Water Capital Facilities Plan on the
subject property. Development of the property will require looping of water mains in general and will
require all water mains for the development to be extended to and through the subject property. All water
infrastructure shall be constructed per City of Sisters Standards and Specifications.

Water Mitigation:

The subject property has 127.4 EDUs of allocated water use per the City’s Water Master Plan. The
developer has proposed a water mitigation fee for the anticipated EDU increase on the property. The
water mitigation fee is based on typical City calculations for water mitigation. The calculated water right
acreage is 16.37 acres at $6,800 per acre, a calculated total of $111,316. Water mitigation fees for 16.37
acres of water rights shall be required as part of development. Fee amount shall be based on current
water right acre cost. The first 127 EDU’s of development on the subject property do not require water
mitigation fee. Developer shall provide information at building permit application indicating whether
building permit is within the first 127 EDU’s. All EDU’s following the 127th EDU shall require a water
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mitigation fee. 324 total projected EDUs — 127 existing EDUs = 197 EDUs. $111,316/197 = $565.05 per
EDU due at the time of building permit.

Sewer Impacts
The applicant’s engineer provided a water and sewer memorandum analysis dated May 26, 2020.

The applicant provided the following sewer analysis:
Based on current zoning, the following existing design sewer flow for the entire subject property in the
Master Plan is calculated as follows:
e 4.8 acres UAR (excluded from Master Plan) = 0 EDU’s.
e 3.5qacres OS x (43,560 SF / acre) x (1 EDU / 20,000 SF OS) = 7.6 EDU’s.
e 27.5acres PF x (43,560 SF / acre) x (1 EDU / 10,000 SF PF) = 119.8 EDU’s.
Total assumed EDU'’s allocated to subject property = 127.4 EDU

The corresponding design flow in gallons per minute can then be calculated. In the Master Plan, a design
flow of 125 gallons per day (gpd) is assigned to each EDU and the existing design flow is calculated as:
127.4 EDU x 15 gpd / EDU x (1 day / 1,440 minutes) x 2.4 peak factor = 26.5 gpm.

However, City staff has stated the actual flow is 165 gpd per EDU (75 gpcd x 2.2 capita/dwelling) and
requested the design flow calculation utilize this higher value. Of note, this value was determined by taking
the total measured flow for 2019 at the treatment facility divided by the 2019 population of Sisters. In
other words, the EDU design flow value does not account for any flows generated by non-residential uses.
Utilizing this more conservative value, the existing design flow of the property is:

127.4 EDU x 165 gpd / EDU x (1 day / 1,440 minutes) x 2.4 peak factor = 35.0 gpm.

The proposed mix of residential and non-residential uses and units can be summarized as follows;
e (Cottage housing: 72 units x 1.0 = 72.0 EDU’s
e Apartments: 112 units x 0.80 = 89.6 EDU’s
e Townhomes with ADU: 79+79 =158 units x 0.80 = 126.4 EDU’s
e Congregate Housing (80 beds @ 2 bd/rm =40 rms x 0.40 = 16.0 EDU’s
e 2.6 acres of NSBP: (1 EDU per 20,000 SF) = 5.7 EDU’s
e (0.55acres of DC: (1 EDU per 5,000 SF) = 4.8 EDU’s
e 2.3 acres of OS @ PF (1 EDU per 10,000 SF) = 10.0 EDU’s
Total = 324.5 EDU’s

The analysis goes on to discuss specific city facilities, including pump stations, gravity lines and force mains
within the City to be impacted by this additional projected usage. The City Engineer reviewed the proposal
for compliance and found the need for the following mitigation measures based on the sewer analysis:

Pump Station #2: Pump Station #2 is nearing capacity and the additional flows identified in the application
will require wetwell and emergency backup generator upgrades. A fee of $72,972.97 is required to
mitigate the impacts to Pump Station #2. This fee is due prior to recording of any plat or approval of any
building permit on the subject property.

For any phase of development which is planned to exceed a total overall property development of 127
EDU’s, infrastructure improvements for that phase shall include the re-direction of the existing force main
from Pump Station #2. The force main shall be reconstructed so that its outfall in Barclay Drive is
abandoned and the outfall is at the City’s 15” trunk line. SDC credits may be available for the costs
associated with the reconstruction of the force main, as it will relieve capacity concerns in Barclay Drive.

13 CP 20-03/ZM 20-02 Sisters Woodlands



Westside Pump Station: The City’s Wastewater Facilities Plan includes development of a new Westside
Pump Station which is to be located adjacent to the subject property. The additional flows identified in
the application, those flows above that anticipated under current zoning, will require that the Westside
Pump Station be designed for larger flows than originally anticipated. A fee of $280,768 is required to
mitigate the impacts to the Westside Pump Station. The fee shall be due at the time of final plat of any
phase of development in which 127 EDU’s for the overall property is anticipated to be exceeded.

Transportation
The applicant provided a Traffic Impact Statement prepared by Lancaster Mobley titled “Updated

Transportation Impact Study for Sisters Woodlands (CP 20-03/ZM 20-02)” and dated July 13, 2020.

The study found the following:

e Due to insufficient traffic volumes, traffic signal warrants are not projected to be met at the
unsignalized study intersections of W Barclay Drive at N Pine Street, W Hood Avenue at US
Highway 20, and N Pine Street at US Highway 20 under any of the analysis scenarios. Left-turn
lane warrants are projected to be met under the year 2040 planning horizon plus zone change
scenario for the intersection of W Barclay Drive at N Pine Street, specifically for the westbound
approach.

e Two of the study intersections are either currently operating or projected to operate with v/c ratios
in excess of the maximum allowable ODOT performance standards. These intersections are N Pine
Street at US Highway 20 and N Locust Street at US Highway 20. Suggested mitigation may include
the following:

0 N Pine Street at US Highway 20: During peak hours when delays are long, drivers will self-
select how they enter US Highway 20 to avoid excessive delays. Local traffic may choose
a number of other routes to avoid US Highway 20 and utilize the local street system. For
this reason, no mitigation is recommended.

O N Locust Street at US Highway 20: The applicant proposes mitigation in the form of a
proportional share payment of 523,948 for improvements related to the proposed
Alternate Route corridor.

e The mitigation described offsets the potential impacts form the project and avoids further
degradation of key infrastructure in Sisters. Accordingly, the Transportation Planning Rule is
satisfied.

The City Traffic Engineer reviewed the traffic study for compliance with Goal 12 and the TPR. This
application is somewhat unique, in that the property has been previously contemplated for high density
development following analysis done in 2010 through a Transportation and Growth Management Grant
(TGM) through the Department of Land Development and Conservation (DLCD). The overall purpose of
the study is to compare the existing allowed uses to the proposed potential uses allowed by the new
zoning districts, and mitigate for the most reasonable worst-case impact to the City’s transportation
system based on that difference.

Per the City’s Traffic Engineer, Joe Bessman:

When the 2010 Transportation System Plan was developed by DKS the Forest Service was in the process of
reviewing various redevelopment scenarios for their property. As cited on page 112 of the City’s adopted
Comprehensive Plan:

“The USFS owns several properties in Sisters, including a 42.58 acre property designated and zoned
Public Facilities, which is commonly referred to as the ‘South Barclay Parcel’...”
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The Comprehensive Plan states that in 2010 through a Transportation Growth Management project the
City, USFS, DLCD, and ODOT coordinated efforts to review density thresholds and land use types that would
not trigger the Transportation Planning Rule. Four separate development scenarios were reviewed with
varying mixes of retail, residential, and industrial uses, though it does not appear that a single scenario
was adopted.

The 2010 Transportation System Plan was developed and accounts for these properties. The travel demand
model prepared as part of this effort assumed that the “South Barclay Parcel” would include 60 retail
employees, 25 service employees, and 5 “other” employees. This assumed scenario was projected to
generate 312 weekday p.m. peak hour trips. However, while referred to as the “South Barclay Parcel” this
reflects trips from the 42.6 acres that includes the 32.40-acre subject property and the southern 11.22-
acre USFS parcel®, which is planned to retain its current USFS uses (see Figure 1).

No changes to this forecasting was provided in the 2018 Transportation System Plan Update, so these land
use assumptions remain valid. Accordingly, the analysis should be revised to proportionately consider the
individual acreage of developable PF lands within each parcel (or alternatively the developable areas of
each). Figure 1 illustrates the two parcels and the current Comprehensive Plan boundaries.

As shown, a direct comparison of acreage would include the non-buildable right-of-way along Barclay
Road and Pine Street. Considering only the PF zoned lands the subject property is approximately 78% of
the “South Barclay Parcel” and so would only have been assigned 243 of the 312 weekday p.m. peak hour
trips. This would then increase the impact of the rezone from the +43 weekday p.m. peak hour trips that
were assessed to instead review +113 weekday p.m. peak hour trips.

The submitted analysis noted the addition of approximately 43 weekday p.m. peak hour trips. This level
of development would have significant impact to two City intersections: US 20/Pine Street and US
20/Locust Street. The applicant is proposing to mitigate the proposed impacts with payment toward
improvements that will benefit the implementation of the Alternate Route to US 20 along Barclay Drive,
which would direct traffic away from the impacted intersections.

The specific improvements that were identified by the City and ODOT include the following:
e Variable Message Signs for eastbound and westbound US 20 traffic (Est. $400,000 with
overhead mount, cabinet, and wireless communication system).
e Alternate Route Wayfinding Signage (Est. $10,000 with fabrication/installation)
e Completion of single-lane US 20/Locust roundabout (Assumed funded, $0)
e Completion of Barclay/Locust roundabout (50% costs from SDC, 50% unfunded -$1,250,000)

Total Unfunded Projects: $1,660,000
Estimated Pro-Rata Impact to US 20: 35 / 1,498 Through Trips = 2.34%
= $38,785.05 pro-rata payment required

Staff notes the pro-rata payment of $38,785 differs from the applicant’s originally contemplated payment.
The applicant has stated agreement with the calculation above and is agreement with the required
payment of $38,785.05 to mitigate for transportation impacts.

The Oregon Department of Transportation and the City Traffic Engineer are in agreement with the
proposed mitigation conditions of approval surrounding transportation and TPR compliance.

! Acreages cited are as reported within DIAL (https:/dial.deschutes.org/)
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Parks Impacts
The City of Sisters is adjacent to an abundance of public lands that are accessible to residents for outdoor

recreation. In addition to this supply of public land, the City also established an aspirational level of service
(LOS) standard for parks within city limits through the 2016 Parks Master Plan. The LOS requires 5.0 acres
of developed parkland per 1,000 city residents.

The applicant’s proposal includes the rezoning and re-designation of land primarily zoned for public
facilities to Multi-Family Residential, North Sisters Business Park, and Downtown Commercial. Each of
these zoning district allows for a variety of residential uses including multi-family apartment buildings,
live/work units, and mixed use residential and commercial buildings. For planning purposes, the applicant
anticipates the potential addition of up to 743 residents based on the proposed zoning scheme.

The addition of 743 residents requires an additional 3.7 acres of park land to meet the Parks Master Plan
LOS.

The applicant provided the following information in the burden of proof:

“As noted herein, the proposed zone change includes 3.85 acres of open space land for a future
park/community facility in the west corner of the site. This is the result of a proposed rezone of existing
open space land that is not currently inventoried as a City park resource and is located in a linear fashion
along Highway 20. The rezone (and increase in open space land) will result in a usable area for a
community amenity/park area.

Currently, 3.55 acres of this open space land is located along Highway 20 as a buffer and is not included
as a City park, nor is it likely to be utilized as such due to its shape and location. The proposed zone change
with the designation of open space land in the west corner is directly in support of the goals of the City
Parks Master Plan, by creating a useable space intended for a community facility/park. Additionally, the
planning-level design of the subject property includes multiple park/open space areas within each cottage
development on the site, in order to create local neighborhood open space/park areas...”

Staff agrees with the applicant that the rearrangement of the open space zoned area on the property will
allow for more efficient use of the space as a future park and/or public amenity. In order to ensure this
area is utilized for a publicly accessible recreation amenity, a condition of approval has been added to
require the applicant to submit preliminary/conceptual development plans for the park at the time of
Master Plan application.

4. Evidence of change in the neighborhood or community or a mistake or inconsistency in the
comprehensive plan or land use district map regarding the property which is the subject of
the application; and the provisions of Section 4.7.600, as is determined to be applicable by
the city of Sisters.

Staff Finding: The basis for all three proposed actions (Comprehensive Plan text amendment,
Comprehensive Plan map amendment, zone change) as cited by the applicant is due to changing needs
within the City of Sisters and rapid population growth. The applicant provided several sources of
information, including the City’s 2019 Housing Needs Assessment and Buildable Lands Inventory, noting
the lack of available land supply for both housing and employment lands. Staff finds that a change in the
community is evidenced by the significant population growth, the need for additional housing of all types
as stated in the 2019 Housing Needs Assessment, evidence from EDCO, and the City’s Buildable Lands
Inventory noting a dearth of industrial land.
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4.7.400 Conditions of Approval
A quasi-judicial decision may be for denial, approval, or approval with conditions. A legislative decision
may be approved or denied.

Staff Finding: This section is procedural.

4.7.500 Record of Amendments

The Community Development Department shall maintain a record of amendments to the text of this Code
and the Land Use Districts map in a format convenient for public use.

Staff Finding: This section is advisory. If approved, the Community Development Department will
maintain a record of amendments to the Land Use Districts map in a format convenient for public use.

4.7.600 Transportation Planning Rule Compliance

A. When a development application includes a proposed comprehensive plan amendment or land
use district change, the proposal shall be reviewed by the City to determine whether it
significantly affects a transportation facility, in accordance with Oregon Administrative Rule (OAR)
660-012-0060. Significant means the proposal would:

1. Change the functional classification of an existing or planned transportation facility. This
would occur, for example, when a proposal is projected to cause future traffic to exceed the
capacity of “collector” street classification, requiring a change in the classification to an
“arterial” street, as identified by the Transportation System Plan; or

2. Change the standards implementing a functional classification system; or

3. Allow types or levels of land use that would result in levels of travel or access what are
inconsistent with the functional classification of a transportation facility; or

4. The effect of the proposal would reduce the performance standards of a public utility or
facility below the minimum acceptable level identified in the Transportation System Plan.

B. Amendments to the Comprehensive Plan and land use standards which significantly affect a
transportation facility shall assure that allowed land uses are consistent with the function,
capacity, and level of service of the facility identified in the Transportation System Plan. This shall
be accomplished by one of the following:

1. Limiting allowed land uses to be consistent with the planned function of the transportation
facility; or

2. Amending the Transportation System Plan to ensure that existing, improved, or new
transportation facilities are adequate to support the proposed land uses consistent with the
requirement of the Transportation Planning Rule; or,

3. Altering land use designations, densities, or design requirements to reduce demand for
automobile travel and meet travel needs through other modes of transportation.

Staff Finding: This provision largely mirrors the requirements of OAR 660-012-0060 — Transportation
Planning Rule, which is reviewed below and demonstrates compliance with the foregoing standard.

OAR 660-012-0060, Transportation Planning Rule

660-012-0060 Plan and Land Use Regulation Amendments

(1) If an amendment to a functional plan, an acknowledged comprehensive plan, or a land use regulation
(including a zoning map) would significantly affect an existing or planned transportation facility, then
the local government must put in place measures as provided in section (2) of this rule, unless the
amendment is allowed under section (3), (9) or (10) of this rule. A plan or land use regulation
amendment significantly affects a transportation facility if it would:
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(a) Change the functional classification of an existing or planned transportation facility (exclusive of
correction of map errors in an adopted plan);

Staff Finding: The proposed application, as discussed in the traffic study and City Traffic Engineer’s
analysis will not result in the need for additional changes to the functional classification of existing or
planned transportation facilities. Accordingly, this section is not triggered.

(b) Change standards implementing a functional classification system; or

Staff Finding: The proposed application, as discussed in the traffic study and City Traffic Engineer’s
analysis will not change any standards implementing the functional classification system. Accordingly, this
section is not triggered.

(c) Result in any of the effects listed in paragraphs (A) through (C) of this subsection based on
projected conditions measured at the end of the planning period identified in the adopted TSP.
As part of evaluating projected conditions, the amount of traffic projected to be generated within
the area of the amendment may be reduced if the amendment includes an enforceable, ongoing
requirement that would demonstrably limit traffic generation, including, but not limited to,
transportation demand management. This reduction may diminish or completely eliminate the
significant effect of the amendment.

(A) Types or levels of travel or access that are inconsistent with the functional classification of an
existing or planned transportation facility;

(B) Degrade the performance of an existing or planned transportation facility such that it would
not meet the performance standards identified in the TSP or comprehensive plan; or

(C) Degrade the performance of an existing or planned transportation facility that is otherwise
projected to not meet the performance standards identified in the TSP or comprehensive
plan.

Staff Finding: The proposed zone change will not produce types or levels of travel or access that are
inconsistent with the functional classification of the existing transportation facility. Upon rezoning
properties within the subject site, two study intersections are currently or projected to operate with v/c
ratios in excess of acceptable levels of operation per their respective jurisdictional standards. However,
these intersections may be reasonably mitigated through a pro-rata payment toward the alternate route
improvements as required by the City Traffic Engineer and discussed further below.

(2) If alocal government determines that there would be a significant effect, then the local government
must ensure that allowed land uses are consistent with the identified function, capacity, and
performance standards of the facility measured at the end of the planning period identified in the
adopted TSP through one or a combination of the remedies listed in (a) through (e) below, unless the
amendment meets the balancing test in subsection (2)(e) of this section or qualifies for partial
mitigation in section (11) of this rule. A local government using subsection (2)(e), section (3), section
(10) or section (11) to approve an amendment recognizes that additional motor vehicle traffic
congestion may result and that other facility providers would not be expected to provide additional
capacity for 