
 

Next Standing Planning Commission Meeting June 16, 2021 – Check with City for changes  
Location is wheelchair accessible (WCA) 
THIS MEETING WILL BE RECORDED 

 
City of Junction City 

6 8 0  G r e e n w o o d  S t .  
w w w . j u n c t i o n c i t y o r e g o n . g o v  

 P lanning Commiss ion  Meet ing  Agenda 
 (Poss ib le  Quorum o f  t he  Counc i l )  

Date: Wednesday, May 19, 2021 at 6:30 p.m. 
Location: Virtual Meeting 
Contact: Tere Andrews, 541-998-3125 

                 
 
 
 
 
 
 
 
 
 
 

 
1. Open Meeting and Pledge of Allegiance 

2. Changes to the Agenda 

3. Public Comment (for items not already on the agenda) 

4. Approval of Minutes 
• January 20, 2021 
• March 17, 2021 

5. Planning Commission Training 

6. Code Amendment Discussion: Mobile Food Units (AMD-20-19) 

7. Planning Commission Purpose Statement  

8. Planning Commission Alternate Application – Review and Possible Recommendation 

9. Planning Commission Officer Elections 

10. Planning Commission Agenda Forecaster 

11. Commission Comments 

12. Adjournment 

To help prevent the spread of COVID-19, the City of Junction City will be holding public meetings virtually. 
Everyone is encouraged to attend the meeting online or by phone. Written testimony can be submitted but must 
be submitted by 4:00 p.m. on the date of the meeting. To email written testimony send to jcplanning@ci.junction-
city.or.us. For City updates and resources on COVID-19, visit www.junctioncityoregon.gov.  
 

To join the Planning Commission meeting via computer, tablet, or smartphone, please go to: 
 

https://join.freeconferencecall.com/cjcoregon 
 

You can also dial in using your phone. 
United States: (508)924-2509 

 

mailto:jcplanning@ci.junction-city.or.us
mailto:jcplanning@ci.junction-city.or.us
http://www.junctioncityoregon.gov/
https://join.freeconferencecall.com/cjcoregon
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PUBLIC HEARING PROCESS 

Public Hearings will be conducted as follows: 
1. Open Public Hearing 
2. Staff Report 
3. Applicant’s Presentation 
4. Public Testimony 
5. Rebuttal of Testimony 
6. Questions from the Planning Commission 
7. Staff Summary 
8. Close of Public Hearing 
9. Deliberation and Recommendation/Decision by the Planning Commission 
 

If you provide testimony, please state your name and address for the record.  Testimony and 
evidence must be directed toward the applicable substantive criteria or other criteria believed to apply 
to the decision. 

If you would like an opportunity to present additional evidence, arguments, or testimony regarding the 
application at a later date, you may request during the hearing that the Planning Commission hold the 
record open.  

 
Helpful Tips When Speaking Before the Planning Commission 

Before the meeting begins, give a copy of any written materials to the Planning Secretary. 

Please speak clearly keep in mind the meetings are recorded. 

Before beginning your statement say your name and address for the record. 

Speak to the Commission through the Chairperson. For example, “Mr. /Ms. Chair, members of the 
Commission …” 

To give everyone, the opportunity to speak the Planning Commission may set a time limit. Out of 
courtesy to citizens speaking after you, please respect the time limit.   
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The Junction City Planning Commission met in regular session on Wednesday, January 
20, 2021 at 6:30 p.m. in the Council Chambers at City Hall, 680 Greenwood Street, 
Junction City Oregon and remotely via internet and phone.  

Present were: Planning Commissioners, Jeff Haag (Vice-Chair), Jim Creech, Doug 
Easterday, James Hukill, Cindy Montgomery, Jack Sumner, and Brian Wells; 
Commission Alternates (Vacant); Public Works Director, Gary Kaping; City Attorney, 
Carrie Connelly; and Planning Technician/Secretary, Tere Andrews 

Absent: None 

1. OPEN MEETING  

Vice-Chair Haag opened the meeting at 6:30pm and ledge the Pledge of Allegiance.  

2. CHANGES TO THE AGENDA 

none 

3. PUBLIC COMMENT (FOR ITEMS NOT ALREADY ON THE AGENDA) 

none 

4. PUBLIC HEARING: CONDITIONAL USE PERMIT, FILE # CUP-20-37, 900 ELM 
Vice-Chair Haag opened the public hearing for a Conditional Use Permit file # 
CUP-20-37, 900 Elm, on January 20, 2021 at 6:43 p.m. 

The public hearing would be conducted in accordance with the Junction City 
Municipal Code and state law (ORS 197.763).  Staff would first present the staff 
report and applicable criteria and recommendations. The applicant then had the 
opportunity to present the proposal any additional. Next public testimony would 
be taken. If members of the public intended to testify, please speak clearly, and 
state your name and address for the record.   

The Planning Commissioners were required to disclose any conflicts of interest 
and ex-parte contacts related to the proposal or applicant. Commissioners 
participated in the public hearing only if they could do so without undue bias 
either for or against the application. 

Vice-Chair Haag asked if any Planning Commissioners wished to make 
disclosures. 

There were no disclosures. 

Vice-Chair Haag asked if there were any challenges from the audience as to 
conflicts of interest, ex parte contacts, or bias related to any member of the 
Planning Commission. 

There were none. 
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Technician Andrews reviewed the application before the Commission. The 
application was for a Conditional Use Permit at 900 Elm Street, File # CUP-20-
37. This was a Conditional Use Permit application.  The applicant and property 
owner, Celtic Homes, LLC, requested a conditional use permit to develop a 320 
unit mini-storage facility in the General Commercial zoning district. Junction City 
Municipal Code Section 17.35.020(C) provided that the Planning Commission 
may approve a mini-storage facility in the General Commercial zone provided 
that it was not located within 260-feet of the centerline of State Highway 99 (Ivy 
Street). Related policies were Junction City Municipal Code Chapters 17.35, 
General Commercial, and 17.130, Conditional Uses. The subject site was vacant 
and located at the southwest corner of Elm Street and East 9th Avenue. 

The application was submitted on December 24, 2020 and deemed complete on 
December 24, 2020. The Public Hearing Notices were mailed on December 24, 
2020 and published in the Register Guard newspaper on December 29, 2020. 
The Staff Report was issued January 13, 2021. 

Two public comments were received. One commenter expressed concerns about 
potential increased traffic, glare from security lighting, and hours of operation. 
Staff explained these concerns would be addressed during Development Review.  

Referrals were sent to other City departments and outside agencies. A comment 
was received from Comcast that if any of the poles were proposed to be moved, 
or removed, they wanted to coordinate with the applicant. The applicant 
response had been, they did plan to move or remove any of the poles.  

The proposed mini-storage facility to be located on Elm Street was over 900 feet 
from the centerline of State Highway 99 which met criteria in Junction City 
Municipal Code 17.35.020. 

The mini-storage facility would have one dwelling unit located on the second floor 
above the office. No outdoor storage was proposed as part of the development. 
However, there were residences across Elm Street, and the platted but 
unimproved East 9th Avenue.  Thus, any outside storage along the east, or north 
property lines would require a sight-obscuring fence a minimum of four feet tall. 
Any fencing also needed to comply with the vision clearance standards. 

The subject site was a corner lot. Both Elm Street and East 9th Avenue are 
considered front lots, with zero lot line setbacks under JCMC 17.35.050. As 
shown on the submitted drawing, the proposed buildings are outside the vision 
clearance triangle. 

As shown on the site plan, the east/west orientation of the parking lot minimizes 
the visual impact from Elm Street. The proposed parking lot had seven parking 
spaces, which included one ADA space. Vehicle access was provided to the 
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storage unit buildings throughout the site and short-term unloading and loading 
parking areas adjacent to each building. The pedestrian circulation standards were 
met by connecting a sidewalk from Elm Street to the main office and a pedestrian 
main gate to access the storage units.  

The applicant noted in the narrative that landscaping would comply with JCMC 
17.90. A Landscape and parking plan, which met the requirements of JCMC 17.90 
would be required as part Development Review. 

The applicant planned to provide a 90-gallon trash receptacle for the office and 
the second-floor apartment unit. The trash receptacle would be stored behind a 
screened area. 

As conditioned within the staff report, the proposal was in compliance with 
applicable zoning codes, and could be made compatible with the surrounding 
properties. 

There were no questions from the Commission. 

Applicant and Others in Favor May Speak 

Vice Chair Haag asked if the applicant or their representative would like to speak. 

Jason Flores, the applicant, PO Box 20025, Keizer OR 97307 summarized the 
proposal as a 320-unit self-storage project, named Celtic Storage. They operate 
one other facility, in another area, similar to the proposal. Their intent was to 
blend into the surrounding residential area. 

Commissioner Montgomery asked about the type of fencing to be used. 

Mr. Flores explained the buildings has a zero-lot line setback (no fence on Elm 
Street). However, they planned a two-foot setback to allow for additional 
landscaping. The building siding would have a residential look to better blend 
with the surrounding area. 

Commissioner Hukill asked about the entrance to the facility.  

Mr. Flores explained there were two exiting entrances to the vacant lot. The 
facility entrance would be on Elm Street near East 8th Avenue. 

Neutral Testimony 

Vice Chair Haag asked if there was any neutral testimony. 

There was none.  

Those Opposed May Speak  

Vice Chair Haag asked if there was anyone who was opposed to the proposal. 
 

Mr. & Mrs. Owens, asked about the entrance to the facility. 
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Mr. Flores responded the entrance to the facility would be near East 8th Avenue. 
The existing entrance near East 9th Avenue would be retained as an 
ingress/egress for emergency vehicles only.  
 

Technician Andrews added the address of 900 Elm would probably need to be 
changed to better reflect the actual entrance to the facility which would be off Elm 
Street near East 8th Avenue. 
 

Vice Chair Haag asked if the response addressed Mr. Owens’ concern. 
 

Mr. Owens responded it did. He then asked about measures to slow increased 
traffic. 
 

Mr. Flores responded there was very little increased traffic from self-storage 
facilities.  
 

Director Kaping added, Elm Street was one of the widest streets in town. 
Therefore, Public Works would not require any widening of the street. 
 

 Commissioner Montgomery asked what the speed limit was on Elm Street. 
 

Director Kaping responded it was 25 miles per hour. The area was considered a 
residential zone for traffic speed. 
 

Vice Chair Haag asked Mr. Owens if his concerns had been addressed. 
 

Mr. Owens asked if the facility would have 24-hour access. 
 

Mr. Flores responded it would not, gate access would be closed at 9 p.m. 
 

Mr. Owens asked about security lighting. 
 

Technician Andrews explained the Development Code specifically required 
outdoor lighting not cause glare to surrounding residents. 
 

Mr. Flores added the lighting would be directed to the interior of the side so as 
not to disturb neighbors. There would be lighting for safety/security on the office, 
and apartment but it too would comply with City Code. 
City Staff Summary/Response to Public Testimony 

Vice Chair Haag called for a staff summary or response to testimony. 
 

There were no additional comments from staff. 
 

Applicant Rebuttal 

6



PLANNING COMMISSION MEETING MINUTES – DRAFT       JANUARY 20, 2021 

Page 5 of 6 

 

Mr. Flores thanked Mr. Owens for his comments. They intended to be a good 
neighbor. 
 

Vice Chair Haag asked if there were any requests to keep the record open. Since 
there were no such requests, Vice-Chair Haag closed the record and public 
hearing at 7:36 p.m. 
 

Deliberations 

Commissioner Montgomery said the applicant had addressed the concerns 
raised by Mr. Owens. 
 

Commissioners Hukill, Easterday, and Haag agreed. 
 

Motion: Commissioner Hukill made a motion to approve the proposed Conditional 
Use Permit, file CUP-20-37 for a 320-unit mini-storage facility in the General 
Commercial zoning district based on the findings as presented in the Final Order. 
Commissioner Wells seconded the motion.  

Vote: Passed by a vote of 7:0:0. Chair Vice Chair Haag, Commissioners, Hukill, 
Easterday, Wells, Creech, Sumner, and Montgomery voted in favor.  
 

5. FINAL SUBDIVISION PLAT: THE RESERVE PHASE 2 (PREVIOUSLY 

APPROVED 4-17-2019) 

The applicant, West Linn Corporate Park, LLC, requested re-approval of the final 
subdivision plat for The Reserve at Junction City Phase 2. The plat previously 
received final approval by the Planning Commission on April 17, 2019. The item 
was back before the Planning Commission because Junction City Municipal 
Code, section 16.05.040(H)(3) required the approved Final Plat be offered for 
recording with the County within 90 days of approval. That did not occur.  

The Reserve at Junction City Phase 2 was on 58.7 acres west of Oaklea Drive. 
The subject site was zoned Single Family Residential with areas of Wetland 
Resources Overlay. Conditions of Approval set with the preliminary plat 
modification had been met. Those Conditions included obtaining an archeological 
permit issued by the State of Oregon for the known cultural resource areas on 
the subject site.  

Motion: Commissioner Creech made a motion to approve The Reserve at 
Junction City, Phase 2 Subdivision Final Plat as presented. Commissioner Hukill 
seconded the motion. 

Vote: Passed by a vote of 7:0:0. Chair Vice Chair Haag, Commissioners, Hukill, 
Easterday, Wells, Creech, Sumner, and Montgomery voted in favor.  
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6. CODE AMENDMENT DISCUSSION: MOBILE FOOD UNITS (AMD-20-19) 

Consensus: By a consensus of the Planning Commission, the Mobile Food Unit 
Code Amendment discussion was postponed to the February 17, 2021 Planning 
Commission meeting.  
 

7. PLANNING COMMISSION OFFICER ELECTIONS  
 

Consensus: The consensus of the Planning Commission was to hold officer 
elections at the first in-person meeting was affirmed.  
 

8. COMMISSIONER COMMENTS 

Commissioners Sumner, Montgomery, and Haag stated they would like to find a 
way to hold in-person meetings. 

Director Kaping replied the city did not have a space large enough for the 
Commission and public to gather and maintain social distancing. 

Commissioner Montgomery suggested other locations such as the high school 
cafeteria or St. Helen’s Church. 

Director Kaping said he would relay the suggestions to the City Administrator. 

9. ADJOURNMENT  

Motion: Commissioner Hukill made a motion to adjourn the meeting. 
Commissioner Creech seconded the motion. 

Vote: Passed by a vote of 7:0:0. Vice-Chair Haag, Commissioners, Wells, Creech, 
Montgomery, Sumner, Easterday, and Hukill voted in favor.  

The meeting adjourned at 8:01 p.m. 

The next Standing Planning Commission meeting was Wednesday February 17, 
2021 at 6:30 p.m. 

Respectfully Submitted, 

  

Tere Andrews, Planning Commission Secretary 

 

 Jeff Haag, Planning Commission Vice-Chair  
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The Junction City Planning Commission met in regular session on Wednesday, March 
17, 2021 at 6:30 p.m. in the Council Chambers at City Hall, 680 Greenwood Street, 
Junction City Oregon and remotely via internet and phone.  

Present were: Planning Commissioners, Jeff Haag (Vice-Chair), Doug Easterday, 
James Hukill, Cindy Montgomery, and Jack Sumner; Planner, Henry Hearley (joined at 
6:56p.m.); Public Works Director, Gary Kaping; City Attorney, Dan Lawler; and Planning 
Secretary, Tere Andrews 

Absent: Planning Commissioners, Jim Creech, and Brian Wells 

1. OPEN MEETING  

Vice-Chair Haag opened the meeting at 6:30pm and ledge the Pledge of Allegiance.  

2. CHANGES TO THE AGENDA 

none 

3. PUBLIC COMMENT (FOR ITEMS NOT ALREADY ON THE AGENDA) 

none 

4. APPROVAL OF MINUTES 

• December 16, 2020 

Motion: Commissioner Hukill made a motion to approve the December 16, 2020 
Planning Commission minutes as written. Commissioner Easterday seconded 
the motion. 
 

Vote: Passed by a vote of 5:0:0. Vice-Chair Haag, Commissioners, Hukill, 
Easterday, Montgomery, and Sumner voted in favor.  

5. PUBLIC HEARING: ANNEXATION AND REZONE, 75 CHICK LN, FILE # A-20-

38/RZ-20-39  

Vice-Chair Haag opened the public hearing for the annexation and rezone request 
at 75 Chick Lane, file # A-20-38/RZ-20-39 on March 17, 2021 at 6:36 p.m. 

The public hearing would be conducted in accordance with the Junction City 
Municipal Code and state law (ORS 197.763).  Staff would first present the staff 
report and applicable criteria and recommendations. The applicant then had the 
opportunity to present the proposal, and any additional information.  

Next, public testimony would be taken. If members of the public intended to 
testify, they were requested to speak clearly, and state their name and address 
for the record.   
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The Planning Commissioners were required to disclose any conflicts of interest 
and ex-parte contacts related to the proposal or applicant. Commissioners 
participated in the public hearing only if they could do so without undue bias 
either for or against the application. 

Vice-Chair Haag asked if any Planning Commissioners wished to make 
disclosures. 

There were no disclosures. 

Vice-Chair Haag asked if there were any challenges from the audience as to 
conflicts of interest, ex parte contacts, or bias related to any member of the 
Planning Commission. 

There were none. 

Vice Chair Haag asked staff to review the staff report. 

Technician Andrews reviewed the annexation and rezone staff report, file#: A-20-
38/RZ-20-39 for 75 Chick Lane. 

The subject site was inside the Junction City Urban Growth Boundary and 
designated Low Density Residential on the City’s Comprehensive Plan 
Designation Map. The site consisted of two legal tax lots, both on Assessor’s 
Map 15-04-31-43. They were tax lots 09100 & 09200. Tax lot 09100 was a 
vacant parcel located at the terminus of W 3rd Avenue near Walnut Street.  Tax 
lot 09200 was developed with a single-family home and took access from Chick 
Lane, a private drive off West 6th Avenue.  

The proposal before the Planning Commission was for the annexation of the 
parcels into the city limits of Junction City, and to rezone the subject site to 
Single Family Residential (R1). This was the corresponding zoning for the Plan 
Designation of Low Density Residential (L). The current zoning was Lane County 
RR5 (rural residential, five acre minimum). 

The staff report reviewed the proposal for compliance with the Statewide 
Planning Goals, and local compliance with both the Junction City Comprehensive 
Plan and Municipal Code. Among the Planning Goals/Elements reviewed were 
citizen involvement, transportation, public facilities, and housing. The related City 
policies were Junction City Municipal Code (JCMC) chapters 17.145, 
Amendments, 17.150, Administration, and 17.165, Annexations.  

 

The application was submitted on December 31, 2020 and deemed complete on 
January 19, 2021. Referrals to other City departments and outside agencies were 
sent on February 10, 2021. Public notice to property owners and residents within 
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300-feet were also mailed on February 10, 2021. Notice was published in the 
Register Guard newspaper on February 15, 2021. Notice was sent to the Oregon 
Department of Land Conservation and Development on January 22, 2021.  

The applicant and property owners, Mark and Jacqueline Bess, initiated an 
amendment to the City of Junction City Zoning Map by submitting an application 
and paying the application fee on December 31, 2020. 

The subject site was within the Urban Growth Boundary and contiguous to the city 
limits. Thus, the proposed annexation and rezone were consistent with the City’s 
Comprehensive Plan Annexation Policy, and Municipal Code. Sewer, water, storm 
water, and transportation services could be provided to the subject site. Staff also 
provided notice of the applicant’s proposal to the City of Junction City Police 
Department and the Rural Fire Protection District, neither expressed concern. 

With regard to applicable Chapters of the Junction City Comprehensive Plan and 
Oregon Statewide Planning Goals, public involvement was achieved through 
public hearings at the Planning Commission and City Council and the associated 
public notices sent prior to each of those public hearings. 

The subject site did not contain wetlands, nor was it located in a flood zone. Chick 
Lane was a private road. The property located at 75 Chick Lane (Tax Lot #9200) 
took access from Chick Lane. The annexation would not change the access for 75 
Chick Lane. The private road would remain private, and the dwelling located at 75 
Chick Lane would continue to use the private road for access.  

The Junction City Transportation System Plan (TSP) did not identify the extension 
of West 3rd Avenue to the east or Chick Lane becoming a public right-of-way. 
Future development on Tax Lot #9100 would take access from the stubbed West 
3rd Avenue, however that would be confirmed at the time of development.  

The proposed zoning and annexation did not include development or land 
division. At the time of submittal for land division on either lot, the application 
would be reviewed for compliance with the applicable Junction City Municipal 
Code land division criteria. 

It was the goal of the Junction City Comprehensive Plan to provide public facilities 
in an efficient and timely manner at levels that exceeded projected demand. At the 
time development was proposed, key urban services would either be immediately 
available or be extended in an orderly manner. Any development on the subject 
sites needed to demonstrate adequate water supply and sewer treatment 
capacity. There was an existing water line located in West 3rd Avenue, abutting 
the subject properties. It had adequate capacity to serve the subject properties. 
There was an existing 8-inch sewer line on West 3rd Avenue with adequate 
capacity to accommodate the subject properties. 
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The Housing Element of the Junction City Comprehensive Plan thoroughly 
detailed Housing Needs for the next 20 years. Junction City needed 1,590 new 
dwelling units to meet the projected housing need, of which 875 needed to be low 
density residential. While the proposed annexation and zone change did not 
authorize the building of any dwellings, it brought into city limits, developable land 
for the purpose of residential dwellings.  

Planner Hearley joined the meeting and provided a recap of the Comprehensive 
Plan Elements for Transportation, Public Facilities, and Housing. Transportation 
facilities, as well as public utility capacities were sufficient to meet the proposed 
annexation and rezone request. The proposal added to the City’s stated need for 
low density residential housing (R1).  

Planner Hearley noted public comment received indicated concerns about 
increased traffic. He responded the existing home at 75 Chick Lane would 
continue to take access from Chick Lane, a private road. No additional traffic 
would use Chick Lane. No development would occur because of the proposed 
annexation and rezone. The Transportation system Plan did not show West 3rd 
Avenue extending onto the vacant parcel (#9100). Any requirements for roads, 
streetlights or drainage would be addressed at the time of development proposal.  

Applicant and Others in Favor May Speak 

Vice Chair Haag asked if the applicant or their representative would like to speak. 

The applicant, Mark Bess, stated he had no additional comments at that time. 

There were no other comments in support of the application. 

Neutral Testimony 

Vice Chair Haag asked if there was any neutral testimony. 

There was none.  

Those Opposed May Speak  

Vice Chair Haag asked if there was anyone who was opposed to the proposal. 
 

Alandra Galusha, 322 Walnut Street, Junction City OR 97448 expressed concern 
about future development on the subject site. 
 

Vice Chair Haag explained the application did not include development plans.  
 

Planner Hearley added future proposals for partitioning or subdividing required 
neighboring property owners and residents be notified and given an opportunity to 
comment. 
 

There were no additional comments in opposition.  
 

City Staff Summary/Response to Public Testimony 
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Vice Chair Haag called for a staff summary or response to testimony. 
 

Planner Hearley reiterated future development on the subject site would need to 
conform to City Code. 
 

Applicant Rebuttal 

None 
 

As there were no requests to keep the record or the public hearing open, Vice 
Chair Haag closed the record and public hearing at 7:08p.m. 
 

 Deliberations 

Commissioners Montgomery and Sumner asked for confirmation that future 
development such as partitioning or subdivision, including street plans, would 
come before the Planning Commission. 
 

Vice Chair Haag and Technician Andrews confirmed such development plans 
would come before the Planning Commission.   
 

Motion: Commissioner Hukill make a motion to recommend approval to the City 
Council of the proposed annexation and concurrent rezone; file # A-20-38 and 
RZ-20-39 based on the findings as stated in the Final Order. Commissioner 
Easterday seconded the motion. 

Vote: Passed by a vote of 5:0:0. Vice-Chair Haag, Commissioners, Hukill, 
Easterday, Montgomery, and Sumner voted in favor.  

6. CODE AMENDMENT DISCUSSION: MOBILE FOOD UNITS (AMD-20-19) 

Staff followed up on questions that arose during previous Planning Commission 
discussions. Research revealed a 2010 Development Review for a Mobile Food 
Unit. The following points were identified for Commission consideration and 
possible discussion. 

1. Current Code did not define the terms “restaurant” or “mobile food 
unit/food truck.”  

2. No state laws required localities to establish a definition for either term. 

3. Definitions could be added to the Zoning Code for one or both of those 
terms or interpreted informally by the Planning Commission. 

4. Junction City Municipal Code (17.150.150), Interpretation, did not provide 
guidance on how to determine the meaning of undefined terms.  

5. The City could classify mobile food units as restaurants within the 
Municipal Code, as was done with the 2010 Development Review.  
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6.  Allowing mobile food units as a permitted use under current Code may 
have downsides:  

a. JCMC 17.160.050(G), defined both “Development” and “Development 
Site” neither of which specifically addressed Mobile Food Units. 

b. Allowance of Mobile Food Units as permitted uses under current Code 
prevented the City from regulating: 

i. Requirements for access, street orientation, screening, setbacks, 
restrooms, water, utilities, or garbage service;  

ii. Design requirements for mobile food unit, signage, seating, or 
awnings; and 

iii. Potential suspensions on operations to require compliance with City 
standards.  

iv. Treating mobile food units as restaurants could lead to confusion. 
Oregon Health Authority regulated mobile food units under 
requirements that differed from those for restaurants.   

v. The City was not responsible for mobile food unit operators’ 
compliance with state law. However, classification of mobile food 
units as restaurants was inconsistent with the State regulatory 
approach.  

There were three categories of Mobile Food Units previously identified by the 
Planning Commission:  

1. Mobile Food Units as part of a Special Event  
2. Mobile Food Units as a Temporary Business (short-term) 
3. Long-term placement of Mobile Food Units 

 

The Commission held a discussion about options. There was general agreement 
that the Lane County Mobile Food Unit application packet covered many of the 
concerns previously raised by the Planning Commission related to health and 
safety.  
 

The Commission reviewed and discussed two examples of Mobile Food Unit 
applications from the cities of Veneta and Cottage Grove. Both examples used 
Temporary Use Permits to license Mobile Food Units. The licenses were 
renewable with annual fees. 
 

Vice Chair Haag summarized, the consensus of the Commission was the Lane 
County application, which was based on the Oregon Health Authority regulations, 
sufficiently covered the health and safety aspects of Mobile Food Unit operations. 
Local regulation of mobile food units could be achieved with an easy-to-use 
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permit application, such as that of Cottage Grove. The Commission also 
indicated fees should be limited. 
 

Consensus: The consensus of the Planning Commission directed staff to bring 
back draft Code language, a sample application that was clear and concise with 
a nominal fee, similar to that of the City of Cottage Grove.  
 

7. PLANNING COMMISSION ALTERNATE APPLICATION REVIEW  

Commissioners expressed a desire to meet applicants in person prior to a 
recommendation to the Mayor and Council.  
 

Director Kaping stated the City Attorney had explained to the Council, the City 
had the ability to conduct meetings virtually, in-person meetings could not be 
held at the present time. 
 

Attorney Lawler concurred, and added it was a current State mandate. 
 

Commissioner Hukill asked if the decision to hold off on a recommendation would 
be a problem. 
 

Attorney Lawler responded there was no State requirement to make the 
recommendation now. 
 

Consensus: The consensus of the Planning Commission was to hold off on 
filling the vacant Alternate seats until it was possible to meet in person. 
 

Vice Chair Haag expressed that some of the Commissioners had not ever met in 
person. He was of the opinion they should hold off on Officer elections until the 
Commissioners could all meet in person. 
 

Consensus: The general consensus of the Planning Commission was to hold off 
on Officer elections until it was possible to meet in person. 

8. COMMISSIONER COMMENTS 

None 

9. ADJOURNMENT  

Motion: Commissioner Hukill made a motion to adjourn the meeting. 
Commissioner Easterday seconded the motion. 

Vote: Passed by a vote of 5:0:0. Vice-Chair Haag, Commissioners, Hukill, 
Easterday, Montgomery, Sumner, and Wells voted in favor.  

The meeting adjourned at 7:53p.m. 

The next Standing Planning Commission meeting was scheduled for Wednesday 
April 21, 2021 at 6:30 p.m. 

15



PLANNING COMMISSION MEETING MINUTES – DRAFT       MARCH 17, 2021 

Page 8 of 8 

 

Respectfully Submitted, 

  

Tere Andrews, Planning Commission Secretary 

 

 Jeff Haag, Planning Commission Vice-Chair  
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LAND USE TRAINING
focus on Quasi-Judicial Procedure

Local Government Law Group PC
A Member of Speer Hoyt LLC

975 Oak Street, Suite 700

Eugene, OR 97401

Telephone: 541.485.5151

chc@localgovtlaw.com
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Land Use
Heavily Regulated by State Law

• Substantively 
How cities must plan for the way
land is used

• Procedurally 
How cities must make land use
decisions

18



Sources of Law

State Statutes

Legislature

Comprehensive 
Plan

City & County

Zoning Map

City

Development 
Code

City

19 Statewide 
Planning Goals

LCDC

Oregon 
Administrative 

Rules
LCDC
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State Statutes
• Chapter 92, Land Divisions

• Chapter 195, Local Government Planning 
Coordination

Directs LCDC to adopt statewide land use 
planning goals and administrative rules to direct 
how to meet goals and statutes.

• Chapter 197, Comprehensive Land Use Planning

• Chapter  222, Annexations

• Chapter 227, City Planning and Zoning
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Statewide Planning Goals

• Goals 1 and 2 : Process:

- Goal 1 – Citizen Involvement

- Goal 2 – Comprehensive Planning

• Goals 3-8, 13 and 15: Natural Resource 
Conservation

• Goals 9-12 and 14: Housing, Transportation, 
Urban Growth and Economic Development

• Goals 16-19: Oregon Coast Natural 
Resources

21



Agencies

• Land Conservation and Development 
Commission (LCDC)
- Oversees state policy, goals, and guidelines
- Acknowledges local comprehensive plan and 

implementing land use regulations
• Department of Land Conservation and 

Development (DLCD)
- Provides administrative oversight and 

technical/financial assistance to update and 
implement plans. 

• Land Use Board of Appeals (LUBA)
- Reviews local land use decisions for 

compliance with local regulations, 
comprehensive plans, goals, and statutes. 
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Local Regulations
• Comprehensive Plan

- Generalized, coordinated land use map and 
policies that establish City’s vision for the 
type, location and intensity of future 
development. 

- Implements statewide planning goals. 
• Land Use Development Code

- Zoning and land division regulations that 
implement comprehensive plan, policies 
and designations. 

• Functional Plans
- Site Specific designs and requirements.  

Examples:  Parks Master Plan, Capital 
Improvement Programs, Transportation 
System Plans, and Public Facilities Plans 
(i.e., for sewer or water).
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Land Use Procedures

• Legislative Actions (Type IV)

• Administrative Actions (Type II)

• Quasi-Judicial Actions (Type III)

24



Legislative Actions – Type IV

• Making policy decisions that apply to many

• Development code text / Comprehensive plan text

• Planning Commission recommends / City Council 
acts

• City Council hearing and decision

• Discretionary within limits of state law

25



Administrative Actions – Type II

• Decided by staff.
• Appeal to Planning Commission
• Possible “on the record” appeal to 

Council
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Quasi-Judicial Procedures

• Making a decision on a specific land use 
proposal that will apply to one or a few (Type 
III applications)

• Acting as appeal body, reconsidering Type II 
Community Development Director decisions. 

• Must apply criteria in Municipal Code –
Limited discretion. 
• Opposition testimony may or may not be 

relevant to applicable criteria.
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Quasi-Judicial Procedures (continued)

• Applicant-initiated applications
• Notice to Public
• Public Hearing
• Script for Chair
• Written decision & findings required

(Determine Compliance with applicable 
criteria)

• 120-day deadline from date of 
completeness (ORS 227.178)
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Quasi-Judicial Tribunal

• Impartial Decision-making

- No Bias – must be able to be fair and 
impartial. 

- No Ex Parte Contacts – decision must be 
based on information in record.  

ORS 227.180(3)

- No Conflict of Interest 
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Prejudgment Bias
• Incapable of basing decision on evidence and argument 

presented.

• If you cannot be fair and impartial, you must not 
participate.

• Could you be persuaded to overcome your preconceived 
thoughts?

• Prior statements may be used as evidence of prejudgment 
bias, but disqualification “high bar,” which can be 
overcome.

• Rehabilitate by stating on record that decision-maker can 
make a fair and impartial decision based solely on the 
record.

• If biased, disclose and step down
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Ex Parte Contacts
• Verbal, written, visual contact not on record

- Examples:  Newspaper articles, site visits, 
conversations with neighbors

• Avoid and keep track—no good deed goes unpunished

• Must disclose context and substance at meeting when 
public may respond, before record is closed

- If decision postponed, even if record closed, be 
sure to double check ex-parte contacts, to ensure 
they do not influence the decision and tribunal 
remains impartial with decision based solely on 
the record.
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Conflict of Interest
“Actual or Potential Conflicts” 

(Will or Could Happen)
• An action, decision, or recommendation

• By a public official

• Will (Actual) or Could (Potential) Result in a 
financial benefit or detriment for PO or a 
relative or business associated with PO or 
relative
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Conflict of Interest

Conflicts of Interest Rules
(Both Actual and Potential)

When in Doubt:  Shout it Out!

• State the nature of your conflict
• Do it before voting or discussing the matter
• Do it on the record
• Do it each meeting issue is discussed

Actual Conflict Only
• When in Doubt, Shout It Out…and then Press the 

Mute Button.
• Same rules as Potential Conflict, but no talking 

and no voting…
• Unless City cannot act without you (only vote, 

don’t talk)
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Conflict of Interest

EXCEPTIONS TO THE CONFLICT RULES

It is not a conflict if the financial benefit 
happens because of:

• Membership in a class (any 
large, distinguishable group of 
citizens that the Commission
determines is a class); 

• Membership in a non-profit 
(501(c) status)
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Conflict of Interest

EFFECT OF FAILING TO 
DISCLOSE CONFLICT:

•Decision will not be 
invalidated

•Personal liability up to 
$1,000 per violation
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Process

• Record

- Available to Public

- “Closed Universe”

- Planner is Keeper
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Process

• Staff Report

- Available to public 7 days before 
hearing (ORS 197.763)

- Sets out all / only applicable material

- Provides proposed decision with 
supporting findings and conditions
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Hearing

Chair’s Script for Hearing 

• Process – on the record, or de novo
• Criteria
• Opportunity to disclose bias, ex parte and/or 

conflicts
• Statutory notifications
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Hearing

Order of Testimony

• Applicant

• Proponents

• Neutral

• Opponents

• Applicant’s rebuttal
*Stay formal; No back and forth with 
public
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Hearing

After Testimony

• Staff comments/120-day status

• Potential next steps “initial evidentiary hearing”
- Continue hearing to specific date and time
- Close hearing but leave record open for written 

testimony
- Close hearing and close record

STATUTES DICTATE OPTIONS! ORS 197.763
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Hearing

Deliberation / Findings

• Address every argument made by 
participants

• Interpret any ambiguous criteria
• Choose between conflicting evidence 

(“substantial evidence” / “reasonable 
decision maker”)
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Hearing

Deliberation/Findings (Continued)
• For each criterion

−list relevant facts

−Apply facts to criterion

−Determine whether criterion is satisfied 
or can be satisfied with a clear condition 
of approval
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Quasi-Judicial Decision

• Conditions must impose a clear, 
nondiscretionary requirement

• Conditions requiring the applicant to 
dedicate private property or work to the 
public may require constitutional “Nollan” 
and “Dolan” findings
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Quasi-Judicial Decision (Continued)

• Conditions requiring applicant to dedicate 
(give) private property or work to the public in 
exchange for requested development 
approval may require constitutional Nollan
and Dolan findings. 

- Requires an essential nexus (connection) 
between gov’t interest advanced by 
restriction and the condition exacted by 
gov’t. 

Ex: Lots must front public right of 
way. Condition: dedicate and improve 
public rights of way (need access; but 
requested doesn’t connect/provide 
access). 
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Quasi-Judicial Decision (Continued)

- Requires rough proportionality (numerical 
correlation) between the benefit gained from 
property interest exacted and the burden the 
development will impose. 

Ex: Required dedication of right of way 
will address volume of traffic that 
proposed development will generate (not 
bike path for hardware store). 
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Land Use Appeal
• Consider on Appeal:

• Are appealed criterion satisfied?

• If unsatisfied, can the criteria be satisfied by 
imposition of conditions?

• If criterion is unsatisfied and cannot be satisfied 
by a condition, deny the application.
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Role Playing:

1. Requesting and announcing ex parte contacts; bias; 
conflicts

2. Controlling rowdy crowd

3. Closing hearing and record
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Thank you!

Carrie Connelly
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9/9/2020

1

LAND USE TRAINING
focus on Quasi-Judicial Procedure

Local Government Law Group PC

A Member of Speer Hoyt LLC

975 Oak Street, Suite 700

Eugene, OR 97401

Telephone: 541.485.5151

chc@localgovtlaw.com

Land Use

Heavily Regulated by State Law

• Substantively 
How cities must plan for the way
land is used

• Procedurally 
How cities must make land use
decisions

Sources of Law

State Statutes

Legislature

Comprehensive 
Plan

City & County

Zoning Map

City

Development 
Code

City

19 Statewide 
Planning Goals

LCDC

Oregon 
Administrative 

Rules
LCDC
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9/9/2020

2

State Statutes

• Chapter 92, Land Divisions

• Chapter 195, Local Government Planning 
Coordination

Directs LCDC to adopt statewide land use 
planning goals and administrative rules to direct 
how to meet goals and statutes.

• Chapter 197, Comprehensive Land Use Planning

• Chapter  222, Annexations

• Chapter 227, City Planning and Zoning

Statewide Planning Goals

• Goals 1 and 2 : Process:

- Goal 1 – Citizen Involvement

- Goal 2 – Comprehensive Planning

• Goals 3-8, 13 and 15: Natural Resource 
Conservation

• Goals 9-12 and 14: Housing, Transportation, 
Urban Growth and Economic Development

• Goals 16-19: Oregon Coast Natural 
Resources

Agencies

• Land Conservation and Development 
Commission (LCDC)
- Oversees state policy, goals, and guidelines
- Acknowledges local comprehensive plan and 

implementing land use regulations
• Department of Land Conservation and 

Development (DLCD)
- Provides administrative oversight and 

technical/financial assistance to update and 
implement plans. 

• Land Use Board of Appeals (LUBA)
- Reviews local land use decisions for 

compliance with local regulations, 
comprehensive plans, goals, and statutes. 
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9/9/2020

3

Local Regulations

• Comprehensive Plan
- Generalized, coordinated land use map and 

policies that establish City’s vision for the 
type, location and intensity of future 
development. 

- Implements statewide planning goals. 
• Land Use Development Code

- Zoning and land division regulations that 
implement comprehensive plan, policies 
and designations. 

• Functional Plans
- Site Specific designs and requirements.  

Examples:  Parks Master Plan, Capital 
Improvement Programs, Transportation 
System Plans, and Public Facilities Plans 
(i.e., for sewer or water).

Land Use Procedures

• Legislative Actions (Type IV)

• Administrative Actions (Type II)

• Quasi-Judicial Actions (Type III)

Legislative Actions – Type IV

• Making policy decisions that apply to many

• Development code text / Comprehensive plan text

• Planning Commission recommends / City Council 
acts

• City Council hearing and decision

• Discretionary within limits of state law
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9/9/2020

4

Administrative Actions – Type II

• Decided by staff.

• Appeal to Planning Commission

• Possible “on the record” appeal to 
Council

Quasi-Judicial Procedures

• Making a decision on a specific land use 
proposal that will apply to one or a few (Type 
III applications)

• Acting as appeal body, reconsidering Type II 
Community Development Director decisions. 

• Must apply criteria in Municipal Code –
Limited discretion. 
• Opposition testimony may or may not be 

relevant to applicable criteria.

Quasi-Judicial Procedures (continued)

• Applicant-initiated applications

• Notice to Public

• Public Hearing

• Script for Chair

• Written decision & findings required

(Determine Compliance with applicable 
criteria)

• 120-day deadline from date of 
completeness (ORS 227.178)
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9/9/2020

5

Quasi-Judicial Tribunal

• Impartial Decision-making

- No Bias – must be able to be fair and 
impartial. 

- No Ex Parte Contacts – decision must be 
based on information in record.  

ORS 227.180(3)

- No Conflict of Interest 

Prejudgment Bias

• Incapable of basing decision on evidence and argument 
presented.

• If you cannot be fair and impartial, you must not 
participate.

• Could you be persuaded to overcome your preconceived 
thoughts?

• Prior statements may be used as evidence of prejudgment 
bias, but disqualification “high bar,” which can be 
overcome.

• Rehabilitate by stating on record that decision-maker can 
make a fair and impartial decision based solely on the 
record.

• If biased, disclose and step down

Ex Parte Contacts

• Verbal, written, visual contact not on record

- Examples:  Newspaper articles, site visits, 
conversations with neighbors

• Avoid and keep track—no good deed goes unpunished

• Must disclose context and substance at meeting when 
public may respond, before record is closed

- If decision postponed, even if record closed, be 
sure to double check ex-parte contacts, to ensure 
they do not influence the decision and tribunal 
remains impartial with decision based solely on 
the record.
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Conflict of Interest

“Actual or Potential Conflicts” 

(Will or Could Happen)

• An action, decision, or recommendation

• By a public official

•Will (Actual) or Could (Potential) Result in a 
financial benefit or detriment for PO or a 
relative or business associated with PO or 
relative

Conflict of Interest

Conflicts of Interest Rules
(Both Actual and Potential)

When in Doubt:  Shout it Out!

• State the nature of your conflict
• Do it before voting or discussing the matter
• Do it on the record
• Do it each meeting issue is discussed

Actual Conflict Only
• When in Doubt, Shout It Out…and then Press the 

Mute Button.
• Same rules as Potential Conflict, but no talking 

and no voting…
• Unless City cannot act without you (only vote, 

don’t talk)

Conflict of Interest

EXCEPTIONS TO THE CONFLICT RULES

It is not a conflict if the financial benefit 
happens because of:

• Membership in a class (any 
large, distinguishable group of 
citizens that the Commission
determines is a class); 

• Membership in a non-profit 
(501(c) status)
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Conflict of Interest

EFFECT OF FAILING TO 
DISCLOSE CONFLICT:

•Decision will not be 
invalidated

•Personal liability up to 
$1,000 per violation

Process

• Record

- Available to Public

- “Closed Universe”

- Planner is Keeper

Process

• Staff Report

- Available to public 7 days before 
hearing (ORS 197.763)

- Sets out all / only applicable material

- Provides proposed decision with 
supporting findings and conditions
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Hearing

Chair’s Script for Hearing 

• Process – on the record, or de novo

• Criteria

•Opportunity to disclose bias, ex parte and/or 
conflicts

• Statutory notifications

Hearing

Order of Testimony

• Applicant

• Proponents

•Neutral

•Opponents

• Applicant’s rebuttal

*Stay formal; No back and forth with 
public

Hearing

After Testimony

• Staff comments/120-day status

• Potential next steps “initial evidentiary hearing”

- Continue hearing to specific date and time

- Close hearing but leave record open for written 
testimony

- Close hearing and close record

STATUTES DICTATE OPTIONS! ORS 197.763
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Hearing

Deliberation / Findings

• Address every argument made by 
participants

• Interpret any ambiguous criteria

• Choose between conflicting evidence 
(“substantial evidence” / “reasonable 
decision maker”)

Hearing

Deliberation/Findings (Continued)

• For each criterion

−list relevant facts

−Apply facts to criterion

−Determine whether criterion is satisfied 
or can be satisfied with a clear condition 
of approval

Quasi-Judicial Decision

• Conditions must impose a clear, 
nondiscretionary requirement

• Conditions requiring the applicant to 
dedicate private property or work to the 
public may require constitutional “Nollan” 
and “Dolan” findings
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Quasi-Judicial Decision (Continued)

• Conditions requiring applicant to dedicate 
(give) private property or work to the public in 
exchange for requested development 
approval may require constitutional Nollan
and Dolan findings. 

- Requires an essential nexus (connection) 
between gov’t interest advanced by 
restriction and the condition exacted by 
gov’t. 

Ex: Lots must front public right of 
way. Condition: dedicate and improve 
public rights of way (need access; but 
requested doesn’t connect/provide 
access). 

Quasi-Judicial Decision (Continued)

- Requires rough proportionality (numerical 
correlation) between the benefit gained from 
property interest exacted and the burden the 
development will impose. 

Ex: Required dedication of right of way 
will address volume of traffic that 
proposed development will generate (not 
bike path for hardware store). 

Land Use Appeal

• Consider on Appeal:

• Are appealed criterion satisfied?

• If unsatisfied, can the criteria be satisfied by 
imposition of conditions?

• If criterion is unsatisfied and cannot be satisfied 
by a condition, deny the application.

58



9/9/2020

11

Role Playing:

1. Requesting and announcing ex parte contacts; bias; 
conflicts

2. Controlling rowdy crowd

3. Closing hearing and record

Thank you!

Carrie Connelly
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Planning Commission QJ Hearing Script 
SUB-______ 1 

Quasi-Judicial Land Use Hearings Script 
City of Junction City 

Call and Procedure 

I now open the public hearing of SUB-___________ on _________, 2021 at 
_______ p.m. 

My name is _________________.  I am the Chairperson for this hearing. 

The hearing will be conducted in accordance with the Junction City Municipal 
Code and state law (ORS 197.763).  Specifically: 

The staff will first present the staff report, applicable criteria, and 
recommendation. 

The applicant will then have an opportunity to present the proposal and 
address any issues raised by the staff report and recommendation. 

For public testimony, I will first ask to hear from people who would like to 
speak in favor of the proposal. 

I will then ask to hear from people who have neutral comments or questions 
about the proposal (neither for, nor against). 

Finally, those in opposition to the proposal will have an opportunity to 
present testimony, starting with the petitioners. 

City staff may then present additional material and recommendations based 
on the public testimony. 

The applicant will be given the opportunity to have the last word.   

After each presentation, I will ask for questions from the Planning Commission. 

If you intend to present oral testimony, please fill out a request to speak form 
located at the back of the room and give that to City staff.  We are recording this 
hearing, so please also clearly state your name and address when you are called to 
speak.  This will help in preparing accurate written minutes of the hearing and also 

61



Planning Commission QJ Hearing Script 
SUB-______ 2 

assist with mailing copies of the decision to all interested parties.  If you have 
written testimony or other evidence to submit, please give that to staff so it can be 
entered into the record. 

[Given the number of people present, we ask that, with two exceptions, each 
speaker limit themselves to no more than three minutes.  Please remember that all 
presentations will be timed.  You will be informed when your allotted time has 
expired.  All speakers exceeding the time limit will be asked by the Chair to 
immediately conclude his or her remarks.  If you do not finish your presentation, 
be sure to provide a copy of your statement to the staff.  The Applicant will not be 
limited to three minutes, but is encouraged to limit its presentation as they are able, 
to respect our time constraints tonight. 

In order to minimize repetitive testimony, organizations are encouraged to have 
only one person speak for the group, with other members of the organization 
standing to show their support.  Each person may testify only once, unless called 
back to the podium at the request of a Planning Commission member to respond to 
a question. 

Thank you for your cooperation.] 

Conflicts of Interest/Ex-Parte Contacts/Bias 

The Chair and Planning Commission is required to disclose any conflicts of 
interest and ex-parte contacts that we have with the proposal or applicant—that is, 
whether we have any financial or other personal interest in the proposal and 
whether we have spoken with anybody about the proposal outside of this hearing.  
Also, Planning Commissioners may only participate if they can do so without 
undue bias either for or against the application. 

Do any Planning Commissioners wish to make disclosures? 

Are there any challenges from the audience as to conflicts of interest, ex parte 
contacts, or bias related to any member of the Planning Commission? 

Required Statements 

State law requires me to tell you a number of things at the beginning of this 
hearing. 
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Planning Commission QJ Hearing Script 
SUB-______ 3 

First, the applicable substantive criteria that apply to this application are contained 
in the written staff report and will be identified and discussed in the oral staff 
report. 

Second, your testimony, arguments, and evidence must be directed toward these 
criteria or other criteria in the comprehensive plan or development code that you 
believe apply to this application.  ORS 197.763(5)(b). 

Third, failure to raise an issue accompanied by statements or evidence sufficient to 
afford the decision maker or other people an opportunity to respond may preclude 
appeal of a decision on this application based on that issue.  ORS 197.763(5)(c). 

Finally, to the applicant, failure to raise constitutional or other issues relating to 
proposed conditions of approval with sufficient specificity to allow the City to 
respond to the issue precludes an action for damages in circuit court.  ORS 
197.796(3)(b). 

Staff, please present the Staff Report 

1. Staff Report

• Explain the proposal
• Identify criteria
• Summarize findings
• Provide an overview of written comments received to date which have

been entered into the record

2. Applicant and Others in Favor May Speak

• Spoken and written testimony will now be received from those in favor
of the application

• State your name and address for the record
• Provide copies of written testimony
• Respond to direct questions from hearings body

3. Neutral Testimony

• Spoken and written testimony will now be received from those neutral to
the application
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Planning Commission QJ Hearing Script 
SUB-______ 4 

• State your name and address for the record
• Provide copies of written testimony
• Respond to direct questions from the hearings body

4. Those Opposed May Speak

• Spoken and written testimony will now be received from those opposed to 
the application

• State your name and address for the record
• Provide copies of written testimony
• Respond to direct questions from the hearings body

5. City Staff Summary/Response to Public Testimony

6. Applicant’s Rebuttal

7. Are there any further questions from the Planning Commission?

8. If there are any Requests to Hold the Record Open:

• Set schedule (minimum of seven days each) for:
1) Additional evidence;
2) Responses to new evidence; and
3) Applicant’s Rebuttal.

Does the applicant wish to waive or limit the time in which to 
submit final written argument?
[If applicant does not waive final argument.] The applicant wishes 
to submit final written argument within ____ days after the record 
closes, by ________, 2021 at 5:00 p.m.  These days do not count 
towards the 120-day time limit for making a decision.
[If the applicant does waive final argument.]  The applicant waives 
its right to submit final written argument.
As a result of keeping the record open for all participants and 
applicant’s choice, the deliberations on this matter will be 
continued to the next meeting on _____________, at ____ p.m.
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Planning Commission QJ Hearing Script 
SUB-______ 5 

9. If no requests to keep the record open, close hearing and record:

The hearing [and record] is now closed at ____ pm.

10. Deliberation and Decision

• Discussion by Planning Commission
• Only questions asked of staff are allowed after the hearing closes
• If the record is not left open, and the Planning Commission will

immediately adopt a decision, the Planning Commission would make the
following motion:

“I move that the Planning Commission [conditionally approve/deny] 
the ___________ Application SUB-______ with supporting findings, 
as provided by staff.”  

• If the record is not left open, as the Planning Commission cannot
immediately adopt a decision, the Planning Commission would make the
following motion:

“I move that the Planning Commission direct staff to bring back a 
modified Final Order [conditionally approving/denying] the 
___________ Application SUB-______ with supporting findings as 
directed by the Planning Commission this evening, at the next 
Planning Commission meeting on ______, 2021.”  

• Motion is discussed and amended, if necessary
• Call for the question to be voted on
• Vote
• Decision is announced and Planning Commission will vote on the

application at its next meeting (after clarifying no ex parte contacts
occurred in interim.  If PC does have any ex parte contacts, the record
must be reopened to enter them and allow the applicant to rebut.)
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JUNCTION PLANNING COMMISSION 
AGENDA ITEM SUMMARY

Page 1 of 1 

Mobile Food Unit Discussion 
Meeting Date:  May 19, 2021 Agenda Item Number: 7
Department:  Planning  Staff Contact: Tere Andrews
www.junctioncityoregon.gov 

Agenda Item Number: 6 
Staff Contact: Tere Andrews 

Contact Telephone Number:  541-998-3125 

ISSUE STATEMENT
Discussion of sample Mobile Food Unit code language and sample Junction City application. 

BACKGROUND

Pertinent points identified during the March 17, 2021 Planning Commission meeting: 
• Lane County application packet addressed most concerns related to health and safety.
• Regulate mobile food unit placement:

o stand-alone and pods
o processed as a temporary use (JCMC 17.135)
o renewable
o clear criteria
o affordable

RELATED CITY POLICIES 

Junction City Comprehensive Plan, Chapter 4 Economic Development Element Goals and Policies: 
• Policy 4.11.1 – Support activities that are likely to attract visitors to Junction City.

Junction City Municipal Code
• 17.05 Introduction and Definitions
• 17.135 Temporary Use Permit
• 17.145 Amendments

PLANNING COMMISSION OPTIONS

1. Forward to City Council
2. Request additional research and direct Staff to bring back information at a date certain.
3. Do nothing.

SUGGESTED MOTION

“I make a motion to forward the sample code language and sample application to City Council 
for review and direction forward.” 

ATTACHMENTS

A. Sample Code Language
B. Sample application
C. City of Cottage Grove Mobile Food Cart Code and Application

FOR MORE INFORMATION

Staff Contact: Tere Andrews 
Telephone:  541-998-3125
Staff E-Mail: jcplanning@ci.junction-city.or.us
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Chapter 17.05 

INTRODUCTION AND DEFINITIONS             

  Page 1 of 8 

Sections: 
17.05.010    Purpose. 
17.05.020    Definitions. 
17.05.030    Compliance with provisions. 
17.05.040    State and federal regulations. 
17.05.050    Classification of zones. 
17.05.060    Zoning map. 

17.05.010 Purpose. 

The several purposes of this title are to encourage the most appropriate use of land; to conserve 
and stabilize the value of property; to aid in the rendering of fire and police protection; to provide 
for adequate light and air; to lessen congestion; to encourage the orderly growth of the city; to 
prevent undue concentration of population; to facilitate adequate provisions for community 
utilities and facilities such as water, sewerage, electrical distribution systems, transportation, 
schools, parks and other public requirements; and in general, to promote public health, safety, 
convenience and general welfare. [Ord. 950 § 1, 1991.] 

17.05.020 Definitions. 

As used in this title, the masculine includes the feminine and neuter, and the singular includes the 
plural. The following words and phrases, unless the context otherwise requires, shall mean: 

“Accessory structure or use” means a structure or use incidental and subordinate to the main use 
of the property and which is on the same lot with the main use. 

“Alley” means a narrow street through a block primarily for vehicular service access to the back or 
side of properties otherwise abutting on another street. 

“Bicycle facilities” is a general term denoting improvements and provisions made to 
accommodate or encourage bicycling, including parking facilities and all bikeways. 

“Bikeway” means any road, path, or way that is in some manner specifically open to bicycle travel, 
regardless of whether such facilities are designated for the exclusive use of bicycles or are shared 
with other transportation modes. The five types of bikeways are: 

1. Multi-Use Path. A paved 10- to 12-foot-wide way that is physically separated from 
motorized vehicular traffic; typically shared with pedestrians, skaters, and other 
nonmotorized users. 

2. Bike Lane. A four- to six-foot-wide portion of the roadway that has been designated by 
permanent striping and pavement markings for the exclusive use of bicycles. 

3. Shoulder Bikeway. The paved shoulder of a roadway that is four feet or wider; typically 
shared with pedestrians in rural areas. 

4. Shared Roadway. A travel lane that is shared by bicyclists and motor vehicles. 

5. Multi-Use Trail. An unpaved path that accommodates all-terrain bicycles; typically 
shared with pedestrians. 

“Boarding, lodging, or rooming house” means a building or portion of a building, other than a 
hotel, where lodging with or without meals is provided for compensation for five or more persons 
that are not temporary occupants. 
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“Building” means any structure having a roof supported by columns or walls and intended for the 
shelter, housing or enclosure of any individual, animal, process, equipment, goods or materials of 
any kind or nature greater than 120 square feet or 10 feet in height. 

“City” means the city of Junction City, Oregon. 

“Civic center” means a building or complex of buildings that house municipal offices and services, 
and which may include cultural, recreational, athletic, convention and entertainment facilities 
owned and/or operated by a governmental agency. 

“Club” means a group of people organized for a common purpose to pursue common goals, 
interests or activities and usually characterized by certain membership qualifications, payment of 
fees and dues, regular meetings, and a constitution and bylaws. 

 “Day care facility” means any facility that provides day care to children, including a child day care 
center, group day care home, home of a family day care provider, including those known under a 
descriptive name such as nursery school, preschool, or kindergarten. 

“Day care home” means a day care facility located in a building constructed as a single-family 
dwelling that is certified to care for no more than 12 children at any given time. 

“Dormitory” means a building or buildings with rooms that provide sleeping and living 
accommodations for students as an ancillary use to an educational institution. 

“Dwelling, multifamily” means a building containing three or more dwelling units. 

“Dwelling, single-family” means a detached building containing one dwelling unit. Single-family 
dwellings: 

1. Shall conform to all residential use development standards for single-family dwellings. 

2. Shall be constructed or installed in accordance with the State Building Code (CABO), as 
adopted by the city or as defined within the statutes of the state of Oregon. 

3. Shall have a pitched roof of at least one foot in height for every three feet in width. 

4. Exterior siding and roofing shall be similar in color, material, and appearance to that of 
surrounding dwellings. 

5. The dwelling shall provide on-site covered parking consistent with the predominant 
construction patterns of immediately surrounding dwellings. 

“Dwelling, two-family” means a structure on a single lot containing two dwelling units, each of 
which is totally separated from the other by an unpierced wall extending from ground to roof or 
an unpierced ceiling and floor extending from exterior wall to exterior wall, except for a common 
stairwell exterior to both dwelling units. Two-family dwellings: 

1. Shall conform to all residential use development standards for single-family dwellings. 

2. Shall be constructed or installed in accordance with the State Building Code (CABO), as 
adopted by the city or as defined within the statutes of the state of Oregon. 

3. Shall have a pitched roof of at least one foot in height for every three feet in width. 
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4. Exterior siding and roofing shall be similar in color, material, and appearance to that of 
surrounding dwellings. 

5. The dwelling shall provide on-site covered parking consistent with the predominant 
construction patterns of immediately surrounding dwellings. 

“Dwelling unit” means one or more rooms designed for occupancy by one family and designed to 
have no more than one kitchen. 

“Easement” means a grant of one or more of the property rights by the property owner to and/or 
for the use by the public, a corporation or another person or entity. 

“Factory-built house” means a dwelling unit that is constructed and assembled at a factory in 
conformance with the Uniform Building Code and transported to the building’s site and placed on 
a prebuilt foundation. 

“Family” means a group of related individuals by blood or marriage, or five or fewer individuals, 
unless certified as disabled, not related by blood or marriage occupying a dwelling unit and living 
as a single household unit. 

“Fence, sight-obscuring” means a fence or planting arranged in such a way as to obstruct visibility 
of land uses on a parcel from adjacent properties. 

“Floor area, gross” means the sum of the gross horizontal areas of the several floor(s) of a building 
measured from the exterior face of exterior walls, or from the centerline of a wall separating two 
buildings, but not including interior parking spaces, loading space for motor vehicles, or any 
space where the floor-to-ceiling height is less than six feet. 

“Garage, private” means an accessory building or portion of a main building used for the parking 
or temporary storage of vehicles owned or used by occupants of the main building. 

“Garage, public” means a building other than a private garage used for the care and repair of 
motor vehicles where such vehicles are owned or used or stored for compensation, hire, or sale. 

“Grade” means the average of the finished ground level at the center of all walls of the building. In 
case walls are parallel to and within five feet of a sidewalk, the above ground level should be 
measured at the sidewalk. 

“Height” means the vertical distance of a structure measured from the average elevation of the 
finished grade within 20 feet of the structure to the highest point of the structure. 

“Home occupation” means a lawful activity carried on within a dwelling by members of the family 
occupying the dwelling with no servant, employee or other person being engaged; provided, that: 

1. The residential character of the dwelling is maintained. 

2. The activity occupies less than one-quarter of the ground floor area of the dwelling. 

3. The activity is conducted in such a manner as not to give an outward appearance nor 
manifest any characteristic of a business in the ordinary meaning of the term nor infringe 
upon the right of neighboring residents to enjoy the peaceful occupancy of their homes. 

“Hospital” means an establishment which provides sleeping and eating facilities to persons 
receiving medical, obstetrical or surgical care and nursing service on a continuous basis. 
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 “Industrial park” means a large tract of land that has been planned, developed and operated as an 
integrated facility for a number of individual industrial uses, with special attention to circulation, 
parking, utility needs, aesthetics, and compatibility. 

“Industry” means those fields of economic activity related to forestry, fishing, hunting and 
trapping; mining; construction; manufacturing; transportation, communication, electric, gas, and 
sanitary services; and wholesale trade. 

“Junk” means old or scrap copper, brass, rope, rags, batteries, paper, trash, rubber, debris, waste, 
or junked, dismantled, wrecked, scrapped or ruined motor vehicles, or motor vehicle parts, iron, 
steel or other old or scrap ferrous or nonferrous material, metal or nonmetal materials. 

“Junkyard” means any establishment or place of business where there is accumulated on the 
premises eight or more motor vehicles or an equivalent volume of junk that is maintained, 
operated or used for storing, keeping, buying or selling of junk and the term includes automobile 
graveyards, wrecking yards, and salvage yards. 

“Lot” means a parcel or tract, or area of land whose boundaries have been established by some 
legal instrument, which is recognized as a separate legal entity for purposes of transfer of title, has 
frontage upon a public or private street, and complies with the dimensional requirements of this 
code. 

“Lot area” means the total horizontal area within the lot lines of a lot. 

“Lot, corner” means any lot having at least two contiguous sides abutting upon one or more 
streets; provided, that the interior angle of the intersection of such two sides is less than 135 
degrees. 

“Lot depth” means the horizontal distance ordinarily measured from the midpoint of the front lot 
line to the midpoint of the rear lot line. 

“Lot, interior” means a lot other than a corner lot. 

“Lot line” means the property line bounding a lot. 

“Lot line, front” means, in the case of an interior lot, the lot line separating the lot from the street 
other than an alley, and in the case of a corner or through lot, the lot line along a street other than 
an alley over which the primary vehicular access to the property is gained, except as provided for 
corner lot duplex residential uses in JCMC 17.15.040 and 17.20.050. 

“Lot line, rear” means the lot line which is opposite and most distant from the front lot line. 
Where a rear lot line cannot be determined, it shall be developed by striking a cord 10 feet in 
length within the lot parallel to and at a maximum distance from the front lot line. 

“Lot line, side” means any lot line not a front or rear lot line. 

“Lot width” means the horizontal distance between the side lot lines, ordinarily measured at the 
front lot line. 

 “Manufactured home” means a structure constructed for movement on the public highways, that 
has sleeping, cooking and plumbing facilities, that is intended for human occupancy, is being used 
for residential purposes and was constructed in accordance with federal manufactured housing 
construction and safety standards regulations in effect at the time of construction. 
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“Manufacturing” means establishments engaged in the mechanical or chemical transformation of 
materials or substances into new products including the assembling of component parts, the 
manufacturing of products, and the blending of materials such as lubricating oils, plastics, resins 
or liquors. 

“Mini-warehouse” means a structure containing separate storage spaces of varying sizes leased or 
rented on an individual basis. 

“Mobile Food Unit” is any vehicle that is self-propelled, or can be pulled or pushed 

down a street, or highway. Food may be prepared or processed on this vehicle, and 

the vehicle is used to sell and dispense food to the ultimate consumer. Mobile food 

units must be secured and protected from contamination when not in operation. 

 A mobile food unit is defined in OAR 333-150-0000, 1-201.10 as "... any vehicle that is self-
propelled or that can be pulled or pushed down a sidewalk, street, highway or waterway, on 
which food is prepared, processed or converted or which is used in selling and dispensing food to 
the ultimate consumer." 

“Mobile home park” means any tract, lot, or parcel of land maintained, offered or used for the 
purpose of parking four or more mobile homes as dwelling units. 

“Nonconforming structure or use” means a lawful existing structure or use at the time the 
ordinance codified in this chapter or any amendment thereto becomes effective which does not 
conform to the requirements of the zone in which it is located. 

“Outdoor storage” means the keeping, in an unroofed area, of any goods, junk, material, 
merchandise, or vehicles in the same place for more than 24 hours. 

“Parcel” means a unit of land that is created by the partitioning of land. 

“Park” means a tract of land, designated and used by the public for active or passive recreation. 

“Parking space” means a rectangle not less than 20 feet long and nine feet wide. 

“Parking space, handicapped” means a rectangle not less than 20 feet long and nine feet wide with 
a six-foot access aisle which is part of the access route to the building. 

“Pedestrian facilities” is a general term denoting improvements and provisions made to 
accommodate or encourage walking, including sidewalks, accessways, crosswalks, ramps, paths, 
and trails. 

“Person” means every natural person, firm, partnership, association and/or corporation. 

“Planned unit development” means a parcel of land planned as a single unit rather than as an 
aggregate of individual lots, with design flexibility from traditional zoning regulations. 

“Planning commission” means the city planning commission. 

“Plat” includes a final map, diagram, drawing, replat or other writing containing all the 
descriptions, locations, specifications, dedications, provisions and information concerning a 
subdivision. 

 “Recreational vehicle” means a vehicular type portable structure without permanent foundation, 
which can be towed, hauled or driven and primarily designed as temporary living accommodation 
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for recreational, camping and travel use and including but not limited to travel trailers, truck 
campers, camping trailers and self-propelled motor homes. 

“Residential care facility” means a facility licensed by or under the authority of the Department of 
Human Resources under ORS 443.400 to 443.460 which provides residential care alone or in 
conjunction with treatment or training or a combination thereof for six to 15 individuals who need 
not be related. 

“Residential care home” means a home licensed by or under the authority of the Department of 
Human Resources under ORS 443.400 to 443.825 which provides residential care alone or in 
conjunction with treatment or training or a combination thereof for five or fewer individuals who 
need not be related. 

“Rubbish” is a general term for solid waste, excluding food waste and ashes, taken from 
residences, commercial establishments and institutions. 

“Scrap” means discarded or rejected materials that result from manufacturing or fabricating 
operations. 

“Screening” means a method of visually shielding or obscuring one abutting or nearby structure 
or use from another by fencing, walls, berms or densely planted vegetation. 

“Setback” means the distance between the property line and the building foundation, excluding 
uncovered steps. 

“Spot zoning” means rezoning of a lot or parcel of land to benefit an owner for a use incompatible 
with surrounding uses and not for the purpose or effect of furthering the comprehensive zoning 
plan. 

“Story” means that portion of building included between the upper surface of any floor and the 
upper surface of the floor next above, except that the top story shall be that portion of a building 
included between the upper surface of the top floor and the ceiling above. If the finished floor 
level directly above a basement or cellar is more than six feet above grade, such basement or cellar 
shall be considered a story. 

“Street” means any vehicular way which is an existing state, county or municipal roadway and is 
shown on a plat duly filed and recorded in the office of the county recording officer, and includes 
the land between the street lines, whether improved or unimproved. 

“Street, arterial” means a street with signals at important intersections and stop signs on the side 
streets, and which collects and distributes traffic to and from collector streets. 

“Street, collector” means a street which collects traffic from local streets and connects with minor 
and major arterials. 

“Street, cul-de-sac” means a street with a single common ingress and egress and with a 
turnaround at the end. 

 “Street, local” means a street designed to provide vehicular access to abutting property and to 
discourage through traffic. 

“Structure” means that which is built or constructed, an edifice or building or any kind or any 
piece of work artificially built up or composed of parts joined together in some definite manner 
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and which requires location on the ground or which is attached to something having a location on 
the ground. 

“Structural alteration” means a change to the supporting members of a structure including the 
supporting parts of foundations, bearing walls or partitions, columns, beams, girders or the roof. 

“Swimming pool” means a water-filled enclosure, permanently constructed or portable, having a 
depth of more than 18 inches below the level of the surrounding land, or an above-surface pool, 
having a depth of more than 30 inches, designed, used and maintained for swimming and 
bathing. 

“Unstable soil” means soil types which pose severe limitations upon development or create a 
ground water pollution hazard due to poor filtration, high water table and/or cemented hardpan, 
as defined by the U.S. Soil Conservation Service. 

“Use” means the purpose for which land or a structure is designed, arranged or intended, or for 
which it is occupied or maintained. 

“Vision clearance area” means a triangular area on a lot at the intersection of two streets or a 
street and an alley, driveway, other point of vehicular access or railroad, two sides of which are lot 
lines measured from the corner intersection of the curb lines to a distance specified in 
JCMC 17.95.090. The third side of the triangle is a line across the corner of the lot adjoining the 
ends of the other two sides. Where the curb lines at intersections have rounded corners, the lot 
lines will be extended in a straight line to a point of intersection (refer to Appendix A, Diagram 1). 
The vision clearance area contains no plantings, walls, structures, or temporary or permanent 
obstructions exceeding three and one-half feet or lower than eight feet in height measured from 
the grade of the street centerline. 

“Wetlands” means those areas that are inundated or saturated by surface or ground water at a 
frequency and duration sufficient to support, and that under normal circumstances do support, a 
prevalence of vegetation typically adapted for life in saturated soil conditions (ORS 196.800(16)). 
Wetlands generally include swamps, marshes, bogs and similar areas. 

“Yard” means an open space on a lot which is unobstructed with buildings from the ground 
upward, except as otherwise provided in this title. 

“Yard, front” means a yard between side lot lines and measured horizontally at right angles to the 
front lot line from the front lot line to the nearest point of the foundation of a building. 

“Yard, rear” means a yard extending between side lot lines and measured horizontally at right 
angles to the rear lot line from the rear lot line to the nearest point of the foundation of a building. 

 “Yard, side” means a yard between the front and rear yards measured horizontally and at right 
angles to the side lot lines from the side lot line to the nearest point of the foundation of a 
building. [Ord. 1254 § 1, 2018; Ord. 1103 § 1, 2002; Ord. 1037 § 1, 1997; Ord. 1021 § 1, 1996; 
Ord. 975 § 1, 1993; Ord. 950 § 2, 1991.] 

17.05.030 Compliance with provisions. 

No structure or premises shall hereafter be used or occupied and no structure or part thereof shall 
be erected, moved, reconstructed, extended, enlarged or altered contrary to the provisions of this 
title. [Ord. 950 § 3, 1991.] 
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17.05.040 State and federal regulations. 

All development within the city shall adhere to: 

A. State and federal air quality standards. 

B. State and federal clean water regulations. 

C. State noise regulations. 

D. State and federal solid and hazardous waste regulations. [Ord. 950 § 4, 1991.] 

17.05.050 Classification of zones. 

For the purpose of this title, the city is divided into zones, designated as follows: 

Zone Abbreviated Designation 

Agricultural AG 

Single-Family Residential R1 

Duplex Residential R2 

Multiple-Family Residential R3 

Multi-Structure Residential R4 

Commercial/Residential CR 

Central Commercial C2 

General Commercial GC 

Professional-Technical PT 

Light Industrial M1 

Heavy Industrial M2 

Public Lands PL 

[Ord. 950 § 5, 1991.] 

17.05.060 Zoning map. 

A. The location of boundaries of the zones designated in JCMC 17.05.050 are hereby established 
as shown on the map entitled “Zoning Map of the City of Junction City,” dated with the effective 
date of the ordinance codified in this chapter and signed by the mayor and city recorder, and 
hereafter referred to as the “zoning map.” 

B. The signed copy of the zoning map shall be maintained on file at City Hall and is hereby made a 
part of this title. [Ord. 950 § 7, 1991.] 
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Sections: 
17.135.010    Purpose. 
17.135.020    Application. 
17.135.030    Criteria. 
17.135.040    Conditions. 
17.135.050    Compliance with conditions of approval. 
17.135.060    Vested interest in approved temporary use permits. 
17.135.070    Time limit on an approved temporary use permit. 
17.135.080    Exceptions. 

17.135.010 Purpose. 

The purpose of the temporary use permit procedure is to allow on an interim basis temporary 
uses in the city not otherwise allowable in a zoning district and not otherwise a nonconforming 
use. No temporary use permit can be granted which would have the effect of permanently 
rezoning or granting a privilege not shared by other property in the same zone. 

Location and operation of designated temporary uses shall be subject to review and authorized 
only with issuance of a temporary permit, with the exception of uses that fall into the exceptions 
category described in JCMC 17.135.080. The purpose of the review shall be to determine that the 
characteristics of any such use shall not be unreasonably incompatible with the type of uses 
permitted in the surrounding areas, and for the further purpose of establishing such conditions 
as may be reasonable so that the basic purposes of this chapter shall be served. Nothing herein 
shall be construed to require the granting of a temporary use permit. [Ord. 1039 § 1, 1997; 
Ord. 950 Appx. F, 1991.] 

17.135.020 Application. 

Applications shall be filed with City Hall on the form prescribed by the city administrator at 
least three weeks prior to the planning commission’s public hearing for all temporary uses 

other than mobile food units. The application shall be accompanied by the fee set forth in 
the city’s fee schedule. [Ord. 1039 § 1, 1997; Ord. 950 Appx. F, 1991.] 

17.135.030 Criteria. 

A temporary use permit may be granted only if: 

A. The temporary use is not inconsistent with the nature of the zoning district in which it is 
placed. 

B. The temporary use is not inconsistent with the Junction City comprehensive plan. 
[Ord. 1039 § 1, 1997; Ord. 950 Appx. F, 1991.] 

C. the mobile food unit meets the following criteria: 

1. The applicant has proof of the commercial property owner’s permission to 

place the mobile food unit on their property. 

2. The mobile food unit shall be located within the specific property line 

setbacks of the parcel of land on which it is located. 
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3. Ingress and egress are safe and adequate when combined with other uses 

on the property, as required by chapter 17.90, Off-Street Parking and Loading 

4. No parking will be utilized by customers and employees of the mobile food 

unit that is needed by the property owner to meet their minimum parking 

requirements under Section 17.90.010. 

5. The mobile food unit will pose no impediment or hazard to pedestrians in 

the area of the use. 

6. The mobile food unit does not create adverse off-site impacts including 

vehicle traffic, noise, odors, vibrations, flare or lights that affect an adjoining 

use in a manner which other uses allowed outright in the zoning district do 

not affect the adjoining use.  

7. The mobile food unit complies with applicable Oregon Health Authority 

Mobile Food Unit license requirements, as enforced by the Lane County 

Health Department. 

8. The mobile food unit complies with applicable building code requirements. 

9. Signage other than on the food cart shall comply with Chapter 17.115, Signs. 

10. The mobile food unit can be adequately served by City water and sewer 

services, if applicable (the applicant shall be responsible for obtaining any 

related permits) 

11. The length of time the mobile food unit will be used does not exceed 12 

months. When a mobile food unit exceeds this timeframe, the applicant shall 

be required to renew their temporary permit, or remove the mobile food unit 

from the site.  

17.135.040 Conditions. 

A. Reasonable conditions may be imposed in connection with the temporary permit as necessary 
to meet the purposes of this section. Guarantees and evidence may be required that such 
conditions will be or are being complied with. Such conditions may include, but are not limited 
to, requiring: 

1. Special yards and spaces; 

2. Surfacing of parking areas; 

3. Street and road dedications and improvements; 

4. Control of points of vehicular ingress and egress; 

5. Special provisions on signs; 

6. Landscaping and maintenance thereof; 

7. Maintenance of grounds; 

8. Control of noise, vibration, odors or other similar nuisances; 
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9. Limitation of time for certain activities; 

10. A time period within which the proposed use shall be developed; 

11. A limit on total duration of use. 

B. Where new structures and use thereof and new open land uses are permitted, the premises 
shall be required to be restored to the prior state within three months of the termination of the 
permit. Approved financial guarantee shall be required, if determined necessary by the planning 
commission, at the time of approval in sufficient amount to cover the estimated cost of such 
restoration. [Ord. 1039 § 1, 1997; Ord. 950 Appx. F, 1991.] 

17.135.050 Compliance with conditions of approval. 

Compliance with conditions imposed in the temporary use permit and adherence to the plot 
plan submitted as approved are required. Any departure from these conditions of approval and 
approved plans constitutes a violation of this chapter. [Ord. 1039 § 1, 1997; Ord. 950 Appx. F, 
1991.] 

17.135.060 Vested interest in approved temporary use permits. 

A valid temporary use permit supersedes conflicting provisions of subsequent rezoning or 
amendments to this chapter unless specifically provided otherwise by the provisions of this 
section or the conditions of the approval of the temporary use permit. [Ord. 1039 § 1, 1997; 
Ord. 950 Appx. F, 1991.] 

17.135.070 Time limit on an approved temporary use permit. 

Authorization of a temporary use permit shall be void one year after the date of approval of the 
permit application or such lesser time as the authorization may specify. 

All rights granted by the temporary use permit, where construction of a permanent structure is 
part of the basis for permit issuance, shall be null and void after six months from the dated of 
approval of the permit application unless the grantee shall have commenced actual construction 
and, upon request, be able to establish to the satisfaction of the commission that is still the 
intention of the grantee to use said temporary permit, and that construction to completion 
would be carried on within a reasonable time thereafter. [Ord. 1039 § 1, 1997; Ord. 950 Appx. F, 
1991.] 

17.135.080 Exceptions. 

The following category of uses shall be exempt from the requirements of this chapter: temporary 
uses that do not exceed one week per year and that have been recurring on an annual basis for 
more than five years prior to adoption of the ordinance codified in this chapter. [Ord. 1039 § 1, 
1997; Ord. 950 Appx. F, 1991.] 
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Sections: 
17.150.010    Scope of rules. 
17.150.020    Burden of persuasion. 
17.150.030    Impartial tribunal. 
17.150.040    Opportunity to be heard – Conduct of the public meeting. 
17.150.050    Record and findings. 
17.150.060    Enforcement. 
17.150.070    Procedures for development permit applications. 
17.150.080    Notice. 
17.150.090    Public hearing procedures. 
17.150.100    Decision. 
17.150.110    Permit required. 
17.150.120    Appeal to city council. 
17.150.130    Form of petitions, applications and appeals. 
17.150.140    Time limit on approved plans and permits. 
17.150.150    Interpretation. 
17.150.160    Penalty. 

17.150.010 Scope of rules. 

These rules shall govern the conduct of hearings on all quasi-judicial land use matters. [Ord. 1242 § 1 
(Exh. A), 2016; Ord. 1054 § 1, 1998; Ord. 742 § 1, 1978; Ord. 635 § 2, 1974.] 

17.150.020 Burden of persuasion. 

The burden of persuading the decision-making body is upon the proponent, applicant, or moving party. In the case 
of an appeal, the appellant has the burden of persuading the reviewing body that the previous decision was wrong. 
Decisions made in a quasi-judicial matter shall be based on reliable, probative, substantial evidence that establishes 
rights and responsibilities under applicable law in a manner necessary to meet the body’s responsibility of deciding 
matters within its jurisdiction. [Ord. 1242 § 1 (Exh. A), 2016; Ord. 864 § 5, 1984; Ord. 635 § 3, 1974.] 

17.150.030 Impartial tribunal. 

A. In the interest of avoiding bias, city council members and planning commission members should not
discuss with the applicant for a specified land use, or others interested in the application, any request upon
which they will vote; except that answering questions relating to time, place and general policies or
procedures shall not be considered a violation of this rule. However, no decision or action of a city council or
planning commission shall be invalid due to ex parte contact or bias resulting from ex parte contact with a
member of the decision-making body, if the member of the decision-making body receiving the contact:

1. Places on the record the substance of any written or oral ex parte communications concerning
the decision or action; and
2. Has a public announcement of the content of the communication and of the party’s right to
rebut the substance of the communication made at the first hearing following the communication
where action will be considered or taken on the subject to which the communication related.

B. A communication between the city staff and the planning commission or members or council
members shall not be considered an ex parte contact for the purposes of this section. [Ord. 1242 § 1
(Exh. A), 2016; Ord. 864 § 6, 1984; Ord. 635 § 4, 1974.]

17.150.040 Opportunity to be heard – Conduct of the public meeting. 

A. Interested parties shall be afforded an opportunity to be heard and to present and rebut testimony. Within these
limits, the actual conduct of the public hearing shall be established at the discretion of the presiding officer.
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B. Interested parties may raise questions concerning the testimony presented. Such questions shall be 
addressed to the person presiding at the hearing. 

C. The term “interested parties” includes applicants and members of the general public who either 
support, oppose or have questions concerning a specific proposal. 

D. Prehearing and Ex Parte Contacts and Conflicts of Interest. 

1. Prehearing or ex parte contacts which create an actual prejudice or bias in the mind of the 
member of the decision-making body, either for or against the issue to be decided, shall require the 
member to refrain from participating in the matter. The member shall announce the nature of the 
contact, as distinguished from its specific content, and shall then abstain at the beginning of the 
hearing and refrain from discussion of or voting upon the matter. 

2. When a city councilmember or the mayor believes the matter dealt with at a hearing may result 
in his or her, or a member of his or her household’s, private pecuniary benefit or detriment, the 
councilman or mayor shall announce publicly the nature of the potential conflict of interest prior 
to taking any official action thereon. The announcement must be made whether or not the 
member votes on the matter, and must be made at each meeting during which the matter is 
discussed or debated. The members of the council who do not have a conflict of interest shall 
immediately after the announcement vote on whether the councilman or mayor who has a conflict 
of interest may participate in the discussion, deliberation and voting on the matter. 

3. A member of the planning commission shall not participate in any commission proceeding or 
action on a matter in which any of the following has a direct or substantial financial interest in the 
matter: the member or his or her spouse, brother, sister, child, parent, father-in-law, mother-in-
law, partner, any business in which he or she is then serving or has served within the previous two 
years, or any business with which he or she is negotiating for or has an arrangement or 
understanding concerning prospective partnership or employment. Any actual or potential 
interest shall be disclosed at the meeting of the commission where the action is being taken. 

E. Interested parties may represent themselves or have another person of their choosing represent them at 
the public hearing. [Ord. 1242 § 1 (Exh. A), 2016; Ord. 805 § 1, 1980; Ord. 778 § 1, 1979; Ord. 635 § 5, 1974.] 

17.150.050 Record and findings. 

A. When a decision on a specific request has been made, that decision shall be supported by findings of fact. 

B. When making findings of fact, the planning commission may adopt by reference the findings set forth in the staff 
notes, it may modify those findings based upon the public testimony presented, or it may issue new findings of fact. 

C. When making findings of fact, the city council may adopt by reference the findings of the planning 
commission, it may modify those findings based upon the public testimony presented, or it may issue 
new findings of fact. 

D. Records shall be kept of all hearings on specific zoning issues and shall consist of written minutes, 
findings of fact, and other material submitted, as well as a tape recording of the hearing. The tape of the 
hearing may be destroyed after six months, in the event no appeal has been lodged against the decision 
within that time. [Ord. 1242 § 1 (Exh. A), 2016; Ord. 635 § 6, 1974.] 

17.150.060 Enforcement. 

The city administrator or a designee shall have the power and duty to enforce the provisions of this title. Any 
violation of this title or failure to comply with conditions of approval of a land use action may be deemed a 
nuisance, and may be abated in accordance with the provisions of Chapter 8.10 JCMC instead of, or in addition 

Attachment A

82

https://www.codepublishing.com/OR/JunctionCity/html/pdfs/1242.pdf
https://www.codepublishing.com/OR/JunctionCity/html/pdfs/805.pdf
https://www.codepublishing.com/OR/JunctionCity/html/pdfs/778.pdf
https://www.codepublishing.com/OR/JunctionCity/html/pdfs/635.pdf
https://www.codepublishing.com/OR/JunctionCity/html/pdfs/1242.pdf
https://www.codepublishing.com/OR/JunctionCity/html/pdfs/635.pdf
https://www.codepublishing.com/OR/JunctionCity/#!/JunctionCity08/JunctionCity0810.html#8.10


Chapter 17.150 
ADMINISTRATION, ENFORCEMENT AND INTERPRETATION 

Page 3 of 12 

to, any penalties imposed pursuant to JCMC 17.150.160. Failure to comply with the conditions of approval of a 
land use action will be considered a nuisance. An appeal from a ruling of the city staff shall be made to the 
planning commission. No decision of the city shall be influenced by factors relating to race, religion, gender, age 
or physical disability. [Ord. 1242 § 1 (Exh. A), 2016; Ord. 1112 § 1, 2003; Ord. 950 § 111, 1991.] 

17.150.070 Procedures for development permit applications. 

A. Types of Procedures. Development permit applications subject to Junction City development 
ordinances shall be classified according to one of the following categories: Type I, Type II, Type III, or 
Type IV. These categories are defined below. 

1. Type I Procedure – Administrative Decision. 
a. This type of decision does not require interpretation or legal judgment in reviewing the 
proposed land use. Approval of a Type I application is not a land use decision as defined by 
ORS 197.015. 
b. A public hearing or notice of action is not required. However, the applicant shall receive 
notice of the final decision. 
c. The applicant may appeal a Type I decision in accordance with the requirements of 
JCMC 17.150.120. 
d. Type I Administrator’s Decisions. Actions that are processed by the city administrator or 
their designee as a Type I procedure include but are not limited to decisions related to: 

i. Determination of the completeness of applications; 
ii. Determination of the appropriate procedure for any application; 
iii. Building permits for outright permitted uses requiring no planning commission action; 
iv. Building permits after discretionary approvals become final; 
v. Minor modifications to nonconforming uses as described in JCMC 17.125.030; 
vi. Access permits as described in Chapter 17.85 JCMC for uses not requiring site plan 
review or when issued in conformance with an approved site plan; 
vii. Development permits for property located partially or wholly within a flood hazard 
zone as described in Chapter 17.80 JCMC; 
viii. Billboard permits as described in Chapter 17.115 JCMC; 
ix. Sign permits as described in Chapter 17.115 JCMC; 
x. Lot line adjustments; and 
xi. Decisions on whether to support an application for annexation. 

e. Type I Planning Commission Decisions. Actions that are processed by the planning 
commission as Type I procedures include but are not limited to: 

i. Final subdivision plan and final partition plan plat approval; and 
ii. Similar decisions that result in or are the final opportunity for review before a change 
in ownership of any real property subject to review under this title. 

2. Type II Procedure – Limited Land Use Decision. 
a. A Type II procedure is classified as a limited land use decision as defined in ORS 197.015. 
This procedure allows for review of applications that involve discretionary standards for uses 
permitted outright by this title. The commission or designated staff shall follow the 
procedures specified in the acknowledged comprehensive plan, land use regulations, and 
other applicable legal requirements. 

b. Notice of the proposed action shall be as provided in JCMC 17.150.080. 
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c. A public hearing may be requested on a proposed decision by the applicant, a member of the 
planning commission, or any party entitled to notice or who is affected by the proposal. If, after 
review of the application, the city administrator or designee determines that the request for a public 
hearing is necessary for a complete analysis of the application, the city administrator or designee 
shall schedule a public hearing at the next available planning commission meeting, and shall provide 
notice of the hearing to all persons entitled to receive the original notice of the application. 
Procedures at the public hearing shall be the same as for a Type III hearing, as found in this chapter. 

d. Either after receiving all written comments, or after close of the record in the event of a 
public hearing, the planning commission or designated staff shall review all information 
received and make findings based on the applicable criteria. The decision shall be based on a 
brief statement of the standards, incorporating the facts relied upon in rendering the 
decision; and providing justification for the approval, conditional approval, or denial of the 
application. Notice of the decision shall be sent to the applicant and any other person who 
submitted comments on the application during the time allotted for such submissions. The 
decision can be appealed in accordance with JCMC 17.150.120. 

e. Examples of Applications. Applications that are processed as a Type II procedure include 
but are not limited to: 

i. Preliminary partition plans and replats; 
ii. Preliminary subdivision plans and replats. 

f. Expedited land divisions shall be administered in accordance with procedures outlined in 
ORS 197.360 through 197.380. 

3. Type III Procedure – Quasi-Judicial. 
a. In accordance with ORS 197.764, a Type III procedure requires a public hearing and may 
involve complex actions which require discretion on the part of the commission. Type III 
procedures will usually require decisions of a specific nature about discrete properties. 
Procedures for public hearings are set forth in this chapter. 

b. Notice of the proposed action shall be as provided in JCMC 17.150.080. 

c. After the close of the record in the public hearing, the planning commission or designated 
staff shall review all information received and make findings based on the applicable criteria. 
The decision shall be based on a brief statement of the standards, incorporating the facts relied 
upon in rendering the decision, and providing justification for the approval, conditional 
approval, or denial of the application. Notice of the decision shall be sent to the applicant and 
any other person who submitted comments on the application during the time allotted for such 
submissions. The decision can be appealed in accordance with JCMC 17.150.120. 

d. Examples of Applications. Type III applications include but are not limited to the following: 
i. Conditional uses; 
ii. Temporary use permits; 
iii. Variances (including variances to sign permits); and 
iv. Planned unit developments. 

4. Type IV Procedure – Legislative. 
a. A Type IV procedure requires review by the commission and the council (except for 
withdrawals of property from special districts prior to annexations where only a review by 
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the council is required). This type of decision may have significant or broad effects on various 
parties and properties in a large area. 

b. Proposed amendments to this title, the comprehensive plan, or other land use regulations 
may be initiated by an application from a citizen, the planning commission, the city council 
or Lane County, if the requested change relates to the Junction City comprehensive plan. 

c. Public notice shall be provided in accordance with JCMC 17.150.080. 

d. A minimum of two hearings, one before the planning commission and one before the city 
council, are required for all Type IV applications, except for withdrawals of property from 
special districts prior to annexations where only a review by the council is required. Procedures 
for these hearings are set forth in JCMC 17.150.090. Notice of the decision shall be sent to the 
applicant and any other person who submitted comments on the application during the time 
allotted for such submissions. 

e. The commission may submit recommendations and findings regarding the proposal to the 
city council. These recommendations and findings may include alterations from the original 
proposal or application. If the commission determines that the proposed change should not 
be recommended for approval by the council, as originally proposed or as modified by the 
commission, the commission may, but need not, submit the proposal to the city council. The 
council may enact, amend, or defeat all or portions of the proposal or may refer the matter 
back to the commission for further consideration. 

f. If the council takes final action in the form of an ordinance, resolution, or amendment, 
then the applicable rules of the Department of Land Conservation and Development must be 
complied with. Any participants in the hearing shall receive notice of the final action 
including the effective date of the decision as well as appeal requirements. 

g. Examples of Type IV applications include but are not limited to the following: 
i. Amendments to the comprehensive plan; 
ii. Amendments to this title; 
iii. Changes to the zoning map; 
iv. Withdrawal of property from special districts prior to annexations; 
v. Annexation of property to the city; and 
vi. Extraterritorial extensions of water, stormwater, or sewer. 

5. Summary of Development Decisions/Permits by Type of Decision-Making Procedure. The 
following table lists land development application types, illustrating the types defined in 
subsections (A)(1) through (4) of this section. Examples listed in Table 17.150.070 are for 
informational purposes and are not exclusive. 

Table 17.150.070: Summary of Development Decisions/Permits 
by Type of Decision-Making Procedure  

Development Decision/Permit Category Code Provisions 
Review/ 
Hearing 

Access Permit (not requiring site plan 
review) 

Type I Chapter 17.85 JCMC staff 

Annexation Type IV Chapter 17.165 JCMC PC/CC 

Billboard Permit Type I Chapter 17.115 JCMC staff 
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Table 17.150.070: Summary of Development Decisions/Permits 
by Type of Decision-Making Procedure  

Development Decision/Permit Category Code Provisions 
Review/ 
Hearing 

Building Permit (uses permitted outright) Type I Chapter 15.15 JCMC staff 

Code Interpretation Type II   staff 

Code Amendment Type IV Chapter 17.145 JCMC   

Comprehensive Plan Amendment Type IV Comprehensive Plan   

Conditional Use Permit Type III Chapter 17.130 JCMC   

Conditional Uses within Wetland 
Protection Areas 

Type III Chapter 17.130 JCMC PC 

Development Review Type I Chapter 16.05 JCMC staff 

Extraterritorial Extension of Water, 
Stormwater or Sewer 

Type II/IV Chapter 17.165 JCMC staff, PC/CC 

Flood Hazard Zone Development Permit Type I Chapter 17.80 JCMC staff 

Home Occupation Permit Type I   staff 

Master Planned Development (PUD) Type III     

Modification to Approval Type 
II/III 

    

Land Use District Map Change 
Quasi-Judicial (no plan amendment required) 
Legislative (plan amendment required) 

 Type III 
  
Type IV 

  
Chapter 17.145 JCMC 
  

 PC 
  
PC/CC 

Lot Line Adjustment Type I   staff 

Nonconforming Use or Development 
Confirmation 

Type I Chapter 17.125 JCMC staff 

Partition, Major or Minor Type II JCMC 16.05.030 and 16.05.0
40 

PC 

Permitted Activities within Wetland 
Protection Areas 

Type I Chapter 17.60 JCMC staff 

Sign Permit Type I Chapter 17.115 JCMC staff 

Subdivision Type II JCMC 16.05.040 PC 

Subdivision – Final Plat Approval Type I JCMC 16.05.040 PC 

Temporary Use Permit Type III Chapter 17.135 JCMC PC 

Temporary Use Permit – Mobile 
Food Unit 

Type I Chapter 17.135 staff 

Tree Removal Type I/II Chapter 12.35 JCMC staff 

Variance Type III JCMC 17.140.010 PC 

Variance within Wetland Protection Areas Type III Chapter 17.60 JCMC and 
JCMC 17.140.010 

PC 
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Table 17.150.070: Summary of Development Decisions/Permits 
by Type of Decision-Making Procedure  

Development Decision/Permit Category Code Provisions 
Review/ 
Hearing 

Minor Variance (clear & objective 
standards, i.e., 10%) 

Type I JCMC 17.140.030 staff 

Wetland Resources Overlay District Map 
Corrections 

Type I Chapter 17.60 JCMC staff 

Withdrawal of Property from Special 
Districts after Annexation 

Type IV JCMC 17.165.140 city council 
only 

Abbreviations: 
LCLGBC = Lane County Local Government Boundary Commission, CC = City Council, PC = Planning Commission 

B. Determining the Applicable Procedure. 
1. If there is a question as to the appropriate procedure type, the city administrator or designee 
will determine the applicable type based upon the most similar land use application procedure 
specified herein or other established policy. 
2. For an application containing two or more proposals for the same property, these applications 
may be processed collectively under the highest numbered procedure that is applicable to any of 
the proposals. Alternatively, the applications can be reviewed individually according to the 
corresponding procedure type. 

C. Pre-Application Conference. An applicant may request an informal review of a proposal by the city 
administrator or by planning staff prior to application to determine the general feasibility of the 
proposal. This informal review does not constitute a land use decision and is not appealable. 

D. Consolidation of Permits. Applicants shall be advised that all permits or zone changes necessary for a 
development project may be merged into a consolidated review process. For purposes of this title, a 
consolidated permit process shall mean that the deciding body, to the greatest extent possible, apply 
concurrent notice, public hearing and decision-making procedures to the permits and zone changes 
which have been consolidated for review. 

E. Time Limits. If an application for a permit or zone change is incomplete, the city shall notify the 
applicant of exactly what information is missing within 30 days of receipt of the application and allow 
the applicant to submit the missing information. The application shall be deemed complete upon 
receipt of the missing information. If the applicant refuses to submit the missing information, the 
application shall be deemed complete on the thirty-first day after the application was first received. 

F. Computation of Time. For any reference to time in this title, unless otherwise specified, the time within 
which an act is to be done is computed by excluding the first day and including the last unless the last day falls 
upon any legal holiday, Saturday, or Sunday in which case the last day is also excluded. [Ord. 1242 § 1 (Exh. A), 
2016; Ord. 1212 § 3 (Exh. A), 2012; Ord. 1181 §§ 2, 3, 2008; Ord. 1112 § 1, 2003; Ord. 950 § 112, 1991.] 

17.150.080 Notice. 

The purpose of the notice is to give nearby property owners and other interested people the opportunity 
to submit written comments about the application before the decision is made. The goal of this notice is 
to invite people to participate early in the decision-making process. Notice of a proposed Type II, III, or 
IV action shall be provided as follows: 
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A. Each notice of hearing authorized by this section shall be published in a newspaper of general 
circulation in the city at least 10 days prior to the date of the hearing. 

B. With the exception of Type IV applications, notice of hearing or contemplated land use action shall 
be mailed to the applicant and to all owners and abutting property owners, including owners of 
property which would be abutting if there were not intervening streets, of the property which is the 
subject of the notice. In addition, notice shall be provided to all owners of record of property on the 
most recent property tax assessment roll within 300 feet of the subject property. Notice shall be mailed 
at least 20 days before the date of the hearing or review. 

C. For Type IV applications: 
1. Notice shall be mailed to each owner whose property would be rezoned in order to implement the 
ordinance (i.e., owners of a property subject to comprehensive plan amendment shall be notified if a 
zone change would be required to implement the proposed comprehensive plan amendment). 
2. If particular properties are to be affected more than, or in a manner significantly different from, 
other properties of the same general character within the city of Junction City, individual notice 
shall be prepared and mailed to those affected, including all persons within 300 feet of the 
affected property. 
3. When a proposal to change the zone of property which includes all or part of a mobile home 
park is to be considered at a public hearing, notice shall be sent to each existing mailing address 
for tenants of the mobile home park. 
4. Owners of airports shall be notified of a proposed zone change in accordance with ORS 227.175. 

D. Notice shall be mailed to all recognized neighborhood groups or associations affected by the 
proposal. A recognized neighborhood group or association is defined as an organization that has been 
formally acknowledged by the city council as representing a specific geographic area or group of citizens 
with respect to land use issues. 

E. Notice shall be provided to any person who submits a written request to receive a notice. 

F. Notice shall be provided to any governmental agency which is entitled to notice under an 
intergovernmental agreement entered into with the city, and to other affected agencies as appropriate. 
For Type IV applications, the Department of Land Conservation and Development (DLCD) shall be 
notified in writing of proposed comprehensive plan and development code amendments at least 35 days 
before the first public hearing at which public testimony or new evidence will be received; otherwise 
notice to DLCD shall be provided at the discretion of the applicant. 

G. The city administrator or designee shall certify any mailing of notice or published notice. 

H. The notice provisions of this section shall not restrict the giving of notice by other means, including 
mail or posting on property. 

I. Notice of a hearing shall be reasonably calculated to give actual notice, and shall contain the following information: 
1. Explain the nature of the application and the proposed use or uses which could be authorized. 
State number and title of the application file. 
2. List the applicable criteria from the ordinance and the plan, as well as other plans and laws that 
apply to the application at issue. 
3. Set forth the street address or other easily understood geographical reference to the subject property. 
4. State the date, time, and place of the hearing or the ending date for any opportunity to submit 
comments. Notice for Type II applications shall provide a 14-day period for submitting written 
comments before a decision is made on the permit. 
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5. State: “Failure to raise an issue at this opportunity for comment or hearing, in person or by 
letter, or failure to provide statements or evidence related to an issue sufficient to afford the 
decision maker an opportunity to respond to the issue, precludes reliance on that issue in any 
later appeal of the decision that will be made after consideration of statements and evidence 
submitted, including an appeal to the Oregon Land Use Board of Appeals based on that issue.” 
6. Include the name of a local government representative to contact and the address and 
telephone number where additional information may be obtained. 
7. State that a copy of the application, all documents and evidence relied upon by the applicant and 
applicable criteria are available for inspection at no cost and will be provided at reasonable cost. 
8. State that a copy of the staff report will be available for inspection at no cost at least seven days 
prior to the hearing and will be provided at reasonable cost. 
9. Include a general explanation of the requirements for submission of testimony and the 
procedure for conduct of hearings, and a statement that the hearing will be held under the rules of 
procedure adopted by the council and available at City Hall. 
10. State: “Notice to mortgagee, lienholder, vendor, or seller: the Junction City Development Code 
requires that if you receive this notice, it shall be promptly forwarded to the purchaser.” 

J. A person whose name is not in the tax records at the time of filing of an application or of initiating other 
action not based on an application may only receive a notice if the person provides the planning commission 
with the necessary address(es). Any deficiency in the form of notice prescribed in this section or a failure of a 
property owner to receive notice shall not invalidate an action if a good faith attempt was made to comply 
with the requirements of this section for notice. In addition to persons receiving notice as required by the 
matter under consideration, the city administrator may provide notice to others he/she has reason to believe 
are affected or otherwise represent an interest that may be affected by the proposed development. 

K. A notice of hearing shall be mailed: 
1. At least 20 days, but no more than 40 days, before the evidentiary hearing. However, for the 
adoption or amendment of a comprehensive plan or land use regulation as part of periodic review, 
notice shall be mailed at least 30 days prior to the first hearing. 
2. If two or more evidentiary hearings are allowed, 10 days before the first evidentiary hearing. 
[Ord. 1242 § 1 (Exh. A), 2016; Ord. 1112 § 1, 2003; Ord. 975 §§ 2, 3, 1993; Ord. 950 § 113, 1991.] 

17.150.090 Public hearing procedures. 

A. No less than one public hearing shall be held on all Type III land use applications, as described in 
JCMC 17.150.070(A)(3). This public hearing shall be held within 45 days of when the application has 
been deemed complete. The conduct of the hearing shall be consistent with this chapter. Two public 
hearings are required for Type IV land use applications, as described in JCMC 17.150.070(A)(4). 

B. Any staff report used at the first hearing shall be available at least seven days prior to the hearing. 

C. At the commencement of a quasi-judicial hearing required by this chapter, a statement shall be made 
to those in attendance that: 

1. Lists the applicable substantive criteria. 
2. States that testimony and evidence must be directed toward the applicable substantive criteria 
or other criteria believed to apply to the decision. 
3. States that failure to raise an issue with sufficient specificity to afford the decision-maker and 
the parties an opportunity to respond to the issue precludes appeal to the Oregon Land Use Board 
of Appeals on that issue. 
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D. The planning commission may continue a public hearing. This hearing shall be continued to a date, 
time, and place at least seven days from the date of the initial evidentiary hearing. 

E. Unless there is a continuance, if a participant so requests before the conclusion of the evidentiary 
hearing, the record shall remain open at least seven days after the hearing. 

F. If additional documents or evidence are provided by any party, the local government may allow a 
continuance or leave the record open to allow the parties a reasonable opportunity to respond. Any 
continuance or extension of the record requested by an applicant shall result in a corresponding 
extension of the time limitations of ORS 227.178 and 227.179. 

G. When the record is reopened to admit new evidence or testimony, any person may raise new issues which 
relate to the new evidence, testimony, or criteria for decisionmaking which apply to the matter at issue. 

H. Unless waived by the applicant, the local government shall allow the applicant at least seven days after the 
record is closed to all other parties to submit final written arguments in support of the application. The 
applicant’s final submittal shall be considered part of the record but shall not include any new evidence. This 
seven-day time period is not subject to the limitations of ORS 227.178 and 227.179 (120-day time period). 
[Ord. 1242 § 1 (Exh. A), 2016; Ord. 1112 § 1, 2003; Ord. 975 §§ 2, 3, 1993; Ord. 950 § 114, 1991.] 

17.150.100 Decision. 

A. Following the hearing procedure described above, the hearing body shall approve, table, or deny the 
application; or, if the hearing is in the nature of an appeal, either affirm, reverse, or remand the 
decision that is on appeal. A decision on a hearing or an application for a development permit may be 
continued for a reasonable period of time as determined by the hearing body, but not to exceed the 
requirements of subsection (B) of this section. 

B. Except as provided in this subsection, the city shall take final action on an application for a permit or 
zone change, including resolution of all appeals, within 120 days after the application is deemed 
complete. Exceptions to the 120-day time limit are as follows: 

1. The time limit may be extended for a reasonable period by the applicant; 
2. The time limit only applies to decisions wholly within the authority and control of the city and 
does not apply if the parties have agreed to mediation to resolve the issue; 
3. The time limit does not apply to an amendment to the comprehensive plan or land use 
regulations or to adoption of a new land use regulation that was forwarded to the State 
Department of Land Conservation and Development for post-acknowledgment review, nor does 
the time limit apply when the parties have agreed to mediation. 

C. If the application was complete when first submitted or the applicant submits the requested 
additional information within 180 days of the date the application was first submitted, approval or 
denial of the application shall be based upon the standards and criteria that were applicable at the time 
the application was first submitted. 

D. When the city council approves an amendment of an acknowledged comprehensive plan or land use 
regulation or adopts a new land use regulation, a copy of the adopted text of the provision or regulation 
together with the adopted findings shall be mailed or otherwise submitted to the director of the 
Department of Land Conservation and Development not later than five working days after the final 
decision. If the proposed amendment or new regulation that the director received notice under 
JCMC 17.150.070 and ORS 197.610 has been substantially amended, the local government shall specify 
the changes that have been made in the notice provided to the director. If the text and findings are 
mailed, they shall include a signed statement by the person mailing them indicating the date of deposit 
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in the mail. Also within five days of the decision, the local government shall mail notice to persons who 
participated in the proceedings and to persons who requested in writing that they receive notice of the 
decision. This notice shall comply with ORS 197.615. 

E. In rendering a decision, a local government may adopt an exception to a Statewide Planning Goal in 
accordance with ORS 197.732. [Ord. 1242 § 1 (Exh. A), 2016; Ord. 1112 § 1, 2003; Ord. 975 §§ 2, 3, 1993; 
Ord. 950 § 115, 1991.] 

17.150.110 Permit required. 

Prior to the erection, movement, reconstruction, extension, enlargement or alteration of a structure, 
necessary permit(s) for such erection, movement, reconstruction, extension, enlargement or alteration shall 
be obtained. The applicant shall pay a fee as established by the city council at the time the application is filed. 
[Ord. 1242 § 1 (Exh. A), 2016; Ord. 1112 § 1, 2003; Ord. 975 § 2, 1993; Ord. 950 § 116, 1991.] 

17.150.120 Appeal to city council. 

Any final action of the planning commission authorized by this title may be appealed to the city council 
within 12 days after notice has been mailed to all opponents indicating the planning commission’s 
decision and right to appeal. Appeals may be made by filing written notice with the city and paying the fee 
equal to the average cost as prescribed by the city council, and cost of the written transcripts up to 
$500.00, plus one-half the cost over $500.00. If no appeal is taken within the 12-day period, the decision 
of the planning commission shall be final. If an appeal is filed, the city council shall receive a report and 
recommendation from the planning commission and shall hold a public hearing on the appeal. Notice of 
the public hearing shall be by one publication in a newspaper of general circulation in the city not less 
than five days nor more than 20 days prior to the date of the hearing. The appeal hearing before the city 
council shall be a de novo hearing held in accordance with this section and JCMC 17.150.130 and 
ORS 227.173. [Ord. 1242 § 1 (Exh. A), 2016; Ord. 1112 § 1, 2003; Ord. 975 § 2, 1993; Ord. 950 § 117, 1991.] 

17.150.130 Form of petitions, applications and appeals. 

All applications and appeals provided for in this title shall be made on forms provided for the purpose 
or as otherwise prescribed by the planning commission in order to assure the fullest practical 
presentation of pertinent facts and to maintain a permanent record. All applications for permits shall be 
accompanied by plans, in duplicate, drawn to scale, showing the actual shape and dimensions of the lot 
to be built upon; the exact sizes and locations on the lot of the building and other structures, existing 
and proposed; and the existing and intended use of each building, structure or part thereof; the number 
of families to be accommodated, if any; and such other information as is needed to determine their 
conformance with the provisions of this title. Where multiple land use permits or zone changes are 
required, such hearings and applications may be applied for and conducted at one time. Final action on 
a permit or zone change application, including all appeals, shall occur within 120 days of submittal of a 
complete application. [Ord. 1242 § 1 (Exh. A), 2016; Ord. 975 § 2, 1993; Ord. 950 § 118, 1991.] 

17.150.140 Time limit on approved plans and permits. 

All land use decisions and approvals shall be based upon findings of fact. In order to assure that these 
decisions remain valid, all land use approvals shall be void after one year if no substantial construction has 
taken place. However, the planning commission may grant two one-year extensions upon a determination 
that the applicant is pursuing the completion of the project and that no material changes of surrounding land 
uses or designation has occurred. [Ord. 1242 § 1 (Exh. A), 2016; Ord. 975 § 2, 1993; Ord. 950 § 119, 1991.] 

17.150.150 Interpretation. 
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The provisions of this title shall be held to the minimum requirements fulfilling its objectives. Where the 
conditions imposed by any provision of this title are less restrictive than comparable conditions imposed by 
any other provisions of this title or of any other ordinance, resolution or regulation, the provisions which are 
more restrictive shall govern. [Ord. 1242 § 1 (Exh. A), 2016; Ord. 975 § 2, 1993; Ord. 950 § 120, 1991.] 

17.150.160 Penalty. 

The owner or owners of any buildings or premises, or part thereof, where anything in violation of this title 
shall be placed, or exist, or be maintained, and any architect, builder or contractor who shall assist in the 
commission of any such violation, and all persons or corporations who shall violate or maintain any 
violation of any of the provisions of this title, or who shall fail to comply with any order issued under this 
title, or with any requirements thereof, or who shall build in violation of any statement or plan submitted 
and approved under this title, shall for each and every violation or noncompliance be fined not more than 
$250.00. Each day that a violation of this title continues shall be considered a separate offense, 
commencing upon the date the city provides written notice to the property owner or occupant of the 
violation. [Ord. 1242 § 1 (Exh. A), 2016; Ord. 1186 § 2, 2008; Ord. 975 § 2, 1993; Ord. 950 § 121, 1991.] 
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CITY OF JUNCTION CITY 

  MOBILE FOOD UNIT PERMIT APPLICATION 

1171 Elm Street/PO Box 250 Junction City OR 97448 
Ph 541-998-3125 ■ jcplanning@ci.junction-city.or.us ■ www.junctioncityoregon.gov 

Temporary Mobile Food Units (Junction City Municipal Code 17.135) 
• Application Fee: $100
• Approved Permits are valid for 12 months from the date of approval.
• Mobile food units are permitted in the Central Commercial, or General Commercial zones
• Application review is a Type I procedure under JCMC Table 17.150.070.
• The use may not encroach into the public right-of-way.
• Alleys proposed as ingress/egress - alley to be paved by applicant, additional permit required.

Staff Review of your application may reveal the need for additional information. 

Section 1.   Applicant Information 

Name: 

Mailing Address: 

Email Address: Phone: 

Lane County Health Department License Number: Class: 

Mobile Food Unit has a containment field for the water 

Mobile Food Unit has a degreaser system 

How will wastewater be disposed? 

Mobile Food Units needs connection to City water &/or sewer (if yes, additional permits required) 

Will electrical service be needed? If yes, describe 

Signed Proof of Placement Permission is attached (If not property owner) 

Site Plan is attached 

Section 2.     Property Owner Information (If not Applicant) 

Name: 

Mailing Address: 

Email Address: Phone: 

Section 3.     Site Information (Location of Mobile Food Unit) 

Site Address: 

Zoning: Present Use/Uses: 

Section 4.     Additional Information 

Is this application being filed with other land use applications? 
If yes, describe: 

I acknowledge the information provided is true and accurate. All agreements, terms, and resolutions of 
conflict between myself and the property owner related to the location and operation on the above 
referenced property are a private party matter and are neither regulated nor enforced by the City of 
Junction City. Violation of JCMC Chapter 17.135 or a violation of any applicable land use approval may 
result in revocation of my Temporary Mobile Food Unit Permit.  

Applicant Signature: Date: 
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1171 Elm Street/PO Box 250 Junction City OR 97448 
Ph 541-998-3125 ■ jcplanning@ci.junction-city.or.us ■ www.junctioncityoregon.gov 

                   

 

Site Plan must include:  
• Location of the mobile food unit on the site 
• Uses on surrounding properties. 
• Vehicle parking and access  
• On-site parking (if any) 
• Pedestrian access/circulation (public sidewalks and on-site walkways) 
• Exterior lighting  
• Signage (may require a separate permit) 

 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Use this space or separate paper for site plan. 
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CITY OF JUNCTION CITY 

     PROOF OF PLACEMENT PERMISSION 

PROPERTY OWNER APPROVAL  

Property Address: 

Property Owner Name: 

Owner Mailing Address: 

Mobile Food Operator Name: 

By signing this form, I, as the property owner, authorize the above-named Mobile Food Unit 
Operator to conduct business on my property. I understand that all agreements, terms, and 
resolutions of conflict between myself and the Mobile Food Unit Operator related to their location 
and operation on the above referenced property are private party matters and are neither regulated 
nor enforced by the City of Junction City.  

Property Owner Signature: Date: 
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 JUNCTION PLANNING COMMISSION  
AGENDA ITEM SUMMARY 
 

Planning Commission Mission/Vision Statement  
Meeting Date:  May 19, 2021 Agenda Item Number:  7 
Department:  Planning  Staff Contact:  Tere Andrews 
www.junctioncityoregon.gov 

Agenda Item Number: 7 
Staff Contact: Tere Andrews 

Contact Telephone Number:  541-998-3125 
 

ISSUE STATEMENT 
The Mayor requested Council committees and the Planning Commission review their Statement 
of Purpose, also referred to as a mission statement or vision statement. If such a statement 
does not exist, one should be created. 

BACKGROUND 

The Planning Commission Purpose Statement is contained in Article II of the Planning 
Commission By-Laws (Attachment A). In addition, the Commission can choose to craft a 
mission/vision statement. Examples are listed below: 

• “The Planning Commission facilitates citizen involvement in the current and long-range 

vision of our community, promoting quality of life and economic development.” 

• The Planning Commission works to improve the community through sound land use 

and planning procedures. It works with a citizen advisory committee to guide long-

range planning policies as part of the Comprehensive Plan updates.   

• The Planning Commission works to supports economic vitality, and a vibrant community.  

RELATED CITY POLICIES 

JCMC 2.50.020 (per ORS 227.090) 
Planning Commission By-laws Article II, Purpose and Objectives 

PLANNING COMMISSION OPTIONS 
1. Craft a Mission or Vision Statement 
2. Direct staff to bring back information.  
3. Do nothing. 

SUGGESTED MOTION 
“I make a motion to establish the following Junction City Planning Commission Mission (Vision) 
Statement _______________________________” 

 ATTACHMENTS 
A. Planning Commission By-Laws  

FOR MORE INFORMATION 
Staff Contact:  Tere Andrews 
Telephone:   541-998-3125 
Staff E-Mail:  jcplanning@ci.junction-city.or.us 
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PROCEDURES AND BY-LAWS 
OF THE 

JUNCTION CITY PLANNING COMMISSION 
Adopted by the Planning Commission December 1989 

Amended September 21, 1999; October 21, 2009; 
October 18, 2011; June17, 2014; January 20, 2015; September 16, 2015 

ARTICLE I: ESTABLISHMENT 
The Junction City Planning Commission was established in 1939 (Ordinance No. 220 as 
amended) and is appointed by the Mayor with Council approval in conformance with ORS 
227.010 through 227.300, which sets forth the state requirements for establishing city planning 
commissions. 

ARTICLE II: PURPOSE AND OBJECTIVES 
a. To keep current the Junction City Comprehensive Plan, functional plans and refinement

plans for the City adopted by the Council as official guides to public and private uses of
land.

b. To prepare city legislation that will implement the purposes of the Junction City
Comprehensive Plan.

c. To keep current zoning, subdivision and sign code ordinances and to make amendments
consistent with required findings and the purposes of the Junction City Comprehensive Plan.

d. To hold hearings pertaining to minor partitions, major partitions, and subdivisions, and to
approve or deny them on the basis of their consistency with the provisions set forth in the
Junction City Subdivision Ordinance.

e. To recommend and make suggestions to the council and to all other public authorities
concerning laying out, widening, extending and locating of streets and parking areas,
sidewalks, bikeways and boulevards, and for relief of traffic congestion, betterment of
housing and sanitation conditions and establishment of zones or districts limiting use,
height, area and bulk of buildings and structures (ORS 227.090).

f. To recommend to the council and all other public authorities plans for regulation of the
future growth, development, and beautification of the municipality in respect to its public
and private buildings and works, streets, parks, grounds and vacant lots, and plans consistent
with future growth and development of the city in order to secure to the city and its
inhabitants sanitation, proper service of all public utilities and transportation facilities (ORS
227.090).

g. To study and propose in general such measures as may be advisable for promotion of
environmental quality as well as the public interest, health, morals, safety, comfort,
convenience, and welfare of the city and of the area of influence (ORS 227.090).
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ARTICLE III: OFFICERS 
Section 1. The officers of this commission shall consist of a chair and vice chair. 
 
Section 2.  The chair and vice chair shall be elected from the voting membership of the 
commission at its first regular meeting in October of each year. The term of office shall be one 
year. In case of vacancy of chair or vice chair occurring in any office, the commission may fill 
the same by an election at its earliest opportunity. 
 
Section 3.    It shall be the duty of the chair to preside at all meetings of the commission; to 
enforce observance of the rules of procedure; to sign necessary Planning Commission 
correspondence and business; to decide all questions of order; offer for consideration all motions 
regularly made; apportion duties of the members of the commission; call special meetings; 
appoint all necessary committees; appoint advisory committees with the consent of  the  
commission;  and  perform such other duties as the Chair's office may require.  The chair shall 
make no motion or amendment. 
 
Section 4.  In the absence of the chair the vice chair shall perform the duties of the chair. 
 
Section 5.    In the absence of the chair and the vice chair, the commission shall elect a chair Pro 
Tem for the particular meeting in question. 
 
Section 6.  The commission may employ a Secretary of the Planning Commission. The secretary 
shall be responsible for keeping the records of the commission, arranging for meetings, preparing 
agendas, and performing such other services for the commission as are customary in that role. 
 
ARTICLE IV: MEMBERSHIP AND VOTING 
Section 1.   The planning commission shall consist of the mayor and City building official, both 
of whom shall serve as ex officio nonvoting members; seven other members who shall be 
appointed by the mayor with the approval of the council; and two alternate members who shall 
sit as voting members only when there are absent members at a meeting of the commission.  At 
least three of the seven members appointed by the mayor shall reside inside the city limits; an 
additional two members may reside anywhere in the urban growth boundary, and the remaining 
two members may reside anywhere in the area defined by the 97448 zip code.  These restrictions 
apply only to the composition of the regular members of the planning commission; they are not 
intended to apply to the voting membership in attendance at a given meeting. 
 
Section 2.   No more than two members shall be engaged principally in buying, selling, or 
developing of real estate for a profit as individuals or be members of any partnership, or officers 
or employees of any corporation that is engaged principally in buying, selling, or developing real 
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estate for a profit. No more than two members shall be engaged in the same kind of business, 
trade or profession (ORS 227.030). 
 
Section 3.  Members shall be appointed for 4-year terms, renewable upon appointment by the 
Mayor and with the approval by the council. 
 
Section 4.  The Planning Commission shall review applications for membership to the 
commission and make recommendations concerning the filling of vacancies on the commission 
to the mayor and city council.  Any vacancy shall be filled upon appointment by the Mayor for 
the unexpired term of the predecessor in office.  
 
Section 5.  Each voting member of the commission shall be entitled to vote at all regular and 
special meeting of the commission, except that a member shall not vote or take part in discussion 
as a member when there is a conflict of interest; i.e., when the action to be taken can confer a 
significant economic benefit or impose a significant economic loss on the individual member.    
For example, a member of the commission shall not participate in any commission proceeding or 
action in which any of the following has a direct or substantial financial interest:  the member or 
his or her spouse, brother, sister, child, parent, father-in-law, mother-in-law, and business in 
which he or she is then serving or has  served  within the previous two years, or any business 
with which he or she is negotiating for or  has  an  arrangement  or  understanding  concerning 
prospective  partnership  or  employment.  Any actual or potential interest shall be disclosed at 
each meeting of the commission where the action is being taken (ORS 244.135). 
 
Section 6.    If a member wishes to abstain in a situation where there is no direct pecuniary 
conflict of interest, but where the public might construe that such a conflict exists, or if a 
member has a conflict deriving from a relationship with the person involved or an extreme bias, 
the member may request the commission to allow that member to abstain.  If the commission 
says "no," the member must vote.  This provision is intended to relate to close relatives and to 
professional relationships, as well as to friendships. 
 
Section 7.   Any time a voting member present at a meeting does not record his vote, it is 
automatically recorded as a vote with the majority; and abstention must be entered as such in the 
minutes, with the reason recorded. 
 
Section 8.   Commission members shall receive no compensation, but shall be 
reimbursed for duly authorized expenses.  
 
Section 9.  Any member who misses more than three consecutive regular meetings without 
having been given a leave of absence by the commission shall be notified by registered mail of 
possible removal from the commission for further consecutive unexcused absences.  Upon the 
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fourth consecutive unexcused absence the commission shall recommend the removal of the 
absent member to the city council.   The city council shall appoint another member to complete 
the unexpired term of any removed member. 
 
Section 10. Alternate members shall sit as voting members only when there are absent members 
at a meeting of the commission.  If members of the commission are late, alternates shall sit as 
voting members for the duration of the meeting. 
 
ARTICLE V: MEETINGS 
Section 1.  Regular meetings of the commission shall be held the third Wednesday of each month 
at 6:30 p.m. in the Council Chambers.  Special meetings can be called by the chair or vice chair 
with 24 hours notice. 
 
Section 2.  A majority of the members of the commission, excluding vacant positions, shall 
constitute a quorum.  Except as otherwise provided by law, all actions of the 
Commission shall require the vote of the majority of those members present not abstaining. 
 
Section 3.  An abstention is not considered a position for the purposes of determining a majority 
vote. 
 
Section 4.  If a member of the commission is unable to attend a meeting, said member is 
expected to notify the chair and/or the secretary to the commission. 
 

Section 5.  Commissioners shall prepare for participation at a meeting by fully reviewing the 
staff report and materials provided by the Director.  If a Commissioner is unable to attend a 
hearing on an application that is continued to another hearing, the Commissioner shall not take 
part in the continuance hearing unless the Commissioner: 

1. Reviews the staff report and materials provided by the Director as well as: 
a. all materials submitted at the hearing, and 
b. any additional materials prepared by the planning staff applicable to the application, 

and 
c. Listen/view the audio/video recording of the hearing and review the draft minutes of 

the hearing. 
2. Declares on the record at the continuance hearing that they are prepared to participate. 

 
Section 6.  All commission members shall be sent advance written notice of regular meetings or 
special meetings where action is to be taken. Notification for study sessions may be made at 
regular meetings or by telephone at least 24 hours in advance of the meeting time.  The place 
and/or hour of any meeting may be changed by affirmative vote of the commission, and the hour 
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of meeting may be changed by the chair; if adequate notice can be given to the public and all 
interested parties (ORS 192.640). 
 
Section 7.  Action may be postponed at the first hearing on any land use application where the 
applicant (or appellant) or a representative is not present.  A written explanation for absence, 
coupled with a request that action not be delayed, may be honored, if the commission has 
sufficient information to proceed.  If the commission agrees to postpone the application to a 
subsequent hearing date, at the request of the applicant, the applicant may be responsible for 
additional costs incurred by the city in meeting public notice requirements.  It is the duty of the 
City Recorder, or such other Person designated by the City, to notify applicants at the time of 
initial application that they may be responsible for these additional costs. 
 
Section 8.   All meetings shall adjourn by 9:00 p.m. unless the commission, by majority vote, 
decides to extend business beyond that or continue the discussion to a later date.   No new public 
hearing agenda item shall be considered for decision after 9:00 p.m. 
 
Section 9.  Public hearings shall begin at 6:30 p.m. in their order of public 
notice. 
 
Section 10.  Except as otherwise provided by the chair, Robert's Rules of Order shall apply to the 
procedures of all commission meetings.    However, the commission has an obligation to be as 
clear and simple in its procedures as possible, and therefore should avoid the finer points of 
parliamentary rules, which may only obscure the issues. 
 

Section 11.    A planning commission member who attends a meeting of the city council as a 
representative of the commission should follow the following guidelines: 

a. The representative should answer questions about commission actions if these are 
addressed to him or her by the council. 

b. The representative should state the commission's majority report and should not 
present his/her own point of view nor that of the minority, unless specifically asked. 

 
Section 12.    The planning commission may hold executive sessions subject to 
the requirements of ORS 192.610 to 192.690. 
 
ARTICLE VI:  PUBLIC HEARINGS 
Section 1.    The commission may retain a hearings officer to prepare staff reports, conduct 
public hearings and to create findings of fact documents. All staff reports furnished to the 
commission shall be considered as part of the record at the meeting and incorporated in the 
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minutes thereto as if actually included.  All staff reports shall be made available to applicants 
prior to the public hearing. 
 
Section 2.  The secretary to the commission shall tape record all public hearings and meetings 
and retain these records for a period of time not less than two years from the date of that hearing. 
 
Section 3.  In the interest of avoiding the appearance of bias, no individual planning commission 
member will discuss (ex parte contact) with the applicant for a specific land use, or others 
interested in the application, any request that is to be heard by the commission and on which he 
or she will vote, except that answering questions relating to time, place, and commission 
procedures will not be considered as violations of this rule.  Any such ex parte contact shall be 
divulged on the record, by the affected commission member, at the beginning of the public 
hearing to which the contact pertains.    The commission member shall state the name of the 
party or parties with which he or she had the contact, explain the nature of the pre-hearing 
discussion and state whether that contact has caused the commission member to become biased 
in voting upon the matter.  A request for abstention shall be determined by the procedures set out 
in Section 6 of ARTICLE IV of these bylaws. 
 
Section 4.  Any interested parties may appear for themselves or be represented by a person of 
their choosing.  Any persons speaking at a public hearing shall first identify themselves by name 
and address, and, if appearing in a representative capacity, identify whom they represent. 
 

Section 5.  Procedure for all matters considered by the commission shall be as follows: 

a. The chair or hearings officer will present the matter, action and considerations required 
of the commission by law, and any other information deemed necessary to establish 
appropriate consideration prior to public discussion or hearing. 

b. The chair or hearings officer shall ask for a declaration of ex parte contacts and 
potential conflicts of interest.   Members who are excused from voting because of an 
ex parte contact or potential or actual conflict of interest shall remove themselves from 
the dais and refrain from participating as a member of the commission during the 
public hearing. 

c. The chair or hearings officer shall provide the audience an opportunity to challenge the 
jurisdiction of the Planning Commission and/or the impartiality of any commission 
member. 

d. (Open public hearing, if applicable) The proponents of the matter shall, before the 
commission, present their case. 

e. Opponents of the matter shall present their case. 
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f.  Proponents shall then have an opportunity to rebut any new matters presented by the 
opponents. 

g. Staff members and representatives of other public agencies shall, subject to the public's 
right of rebuttal, be afforded an opportunity to make presentations, furnish information 
and comment on implications of suggested actions prior to the close of the hearing. 

h. Planning Commission discussion and action. 

i.   Persons with lengthy testimony are encouraged to submit it in advance of the public 
meeting. 

j. The chair or hearings officer may limit testimony to a specific amount of time in order 
to hear all persons desiring to testify. 

k. Continuance of applications pursued with due course to a later date should be made 
when: 

1.     Further deliberation on the item may be necessary, including the request for 
new information by the commission, or 

2.    Newly submitted evidence dictates further technical review and analysis, or 
3.    Preliminary to commission action, staff preparation and review of findings and 

conditions are necessary. 
 

l. Relevant pertinent information to a commission member should be introduced through the staff 
or during the testimony portion of the public hearing. All information thus presented is available 
for rebuttal. 
 
Section 6.  Following the rendering of a decision the chair or hearings officer shall advise 
interested parties as to their appeal rights under the Junction City Zoning Ordinance (Ordinance 
No. 950). 
 
Section 7.  No quasi-judicial decision of the planning commission shall be final until the 
adoption of supporting findings of fact. 
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ARTICLE VII:  SPECIAL RECORDS 
Section 1.    Special Reports:  All reports made by the hearings officer, the planning staff, 
planning commission, committees of the commission, individual staff or commission members, 
or other interested parties, shall be filed and made available to the public. 
 
Section 2.  Policy Statements:  All policy statements of the commission shall be recorded and 
shall be made available to the public. 
 
Section 3.  Planning Commission Interpretations:  When the Planning Commission is required or 
requested to  make  a  policy interpretation concerning any ordinance, either text or map, such 
interpretation shall be reduced to writing and placed in a special file entitled "Ordinance Text 
and Map Interpretations" and shall be made available to the commission  at  all  meetings  and  to  
the public.  In the case of map interpretations, the official zoning maps shall be changed to 
reflect such interpretations. 
 
Section 4.  All public documents of the commission shall be located in City Hall and shall be 
available to the public during normal business hours. 
 
ARTICLE VIII: SUBCOMMITTEES 
Section 1.  The Chair shall appoint subcommittees as needed. 
 
Section 2.  The Chair may appoint a chairperson for each subcommittee or may serve in this 
capacity. 
 
Section 3.  The Chair is an ex officio member of all subcommittees. 
 
ARTICLE IX: ADVISORY COMMITTEES 
Advisory committees to the commission may be appointed by the chair with the concurrence of 
the commission members. 
 
ARTICLE X: AMENDMENT TO BYLAWS 
These bylaws may be amended by an affirmative vote of a majority of members present at any 
regular meeting, providing notice of such amendment is given at a preceding regular meeting. 
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 JUNCTION CITY COUNCIL  
AGENDA ITEM SUMMARY 
 

Planning Commission Alternate Vacancy 
Meeting Date: May 19, 2021                                                    Agenda Item Number: 8 
Department:  Planning  Staff Contact:  Tere Andrews 
www.junctioncityoregon.gov Contact Telephone Number:  541.998.4763 
  
ISSUE STATEMENT 

Appointment to fill vacant unexpired Alternate term on the Planning Commission. These are 
Mayoral appointments.  

BACKGROUND 
There are two vacancies, both, for Planning Commission Alternates. The City received one 
application. Planning Commission By-Laws Article IV, Section 1 states: 

• Commissioners must reside in the 97448 Zip Code. 
• At least three  Commissioners must reside inside the City Limits 
• Two Commissioners may reside anywhere in the Urban Growth Boundary 
• Two Commissioners may reside anywhere in the 97448 Zip Code 
• Alternates may reside anywhere in the 97448 Zip Code. 

The table lists Planning Commission members, their terms of office and where they reside. 

First 
Name Last Name 

City 
Limits UGB 

97448 
Zip 

Term of Office 

Jeff Haag (Vice Chair) No No Yes 11/2017-10/2021 
Jim Creech Yes Yes Yes 11/2020 to 10/2024 
Doug Easterday Yes Yes Yes 11/2020 to 10/2024 
James Hukill Yes Yes Yes 11/2018 to 10/2022 
Cindy Montgomery Yes Yes Yes 11/2020 to 10/2024 
Jack Sumner Yes Yes Yes 11/2020 to 10/2024 
Brian Wells  Yes Yes Yes 6/2020 to 10/2022  
 Alternate (unexpired term of Beverly Ficek)    11/2020 to 10/2024 
 Alternate (unexpired term of Ken Well)    11/2020 to 10/2024 

 

RELATED CITY POLICIES  

• Planning Commission Bylaws – Article IV: Membership and Voting: Section 4. Any 
vacancy shall be filled upon appointment by the Mayor for the unexpired term of the 
predecessor in office. 

• JCMC 2.50.010 Planning Commission – A. Any vacancy shall be filled by the Mayor for 
the unexpired portion of the term.  

• City Charter – Section 25: MAYOR – The Mayor shall appoint:  1. Members of 
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committees established by council rules, and 2. Other persons required by the council 
to be so appointed.  

 

PLANNING COMMISSION OPTIONS 
1. Make recommendations to the Mayor and City Council. 
2. Other options proposed by the Planning Commission. 
3. No Action. 

 
SUGGESTED MOTIONS 
 “I move to recommend, to the Mayor and City Council that (Jesse Newman) be appointed to 
fill the unexpired term of Commission Alternate (Select one: Ficek or K. Wells).” 
 
 
ATTACHMENTS 
A. Planning Commission vacancy announcement 
B. Application - Jesse Newman 

FOR MORE INFORMATION 
Staff Contact:  Tere Andrews 
Telephone:   541-998-4763  
Staff E-Mail:  jcplanning@ci.junction-city.or.us 
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JUNCTION CITY PLANNING COMMISSION  
AGENDA ITEM SUMMARY 
 

Planning Commission Officer Elections 
Meeting Date:  May 19, 2021 Agenda Item Number:  7 
Department:  Planning  Staff Contact:  Tere Andrews 
www.junctioncityoregon.gov 

Agenda Item Number: 9 
Staff Contact: Tere Andrews 

Contact Telephone Number:  541-998-3125  
ISSUE STATEMENT 
Planning Commission Officer elections  

BACKGROUND 
In accordance with Planning Commission By-Laws, Article III, Section 2, officer elections shall 
be held at the first regular meeting in October each year. By a consensus of the Commission 
at the October 21, 2020 meeting, officer elections were postponed to the November 18, 2020 
meeting. The November Planning Commission meeting was not held. By a consensus of the 
Planning Commission at the standing January 20, 2021 standing meeting elections were 
postponed to the next in-person meeting.  
 

The Planning Commissioners and their terms of office are as follows: 

Commissioner Term 

Jeff Haag (Vice-Chair)  November 14, 2017 to October 31, 2021 
Jim Creech November 10, 2020 to October 31, 2024 
Doug Easterday November 10, 2020 to October 31, 2024 
James Hukill November 13, 2018 to October 31, 2022 
Cindy Montgomery June 9, 2020 to October 31, 2022 
Jack Sumner November 10, 2020 to October 31, 2024 
Brian Wells June 9, 2020 to October 31, 2022 
Vacant (Alternate) November 10, 2020 to October 31, 2024 
Vacant (Alternate) November 10, 2020 to October 31, 2024 

 

RELATED CITY POLICIES 

PLANNING COMMISSION BY-LAWS - ARTICLE III: OFFICERS  
Section 1. The officers of this commission shall consist of a chair and vice chair.  
 

Section 2. The chair and vice chair shall be elected from the voting membership of the commission 
at its first regular meeting in October of each year. The term of office shall be one year.  
 

COMMITTEE OPTIONS 
1. Elect a Chair and Vice-Chair 
2. Table elections to a date certain 
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SUGGESTED MOTION 
NOMINATION OF CHAIR “I make a motion to nominate Commissioner ______ as Chair of the 
Planning Commission.”  
 
NOMINATION OF VICE-CHAIR “I make a motion to nominate Commissioner ______ as Vice-
Chair of the Planning Commission.” 
 
ATTACHMENTS 
 None 
   
   
 
FOR MORE INFORMATION 
Staff Contact:   Tere Andrews 
Telephone:    541-998-3125 
Staff E-Mail:   jcplanning@ci.junction-city.or.us 
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Current Business Items 
 

Item Planning Commission Training    

Requested By Commission 

Date Last at Planning Commission  October 2019 

Current Agenda Item Number   5 

Item Description      Training provided by City Attorney  

Current Status/Update.       Follow-up 

Item Mobile Food Units 

Requested By     City Council  

Date Last at Planning Commission  March 17, 2021 

Current Agenda Item Number   6 

Item Description      Discussion 

Current Status:      continued 

Item Purpose Statement 

Requested By     Mayor   

Date Last at Planning Commission  First Appearance 

Current Agenda Item Number   7 

Item Description      Mission Statement Discussion 

Current Status:      New 

Item Planning Commission Alternate Vacancy 

Requested By     Commission   

Date Last at Planning Commission  Second Appearance 

Current Agenda Item Number   8 

Item Description      Application Review 

Current Status:      continued 

Item Planning Commission Officer Elections 

Requested By     Commission   

Date Last at Planning Commission  Second Appearance 

Current Agenda Item Number   9 

Item Description      Application Review 

Current Status:      continued 
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Pending Business Items  

Item       Mobile Food Unit  

Requested By City Council  

Date Last at Planning Commission March 17, 2021 

Item Description      PC Public Hearing - Zoning Code Amendment  

Current Status/Update.      New 
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Future Business Items 

Item  Accessory Dwelling Unit Amendment 

Requested By staff 

Item Description     Amend Code to reflect State changes 

Item  Discussion: Filing Unexpired Commission Terms 

Requested By Planning Commission 

Item Description     Follow up to previous Commission discussion.  
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Draft Meeting Agenda – June 16, 2021 

 

Draft A G E N D A 

PLANNING COMMISSION MEETING 

City of Junction City 

680 Greenwood Street 

Wednesday, June 16, 2021 

6:30 P.M. 

         

                       (*Estimated Time*)    

1. Call to Order and Pledge of Allegiance 
2. Changes to the Agenda 
3. Public Comment (for items not already on the agenda) 
4. Approval of Minutes 
5. Public Hearing: Mobile Food Units (AMD-20-19) 
6. Planning Commission Agenda Forecaster 
7. Commissioner Comments  
8. Adjournment     
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Planning Commission Calendar – 2021 
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