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FINDINGS OF THE JUNCTION CITY PLANNING DEPARTMENT: 

STAFF REPORT:  CELTIC HOMES CONDITIONAL USE PERMIT (FILE # CUP-22-15) 

Application Summary: 

Conditional Use application to allow a 4-plex, on vacant land, in the Duplex Residential (R2) zone. 

Owner(s)/Applicant(s): 

Celtic Homes, LLC, PO Box 20025, Keizer OR 97307 

Report Prepared by: 

Tere Andrews, Planning Technician, Junction City Planning Department, 541-393-7089 

Date of Report:  

July 13, 2022 

Subject Property/Zoning/Location: 

The subject site is a vacant lot on the northeast corner of East 8th Avenue and Elm Street, and further 

identified as tax Lot 02200 of Lane County Assessor’s Map 15-04-32-31. The site is zoned R2, 

Duplex Residential, and located on lots 6, and 7, and the south 25-feet of lot 8 of Block 35, except the 

north 5-feet, on Block 35 of the Original Plat of Junction City. 

Relevant Dates: 

The application was submitted on May 26, 2022, and deemed complete on June 13, 2022. 

Notice of Public Hearing was mailed June 21, 2022, and published in the Register Guard 

newspaper on June 24, 2022. The staff report was issued on July 13, 2022, for the July 20, 2022 

public hearing. 

Associated Files: 

No building or land use applications are being processed with the application. A review of files 

for the subject site identified a sewer connection permit dated August 31, 1949, for a single-

family home on the subject site (Attachment A.4). A demolition permit was issued on March 25, 

1996, for the dwelling located on the subject property, permit # 022-R-96 (Attachment A.4). 

Notes on the permit indicate the sewer line was capped at the property line and the water meter 

removed prior to the demolition of the dwelling. No other files were located for the subject site.  

REQUEST 

The applicant and property owner, Celtic Homes, LLC, is requesting review of a conditional use 

permit application for the construction of a 4-plex in the Duplex Residential zoning district. The 

proposal includes two 2-story dwelling units with single story units on either end.  

Junction City Municipal Code Section 17.15.020(B) permits, as a conditional use, multi-family 

dwellings in a Duplex Residential (R2) zoning district. Junction City Municipal Code (JCMC) 

17.130.030 authorizes the Planning Commission to act upon a request for a conditional use 

permit. 
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PUBLIC NOTICE AND REFERRALS 

Per JCMC 17.150.080 (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.”  

On June 21, 2022, staff mailed a notice of public hearing to the applicant, property owners and 

residents within 300 feet of the subject site. As of the date of this report, no public comments 

have been received. A copy of the notice is included as Attachment A.3. 

Referral comments on the application were also requested from various affected service providers 

and City departments on June 20, 2022. A copy of the notice and the comments received are 

included as an attachment to this staff report (Attachment A.2) and located in the application file 

for reference. As of the date of this report, the Junction City Building Official, Junction City Rural 

Fire District, and Comcast responded that they had no comment at this time.  

The Public Works Department responded, if driveway access were taken from the alley, 

engineering and paving of the alley was required. 

 GENERAL PROPERTY INFORMATION 

The applicant submitted a land use application for a proposed 4-plex on the northeast corner of 

Elm Street and East 8th Avenue, in the Duplex Residential zone. The proposed use is regulated as a 

Conditional Use under JCMC 17.15.020(B). The subject site is designated Medium Density 

Residential on the City’s Comprehensive Plan Designation Map. Properties to the north, south, 

and east are also designated Medium Density Residential, and zoned Duplex Residential (R2). The 

properties to the west are designated Commercial with a corresponding zoning of General 

Commercial (GC). The surrounding properties are developed with single-family homes occupying 

properties to the north, south, and east of the subject site. A mini-storage facility occupies the 

JC Plan Designation Map JC Zoning Map 
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property across Elm Street, to the west. The subject site encompasses .28 acres of land all within 

Block 35 of the Original Plat of Junction City. The site previously held a single-family home with 

records dating to 1949. Based upon on a permit issued in 1996, the home was demolished, with 

water and sewer services removed. The property has been vacant since that time.   

The subject site is outside the FEMA 500-year flood plain as shown on Flood Insurance Rate 

Map # 41039C0602F. The Local Wetland Inventory Map shows the subject site is also outside 

any locally identified wetlands. 

Elm Street is listed as a Local Street in the City’s 2016 Transportation System Plan and shown 

on the subdivision map as 60-feet wide. This is confirmed on Lane County Assessor’s Map # 15-

04-32-31. Elm Street provides for two-way traffic, as well as unmarked on-street parking. East 

8th Avenue terminates at Elm Street. A 20-foot-wide alley bisects Block 36 running along the 

east property line of the subject site.  

Public utilities are available to the subject site. Emergency response vehicles can access the site 

via Elm Street, and/or East 8th Avenue.  A records search did not locate any easements on the 

property nor did the applicant indicate such in their submittal materials. 

Additional details of the proposal are included in the applicant’s Conditional Use file and are 

further addressed in the applicant’s supporting documentation (Attachment A.1). All submitted 

materials are included as part of the public record and located in the application file for 

reference. The following evaluation addresses details of the proposal in the context of 

compliance with the applicable approval criteria and related standards. 

EVALUATION 

The following findings demonstrate that the proposed development can comply with all 

applicable approval criteria and related standards as set forth in the Junction City Municipal 

Code (JCMC). Relevant application requirements and approval criteria are addressed at JCMC 

17.15 Duplex Residential and 17.130 Conditional Uses. The following evaluation includes 

findings of compliance with the applicable criteria and related standards as provided in the 

JCMC, with informational items noted where appropriate. The approval criteria and related 

standards are listed below in bold, with findings addressing each.  

CHAPTER 17.15 DUPLEX RESIDENTIAL ZONE (R2) 

17.15.010 Uses permitted outright.  

In an R2 zone, only the following uses and their accessory uses are permitted 

outright: 

A. Single and two-family dwellings (duplexes). 

B. A use permitted in the R1 zone. 

C. A use similar to those listed above. [Ord. 1116 § 1, 2003; Ord. 950 § 15, 1991.] 

Finding: The applicant proposes a 4-plex, a conditional use under JCMC 17.15.020(B). 

Therefore, the criterion is not applicable. 
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17.15.020 Conditional uses permitted.  

In an R2 zone, the following uses and their accessory uses are permitted when 

authorized in accordance with the requirements of Chapter 17.130 JCMC: 

B. Multiple-family dwelling, which shall comply with the applicable 

standards listed in the R3 zone. 

Finding: The applicant proposes a 4-plex. Per JCMC 17.05.020, multi-family uses are defined as 

having three or more dwelling units. Thus, the proposed 4-plex meets the definition of multi-

family and is a Conditional Use under JCMC 17.15.020(B). As such, the proposal will also be 

reviewed under the applicable provisions of JCMC 17.20, Multi-Family Residential. The applicant 

submitted an application for a Conditional Use Permit on May 26, 2022. 

Therefore, the criterion above is met. 

Chapter 17.20 MULTIPLE-FAMILY RESIDENTIAL ZONE (R3) 

17.20.010 Uses permitted outright.  

In an R3 zone, only the following uses, their accessory uses, and uses determined 

to be similar are permitted outright. Other uses are expressly prohibited. 

A. Multiple-family dwellings (three or more attached units on one lot). 

Finding: The proposal is a 4-plex which meets the definition of multifamily under JCMC 

17.05.020. 

Therefore, the criterion is met. 

17.20.030 Development review.  

In an R3 zone, development review by the city administrator or designee shall be 

required to ensure compliance with JCMC 17.20.050 through17.20.140 regarding 

R3 standards. 

Finding: The application submitted on May 26, 2022, was for a Conditional Use Permit. In the 

written narrative, the developer states they plan to submit application for development review at a 

later date. The following condition is warranted. 

CONDITION: Prior to submitting for building permit application, the developer will be required 

to submit application for development review. 

As conditioned, the criteria can be met. 

17.20.040 Lot size.  

In an R3 zone, the lot size shall be as follows: 

A. For multiple-family dwellings, residential care homes, and residential care 

facilities the minimum lot area shall be 7,500 square feet. The minimum lot width 

at the front building line shall be 50 feet, and 35 feet for cul-de-sac lots. 

Finding: The proposal meets the definition of multi-family as noted previously in this report. The 

lot, according to the Lane County Tax Assessor records, is 120-feet wide by 100-feet deep and is 

12,197 square feet. 
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Therefore, the subject site exceeds the minimum criteria listed above. Criteria met. 

17.20.050 Setback requirements.  

This standard applies to multifamily dwellings, townhomes, neighborhood 

commercial developments, and residential care homes and residential care 

facilities. Except as provided in JCMC 17.95.060, in an R3 zone, the yards, 

measured from the property line to the foundation of the building with a 

maximum projection of three feet into any setback area as defined in 

JCMC 17.20.060, shall be as follows: 

A. A minimum front setback of 15 feet is required for multifamily dwellings 

and townhomes except that a covered (but not enclosed) porch may be 

within 10 feet of the front line. A minimum front setback of 10 feet is 

required for a neighborhood commercial building. 

B. Each side yard setback shall be a minimum of six feet, except that on 

corner lots, the side yard on the street side shall be a minimum of 15 feet 

measured from the foundation. Townhomes shall have no setback 

requirement where they share common walls. 

C. The back yard shall be a minimum of 15 feet. An exception shall be 

permitted where a townhome, garage, or other accessory structure is 

located adjacent to an alley, in which case the backyard (alley facing) 

setback shall be a minimum of four feet. 

D. In the case of a duplex residential use on a corner lot where primary 

vehicular access is provided from two streets, then both yards abutting the 

street shall be considered the front yard with appropriate front yard 

setbacks. Setbacks for rear yards are measured separately for each 

residential dwelling opposite the front yard (see Appendix A, Diagram 2). 

E. All buildings shall be sited to ensure they do not encroach into a public 

utility easement or the vision clearance areas (JCMC 17.95.090). 

[Ord. 1242 § 1 (Exh. A), 2016; Ord. 1116 § 1, 2003; Ord. 1037 § 1, 1997; 

Ord. 950 § 24, 1991.] 

Finding: As shown on the submitted site plan, the front yard setback is 15-feet with a 10-foot 

setback for open unenclosed porches. The street side yard setback is shown at 15-feet. The rear 

yard setback is shown at 20-feet to accommodate the driveways accessed from the existing alley. 

The interior side yard setback is not shown on the site plan. The written narrative does state the 

developer will comply with requirements of JCMC 17.20.050. However, since the interior side 

yard setback is not specifically listed, the following condition is warranted. 

CONDITION: At the time of development review application submittal, the developer will submit 

a site plan showing the interior side yard setback of at least six feet, measured from the property 

line to the foundation of the building. 

As conditioned, the criteria can be met.  
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17.20.060 Setback exceptions.  

In an R3 zone, the following architectural features are allowed to encroach into 

the setback yards: eaves, chimneys, bay windows, overhangs and similar 

architectural features may encroach into setbacks by up to three feet; provided, 

that the State Fire Code is met. Walls and fences may be placed on property lines, 

subject to the standards in JCMC 17.95.020. Walls and fences within front yards 

shall additionally comply with the vision clearance standards in JCMC 17.95.090. 

[Ord. 1242 § 1 (Exh. A), 2016; Ord. 1116 § 1, 2003; Ord. 950 § 24A, 1991.] 

Finding: The applicant specifically states in their written narrative that the provisions of JCMC 

17.20.060 are not applicable to their project. 

Therefore, the criteria above are not applicable.  

INFORMATIONAL ITEM: Should the developer decide to use any of the setback exceptions listed 

above, they must be in compliance with JCMC 17.20.060. 

17.20.070 Height of buildings.  

In an R3 zone, no buildings shall exceed a height of 35 feet. Building height may be 

restricted to less than the maximum when necessary to comply with the building 

height transition standard in JCMC 17.20.090. 

A. Applicability. This standard applies to townhomes, multifamily buildings, 

and neighborhood commercial buildings. 

B. Method of Measurement. 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. Not included in the maximum 

height are: chimneys, bell towers, steeples, roof equipment, flagpoles, and 

similar features which are not for human occupancy. [Ord. 1242 § 1 (Exh. A), 

2016; Ord. 1116 § 1, 2003; Ord. 950 § 25, 1991.] 

Finding: As shown on the submitted elevation drawing, the maximum height is 27.04 feet, less 

than the maximum height of 35 feet. 

Therefore, the criteria are met.  

17.20.080 Lot coverage.  

In an R3 zone, the building(s) shall not occupy more than 60 percent of the lot 

area. [Ord. 1242 § 1 (Exh. A), 2016; Ord. 1116 § 1, 2003; Ord. 950 § 26, 1991.] 

Finding: As proposed, the 4-plex will be a total of 6,860 square feet. The lot is 12,197 square feet. 

Thus, as proposed, the lot coverage would be 56.3 percent, less than the 60 percent maximum 

stated above. 

Therefore, the criterion is met. 

17.20.090 Building height transition.  

In an R3 zone, new buildings, or portions of new buildings exceeding one story in 

height that abut an existing one-story single-family detached residential or duplex 
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building shall not exceed a building height greater than one foot for each foot of 

horizontal distance from the property line. [Ord. 1242 § 1 (Exh. A), 2016; 

Ord. 1116 § 1, 2003; Ord. 950 § 26A, 1991.] 

Finding: The lot abutting the north property line of the subject site contains a single-story 

dwelling. Thus, the above criteria are applicable. As proposed, the dwelling units on either end of 

the 4-plex are single story with two 2-story units in the center. The unit abutting the property to 

the north, with a single-story home, is also a single-story dwelling. As noted previously the 

structure is 27.04 feet tall at the highest point. Thus, a distance of 27.04 feet would be required 

from the north property line to the northmost 2-story unit. As shown on the submitted site plan, 

there is a distance of 36-feet. 

Therefore, the criteria have been met. 

17.20.100 Building orientation.  

In an R3 zone, all buildings that abut private, local, or collector streets shall have 

their primary entrance(s) oriented to the street. Multifamily and neighborhood 

commercial building entrances may include entrances to individual units, lobby 

entrances, or breezeway/courtyard entrances. Alternatively a building may have 

its entrance oriented to a side yard when a direct pedestrian walkway is provided 

between the building entrance and the street. This section does not apply to 

buildings with the sole purpose of housing mechanical equipment. 

A. Off-street parking lots and driveways shall not be placed between 

buildings and streets. [Ord. 1242 § 1 (Exh. A), 2016; Ord. 1116 § 1, 2003; 

Ord. 950 § 26B, 1991.] 

Finding: As shown on the submitted site plan, the four dwellings have main entrances facing 

Elm Street. Driveway access for all four units is proposed to be taken from the alley at the rear of 

the building. 

Therefore, the criteria are met.  

17.20.110 Building form.  

In an R3 zone, new multifamily dwellings, townhomes, residential care homes and 

residential care facilities, and neighborhood commercial uses shall comply with 

the following building form standards (see Appendix A, Diagrams 6 and 7): 

A. Structures shall not have a continuous horizontal distance exceeding 150 

feet (measured from end wall to end wall); 

B. Roofs shall have gable, hip, or gambrel forms, minimum pitch four feet in 

height for every 12 feet in width, with at least a six-inch overhang (eave), or 

they may be flat with a decorative cornice; 

C. Design Features. All street facing elevations (facades) shall incorporate 

design features such as offsets, balconies, projections, window reveals, or 

similar elements to preclude large expanses of uninterrupted building. 

Along the vertical face of a structure, such features shall occur at a 
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minimum of every 35 feet and on each floor shall contain at least two of the 

following features: 

1. Recess (e.g., deck, patio, courtyard, balcony, garage, entrance, or 

similar feature) that has a minimum depth of four feet; 

2. Extension (e.g., floor area, deck, porch, bay window, patio, 

entrance, or similar feature) that projects a minimum of two feet and 

runs horizontally for a minimum length of four feet; and/or 

3. Offsets of facade or roof elevation of two feet or greater; 

D. Eyes on the Street. Front elevations visible from a street right-of-way 

shall provide a main entrance, and a combination of windows, porches, 

and/or balconies. Side elevations facing street-side setbacks shall provide a 

combination of windows, porches, and/or balconies. A minimum of 40 

percent of front elevations, and a minimum of 30 percent of street-side and 

rear building elevations shall meet this standard. “Percent of elevation” is 

measured as the horizontal plane (lineal feet) containing doors, porches, 

balconies, terraces and/or windows. This standard does not apply to 

panhandle or flag lots; and 

E. Garages and carports attached to living units and accessed from a street 

(adjacent to the front lot line) shall be recessed behind the front facade of 

the building or covered front porch by at least two feet. [Ord. 1242 § 1 (Exh. 

A), 2016; Ord. 1116 § 1, 2003; Ord. 950 § 26C, 1991.] 

Finding: The proposal is a 4-plex which as noted earlier in this report, meets the definition of 

multi-family. Thus, the above criteria are applicable.  

A. As shown on the site plan the proposed 4-plex structure is 98-feet long. 

B. The submitted elevation drawing indicates the roof types will meet this code provision. The 

elevation drawing does not show the roof pitch, or overhang (eave) width. The applicant 

states in the written narrative they plan to meet provisions of this code section. However, 

since the roof pitch, and eave width are not included in the application materials the 

condition below is warranted. 

C. As proposed, each dwelling will have a covered front porch with five-foot recessed 

entrance, offsets of roof elevations are two feet or greater. 

D. As proposed, the front façade is 98-feet long. Forty percent of 98-feet is 39.2 feet. The site 

plan indicates the street side of the structure is 70-feet in length. Thirty percent of this 

would be 21-feet. As proposed, each unit includes a main entrance with covered porch, and 

windows. The applicant commits to meeting the standards under JCMC 17.20.110 but does 

not specifically show door or window dimensions in the elevation drawing. The side 

elevation facing East 8th Avenue includes windows and a sliding glass door. Staff 

calculations indicate the 40 percent requirement for the front facade is met. The street side 

yard does not appear to meet the full 21 linear feet required under JCMC 17.20.110(D). 

Thus, the condition below is warranted. 
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E. As noted previously in this report, driveway access will be at the rear of the building, off 

the alley. 

CONDITION: At the time of development review application submittal, elevation drawings which 

include a roof pitch of at least four feet in height for every 12 feet in width, and an overhang (eave) 

of a least of six inches shall be submitted. 

CONDITION: At the time of Development Review application submittal, the applicant will submit 

elevation drawings which demonstrate compliance with JCMC 17.20.110(D).  

As conditioned, the above criteria can be met.  

17.20.140 Multifamily housing supplemental standards.  

In an R3 zone, these supplemental standards apply to new multifamily housing 

developments. Multifamily is defined as three or more attached dwellings on an 

individual lot (e.g., multiplexes, apartments, condominiums, etc.). New 

multifamily developments shall comply with all of the following standards: 

A. Common Open Space. 

1. In all developments with more than 20 units, a minimum area of 15 

percent of the total site area (inclusive of required setback areas) 

shall be designated, and permanently reserved, as usable common 

open space. The site area is defined as the lot or parcel on which the 

development is planned, after subtracting the required dedication of 

street right-of-way and other land for public purposes (e.g., public 

park). Sensitive lands and historic buildings or landmarks open to the 

public can be counted toward meeting the common open space 

requirements. 

2. The development shall designate, within the common open space, a 

minimum of 250 square feet of active recreation area (e.g., children’s 

play areas, play fields, swim pool, sports courts, etc.) for every 20 

units or increments thereof. For example, a 50-unit development 

shall provide a minimum of 500 square feet for active recreation. 

Indoor or covered recreation space may be counted toward this 

requirement, but should not exceed 30 percent of the required 

common space area. 

Finding: The proposal is for a 4-plex, less than the 20-unit threshold prescribed above. 

Therefore, the above criteria are not applicable 

B. Private Open Space. Usable private outdoor space such as patios, 

balconies, porches, roof gardens, or small yards shall be provided in all 

newly constructed multifamily developments. Private open space shall 

comply with the following standards: 

1. Dwelling units located at or below finished grade, or within five feet 

of finished grade, shall have a minimum of 96 square feet of private 

open space, with no dimension less than six feet; 

Attachment 1



 

 

CUP-22-15, CELTIC HOMES  10 OF 15 

2. All upper floor dwelling units shall have balconies or porches 

measuring at least 36 square feet with no dimension less than four 

feet. “Upper-floor dwelling unit” means housing units which are more 

than five feet above finished grade; 

3. All private open space shall have direct access from the dwelling 

unit by way of a door; 

4. Any excess private open space (above what is required) may be 

counted toward fulfilling the common open space requirement; 

5. Building masses and screening such as low hedges, fences, walls, 

arbors or trellises shall be used to help delineate private outdoor 

spaces. The screening element must be a minimum of three feet in 

height. 

Finding: The proposal is a 4-plex. Each of the four units is ground level, the two middle units are 

2-story, the units on either end are single story. All four units have cover porches with small front 

yards. The units on either end also have side yards accessed from sliding glass or French doors. 

Dimensions of the outdoor space are not included on the site plan submitted. Thus, the following 

condition is warranted. 

CONDITION: At the time of Development Review application submittal the applicant shall submit 

a site plan which complies with the provisions of JCMC 17.20.140(B).  

As conditioned, the criteria above can be met.  

C. Stairways. Stairways shall be incorporated inside the building 

where possible to minimize visual impact. External stairways, when 

necessary, shall be recessed into the building, sided using the same 

siding materials as the building itself, or otherwise incorporated into 

the building architecture. Stairways that are simply hung from the 

building’s exterior are not permitted. 

Finding: As proposed, the two 2-story dwellings will have stairways entirely enclosed within the 

dwellings. No exterior stairways are proposed. 

Therefore, these criteria are met. 

D. Vehicular Circulation. Multifamily developments shall provide vehicular 

circulation in accordance with the following standards (see Appendix A, 

Diagram 9): 

1. To provide for traffic safety and to minimize the impacts on the 

public circulation system, where possible, driveways or private 

streets shall connect to local or collector streets rather than directly 

onto arterial streets. 

2. Multifamily developments four acres or larger shall be developed 

as a series of complete blocks bounded by a connecting network of 

public streets with sidewalks and street trees to break the 

development into numerous smaller blocks. The average block size 
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within a multifamily development shall be a maximum of two acres in 

size. City standards for public local residential streets in regard to 

pavement width, sidewalks, and street trees shall apply to all internal 

streets. 

Finding: As proposed, the driveways are access from the existing alley in Block 35. The subject site 

is .28 acres, less than four acres.  

Therefore, these criteria are met. 

E. Parking. Multifamily developments shall provide parking designed in 

accordance with the following standards (see Appendix A, Diagram 9): 

1. Off-street vehicle parking spaces and bicycle parking shall be 

provided as specified in JCMC 17.90.010. On-street parking along the 

streets contained within the development can be applied to the off-

street parking requirements; 

2. Parking lots shall be placed to the side or rear of buildings in 

accordance with the building orientation standards 

(JCMC 17.20.100); 

3. Parking on the streets contained within the site shall not include 

head-in or angle parking. Parking shall be accommodated in parking 

lots or along the internal street system in the form of parallel parking; 

4. Parking lot landscaping shall be provided as specified in 

JCMC 17.90.030; and 

5. Parking lots shall be connected to all building entrances by means 

of internal pedestrian walkways that meet the standards in subsection 

(H) of this section. 

Findings: The proposal is a 4-plex which as noted earlier in this report, meets the definition of 

multi-family. Thus, the above criteria are applicable. 

1. As proposed, the development provides off-street parking for two vehicles per dwelling 

unit as required under JCMC 17.90.010(E)(1)(a).  

2. No parking lots are required or proposed with this development.  

3. There are no streets, existing or proposed, contained within the subject site. 

4. No parking lots are proposed with this development. Off-street parking requirements are 

being met via the driveways and garages for each dwelling unit. 

5. No parking lots are proposed with this development. Off-street parking requirements are 

being met via the driveways and garages for each dwelling unit. Parking is connected to 

each dwelling unit with direct access to the unit from the garage. 

Therefore, the applicable criteria listed above have been met.  

F. Trash Receptacles. Trash receptacles shall be screened on all sides with 

an evergreen hedge or solid fence or wall of not less than six feet in height. 
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No trash receptacle shall be located in any front yard setback, or within 25 

feet of property lines abutting other residential zones. 

Finding: The submitted site plan includes screened locations for trash receptacles for each unit, 

located in the back of the building at the alley. 

Therefore, the criteria have been met. 

G. Utilities. All utilities on the development site shall be placed 

underground. Ground-mounted equipment such as transformers, utility 

pads, cable television and telephone boxes, cell tower equipment boxes, and 

similar utility services shall be placed underground whenever practicable. 

Where undergrounding of ground-mounted equipment is not feasible, 

equipment shall be screened from view with an evergreen hedge or solid 

fence or wall a minimum of four feet in height and must be sited to comply 

with the vision clearance standards in JCMC 17.95.090. 

Finding: In the written narrative, the applicant acknowledges the above criteria and state they 

plan to meet or exceed the standards. However, utilities are not shown on the site plan, nor is 

vision clearance addressed at the corner of Elm Street and East 8th Avenue, or East 8th Avenue at 

the alley in Block 35. Thus, the following condition is warranted. 

CONDITION: At the time of Development Review application submittal, the applicant shall 

submit plans which demonstrate utilities will be installed in compliance with JCMC 17.20.140(G), 

and vision clearance standards listed under JCMC 17.95.090. 

As conditioned, the criteria can be met.  

H. Pedestrian Circulation. To ensure safe, direct, and convenient pedestrian 

circulation, all multifamily developments shall contain a system of pathways 

designed based on the standards below: 

1. The pathway system shall extend throughout the development site, 

and connect to all future phases of development, adjacent public 

parks and commercial uses, and the public sidewalk system; 

2. Pathways within the development shall provide safe, reasonably 

direct connections between dwelling units and parking areas, 

recreational facilities, storage areas, and common areas; 

3. Where pathways are parallel and adjacent to a driveway or street 

(public or private), they shall be raised six inches and curbed or 

separated from the driveway/street by a minimum five-foot strip with 

bollards, a landscape berm, or other physical barrier; 

4. Pedestrian pathways shall be separated a minimum of six feet from 

all building facades with residential living areas on the ground floor, 

except at building entrances; 

5. Where pathways cross a parking area, driveway, or street 

(“crosswalk”), they shall be clearly marked with contrasting paving 

materials, humps/raised crossings, or painted striping; and 
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6. Pathway surface shall be concrete, asphalt, brick/masonry pavers, 

or other durable hard surface, at least five feet wide, and shall 

conform to federal Americans with Disabilities Act (ADA) 

requirements. 

Finding: The submitted site plan shows direct pedestrian access from each dwelling unit to the 

public sidewalk on Elm Street. Parking is directly accessed via the garage and driveway provided 

for each dwelling unit at the rear of the building, off the alley. The pedestrian pathways provided 

from each dwelling unit to the public sidewalks are accessed from the front door of each unit and 

are perpendicular to the dwellings. No pathways are proposed to cross parking areas or driveways. 

The application materials do not include the type of surface to be used or width for the pathways. 

Thus, the following condition is warranted. 

CONDITION: At the time of Development Review application submittal, the developer shall 

include specific information on the type of surfaces to be used and the width for the pedestrian 

pathways. 

As conditioned, the criteria can be met.  

I. Landscaping. Landscaping shall be installed within the development to 

provide erosion control, visual interest, buffering, privacy, open space and 

pathway definition, and shading based on the following standards: 

1. A minimum of 15 percent of the site shall be landscaped with a mix 

of vegetative ground cover, shrubbery, and trees. At the time of 

planting, trees shall be planted a minimum of two inches (DBH) in 

caliper and shrubbery a minimum of 24 inches in height. Bark mulch, 

rocks and similar nonplant material may be used to complement the 

cover requirement, but shall not be considered a sole substitute for 

the vegetative ground cover requirement; and 

2. The use of native and/or drought-tolerant landscaping is 

encouraged. All landscaping shall be irrigated with a permanent 

irrigation system unless a licensed landscape architect submits 

written verification that the proposed plant materials do not require 

irrigation. The property owner shall maintain all landscaping. 

[Ord. 1242 § 1 (Exh. A), 2016; Ord. 1116 § 1, 2003; Ord. 950 § 26F, 

1991.] 

Finding:  A landscape plan was not included with the submitted application materials. However, 

the developer acknowledges requirements of JCMC 17.20.140(I) and states they plan to meet or 

exceed said requirements. However, since a landscape plan was not included with this application, 

the following condition is warranted. 

CONDITION: At the time of Development Review application submittal, the applicant shall 

submit a land scape plan in compliance with the standards of JCMC 17.20.140(I).  

As conditioned, the criteria can be met.  
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JCMC 17.130 CONDITIONAL USES 

17.130.030 Public hearing on conditional use.  

A. Before the planning commission may act on a request for a conditional 

use, it shall hold a public hearing. The hearing shall be held within 40 days 

after the application for the conditional use is filed. Notice of the hearing 

and criteria for granting or denying a permit shall be as follows: 

See JCMC 17.150.080, Notice. 

Finding: The application was submitted on May 26, 2022, and deemed complete on June 13, 

2022. The Public Hearing is being held on July 20, 2022. Staff has provided notice in 

compliance with the standards at JCMC 17.150.080, as noted previously in this report. 

Therefore, this criterion has been satisfied. 

B. Based on the testimony provided at the hearing, the planning commission 

shall develop findings of fact to justify either approving or denying a 

conditional use permit. The planning commission may approve such 

requests when it is determined the request is in conformance with all the 

following requirements: 

1. The proposal is in conformance with the zoning ordinance; 

2. The property is adequate in size and shape to accommodate the 

proposed use, together with all other zoning requirements and any 

additional conditions imposed by the planning commission; 

3. Public facilities are of adequate size and quality to serve the 

proposed use; and 

4. The proposed use will prove, or can be made to be through 

imposing conditions, reasonably compatible with surrounding 

properties. [Ord. 1037§ 1, 1997; Ord. 950 § 100, 1991.] 

Finding: As stated within the findings of this report, as conditioned, the proposal is in 

conformance with the applicable zoning Code criteria.  

The proposed development site consists of one legal lot, approximately .28 acres in size. 

Therefore, the parcel is adequate in size and shape to accommodate the proposed use.  

Public facilities are in the area and are adequate to serve the proposed use.  

As conditioned within this report, the proposal can be made compatible with the surrounding 

properties. 

Therefore, as conditioned, the proposal satisfies these criteria. 

STAFF RECOMMENDATION 

Planning staff recommends Planning Commission approval of the Conditional Use Permit 

application to allow a 4-plex in the Duplex Residential Zone based on the findings listed above 

and subject to the following conditions. 
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CONDITIONS OF APPROVAL 

1) Prior to submitting for building permit application, the developer will be required to 

submit application for development review. 

2) At the time of development review application submittal, the developer will submit a site 

plan showing the interior side yard setback of at least six feet, measured from the property 

line to the foundation of the building. 

3) At the time of Development Review application submittal, elevation drawings which 

include a roof pitch of at least four feet in height for every 12 feet in width, and an 

overhang (eave) of a least of six inches shall be submitted. 

4) At the time of Development Review application submittal, the applicant will submit 

elevation drawings which demonstrate compliance with JCMC 17.20.110(D).  

5) At the time of Development Review application submittal the applicant shall submit a site 

plan which complies with the provisions of JCMC 17.20.140(B).  

6) At the time of Development Review application submittal, the applicant shall submit plans 

which demonstrate utilities will be installed in compliance with JCMC 17.20.140(G), and 

vision clearance standards listed under JCMC 17.95.090. 

7) At the time of Development Review application submittal, the developer shall include 

specific information on the type of surfaces to be used and the width for the pedestrian 

pathways. 

8) At the time of Development Review application submittal, the applicant shall submit a 

land scape plan in compliance with the standards of JCMC 17.20.140(I). 

9) Any outside storage along Elm Street or East 8th Avenue, shall be entirely within a sight-

obscuring fence a minimum of four feet in height and comply with the vision clearance 

standards of JCMC 17.95.090. 

 

INFORMATIONAL ITEM 

1. Should the developer decide to use any of the setback exceptions listed above, they 

must be in compliance with JCMC 17.20.060. 

 

ATTACHMENTS 

 A.1. Application Materials  

 A.2. Referral and Comments Received 

 A.3. Public Hearing Notice  

A.4. Previous Permits issued for subject site 
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CITY OF JUNCTION CITY 
1171 Elm St/P.O. Box 250 
 Junction City, OR 97448 

Ph: 541-998-4763 /Fx: 541-998-2773 
www.junctioncityoregon.gov 

PLANNING ACTION REFERRAL 
REQUEST FOR COMMENTS  

Date: June 21, 2022 
From: Tere Andrews, Admin, tandrews@ci.junction-city.or.us 
File #: CUP-22-15, Elm Street townhomes 

Date Sent Referral Agency Response 

Junction City Administrator 
Junction City Public Works 
Junction City Police 
Junction City Community Services 
Junction City Finance Department 
Junction City, City Recorder 
Junction City Building Official 
Junction City Rural Fire Protection District 
Lane Regional Air Pollution Authority 
Lane County Clerk 
Oregon Department of Environmental Quality (DEQ) 
Verizon  
Comcast Serviceability 
Pacific Power 
NW Natural 
Union Pacific Railway 

Applicant/Owner: Celtic Homes, LLC 
Property Location: Northeast corner of Elm Street and East 8th Avenue 

Assessors Map & Lot: 15-04-32-31-02200 
Property Area: .28 Acres 
Zoning District: R2 (Duplex Residential) 

This is a request for a Conditional Use Permit. The proposed 4-plex will be located at the 

intersection of Elm Street and East 8th Avenue. The subject site is currently vacant and zoned 

Duplex Residential. The proposed 4-plex includes a two 2-story units and two 1-story units. 

This notice is being sent to you for your review, comment, and conditioning.  In order for your 

comments to be included as a part of the staff report, please have your comments in our office by 

5:00 p.m. on Monday, July 11, 2022 at PO Box 250, Junction City Oregon, 97448; fax to 

541.998.3140; or e-mail to tandrews@ci.junction-city.or.us  

We are not affected by the proposal. 
We have reviewed the proposal and have no comments. 
Our comments are attached. 
Our comments are: 
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Tere Andrews

From: Gary Kaping
Sent: Monday, June 20, 2022 4:56 PM
To: Tere Andrews
Cc:

Subject: Re: CUP-22-15, Elm Street Townhomes referral
Attachments: CUP-22-15 Elm St Townhomes Referral.pdf; CUP-22-15 Celtic  app w-att.pdf

If the property is going to take access from the ally way then they will be required to engineer and pave the ally way 

Gary L. Kaping 
Public Works Director 
Junction City  
541-998-3125

On Jun 20, 2022, at 4:29 PM, Tere Andrews <tandrews@ci.junction-city.or.us> wrote: 

Good Afternoon,

Attached for your review and possible comment is a request for a Conditional Use Permit for a proposed 4-plex to be located on the 
northeast corner of Elm Street and East 8th Avenue in Junction City. The subject site is currently vacant and zoned Duplex Residential.  
Please submit comments by 5pm on Monday, July 11, 2022. Thank you for your time.  

Tere Andrews 
Admin Aide/Planning Technician 
City of Junction City 
680 Greenwood St/PO Box 250 
Junction City OR 97448 
541-998-2153
541-393-7089 (cell)

Disclosures: Correspondence to and from this e-mail address may be subject to disclosure under Oregon Public Records Law.
If you have received this e-mail in error, please contact the sender.  Use of the contents by anyone other than the original addressee is prohibited.
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Tere Andrews

From: Bob Trout
Sent: Tuesday, June 21, 2022 2:12 PM
To: Tere Andrews
Subject: RE: CUP-22-15, Elm Street Townhomes referral

Hi Tere,  

No comments from fire. 

Thank you,  

-Bob

From: Tere Andrews <tandrews@ci.junction-city.or.us> 
Sent: Monday, June 20, 2022 4:29 PM 
To:  bob trout
Subject: CUP-22-15, Elm Street Townhomes referral 

Good Afternoon, 

Attached for your review and possible comment is a request for a Conditional Use Permit for a proposed 4-plex to be located on the northeast corner of 
Elm Street and East 8th Avenue in Junction City. The subject site is currently vacant and zoned Duplex Residential.  Please submit comments by 5pm on 
Monday, July 11, 2022. Thank you for your time.  

Tere Andrews 
Admin Aide/Planning Technician 
City of Junction City 
680 Greenwood St/PO Box 250 
Junction City OR 97448 
541-998-2153
541-393-7089 (cell)

Disclosures: Correspondence to and from this e-mail address may be subject to disclosure under Oregon Public Records Law.
If you have received this e-mail in error, please contact the sender.  Use of the contents by anyone other than the original addressee is prohibited.
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Tere Andrews

From: Norbury, Gabriel 
Sent: Friday, June 24, 2022 1:41 PM
To: Tere Andrews

Subject: RE: CUP-22-15, Elm Street Townhomes referral
Attachments: CUP-22-15 Celtic  app w-att.pdf; CUP-22-15 Elm St Townhomes Referral.pdf

I see no conflicts at this time. 

Thank You 
Gabe Norbury 
Comcast Construction Specialist 
541-731-1498

From: Tere Andrews <tandrews@ci.junction-city.or.us>  
Sent: Monday, June 20, 2022 4:29 PM 
To:  Norbury, Gabriel 
Subject: [EXTERNAL] CUP-22-15, Elm Street Townhomes referral 

Good Afternoon, 

Attached for your review and possible comment is a request for a Conditional Use Permit for a proposed 4-plex to be located on the northeast corner of 
Elm Street and East 8th Avenue in Junction City. The subject site is currently vacant and zoned Duplex Residential.  Please submit comments by 5pm on 
Monday, July 11, 2022. Thank you for your time.  

Tere Andrews 
Admin Aide/Planning Technician 
City of Junction City 
680 Greenwood St/PO Box 250 
Junction City OR 97448 
541-998-2153
541-393-7089 (cell)

Disclosures: Correspondence to and from this e-mail address may be subject to disclosure under Oregon Public Records Law.
If you have received this e-mail in error, please contact the sender.  Use of the contents by anyone other than the original addressee is prohibited
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Tere Andrews

From: Russell Young
Sent: Tuesday, June 21, 2022 7:27 AM
To: Gary Kaping; Tere Andrews
Cc:

Subject: RE: CUP-22-15, Elm Street Townhomes referral

No comment from building 

Good Afternoon,

Attached for your review and possible comment is a request for a Conditional Use Permit for a proposed 4-plex to be located on the northeast corner of Elm 
Street and East 8th Avenue in Junction City. The subject site is currently vacant and zoned Duplex Residential.  Please submit comments by 5pm on Monday, 
July 11, 2022. Thank you for your time.  

Tere Andrews 
Admin Aide/Planning Technician 
City of Junction City 
680 Greenwood St/PO Box 250 
Junction City OR 97448 
541-998-2153
541-393-7089 (cell)

Disclosures: Correspondence to and from this e-mail address may be subject to disclosure under Oregon Public Records Law.
If you have received this e-mail in error, please contact the sender.  Use of the contents by anyone other than the original addressee is prohibited.
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CITY OF JUNCTION CITY PLANNING COMMISSION 
Notice of Public Hearing and Opportunity to Comment 

The Junction City Planning Commission will hold a public hearing on Wednesday, July 20, 2022, 

at 6:30 pm, at City Hall, 680 Greenwood Street to take testimony on the following land use 

application. The public may attend: 

• in-person (enter through the back door)

• virtually: https://us06web.zoom.us/j/84060044330

• by phone: Dial: (253) 215-8782 or 877-853-5257; Meeting ID: 840 6004 4330

File#/Name CUP-22-15, Elm Street Townhomes 

Nature Of Application Conditional Use Permit for a proposed 4-plex 

Applicable Criteria Junction City Municipal Code 17.15 and 17.130 

Applicant/ Owner Celtic Homes, LLC 

Location NE corner of Elm St and E 8th Ave. 

Assessors Map & Tax 
Lot

15-04-32-31-02200 

Land Area .28 acres 

Zoning Duplex Residential (R2) 

Proposal 4-plex with two 2-story units in the center & two 1-story units on the ends. 

Staff Contact: Tere Andrews Planning Technician, jcplanning@ci.junction-city.or.us or 541.998.3125 

Citizens may present testimony for or against the proposal by submitting written comments or by testifying 

at a public hearing on Wednesday, July 20, 2022. Written comments may be included in the staff report, if 

received by 5:00 p.m. on Monday, July 11, 2022.  Written comments may be submitted: 

• City Hall, 680 Greenwood St., Monday – Friday,  8:00am to 5:00pm;

• Mail to Planning, City of Junction City, PO Box 250, Junction City OR, 97448;

• Email to jcplanning@ci.junction-city.or.us

Your comments are important and will greatly improve the decision making process, please note that 

you will not receive an individual response to information submitted. By law, comments received that 

are not related to the approval criteria may not be considered. 

The Planning Commission will review the request for compliance with applicable criteria based upon 

information in the application, the staff report and comments received and make a decision. Approval must 

include affirmative findings that are consistent with the Zoning Code and provisions of the Comprehensive Plan. 

The staff report will be available for review seven days prior to the public hearing on the City’s website, go 

to: Planning Commission - Junction City (junctioncityoregon.gov). Copies of the applicable municipal 

code, the staff report, and related documents can be reviewed City Hall or purchased for the cost of 

copying.  The Junction City Municipal Code is available on the city’s website: 

www.junctioncityoregon.gov. The public hearing will follow the city’s land use hearing rules of procedure. 

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 the statements and evidence submitted, including an appeal to 

the Oregon Land Use Board of Appeals based on that issue.  The failure of the applicant to raise 

constitutional or other issues relating to proposed conditions of approval with sufficient specificity to 

allow the decision maker to respond to the issue precludes an action for damages in circuit court.  

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. 
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