
 

 

 
CITY OF CORNELIUS 

COMMUNITY DEVELOPMENT  
PLANNING COMMISSON ADOPTED STAFF REPORT 

 
LAUREL GARDEN ZONING MAP AMENDMENT 

Land Use File No. ZC-01-24 
  

Planning Commission Hearing: January 28, 2025, Hearing opened and 
immediately continued to February 11, 2025 

Staff Report Date: January 31, 2025 
 
Request:  A Type III Zoning Map Amendment (ZC-01-24) application for a zoning 

map amendment from County FD-20 to City of Cornelius Low Density 
Residential (R-7) zone and Multi-Unit Residential (A-2) zone. 

 
Applicant’s   
Representative:  Melissa Slotemaker, AICP, AKS Engineering  
Applicant:    The Holt Group, INC.  
Property Owner:  Hering Family Joint Trust  
Location:   NW Corner of SW345th Avenue and SW Cook Street  
Map:    T01 S, R03 W, Map 02C, Tax Lot #400 
 
Applicable Review Criteria: Cornelius Municipal Code (CMC) 18.10 & 18.15 (Application & 
Review Procedures), CMC 18.20 Low-Density Residential Zone (R-7), CMC 18.35 Multi-Unit 
Residential (A-2), CMC 18.125 (Amendment to the Zoning Ordinance), Statewide Planning Goals. 
 
Process: The Zoning Map Amendment proposal (ZC-01-24) was initiated by the applicant on 
behalf of the property owner. The applicant has filed an application with the Community 
Development Department on forms prescribed by the Community Development Director or 
designee. Before taking final action on the proposed amendments, the Planning Commission 
(Commission) shall hold a public hearing. The Commission shall recommend to the City Council 
(Council) approval, disapproval, or modification of the proposed amendments. A public hearing 
has been scheduled before the City Council on this matter on March 3, 2025. The Council shall 
consider the matter via adoption of an Ordinance. 
 
APPEAL RIGHTS  
 
The Planning Commission will make a recommendation to the City Council concerning the request 
and the Council will make a decision. Any appeal of a decision by Council shall be made to the 
State Land Use Board of Appeals (LUBA) per ORS 197.830. For an issue to be considered for 
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appeal to LUBA, it must be raised before the close of the record of the public hearing. Such issues 
must be raised with sufficient specificity so as to afford the hearing body and the parties an 
adequate opportunity to respond to each issue. If there is no continuance granted at the hearing, 
any participant in the hearing may request that the record remain open for at least seven days after 
the hearing. 
 
BASIC FACTS AND BACKGROUND INFORMATION 
 
1. The site is located west of SW 345th Avenue and north of SW Cook Street and immediately 

south of Laurel Woods Subdivision Phases 8 and 9 in the City of Cornelius.  
 
2. The subject property (Site) consists of a single tax lot approximately 7.60 acres. 

 
3. The subject property is currently zoned by Washington County as FD-20 (Future Development 

20 Acres).  
 

4. The Site is located within the UGB is designated as a mix of Low Density Residential and 
Medium Density Residential approved by the City Council via Ordinance #2015-06.  
 

5. The Site is vacant.  
 

6. The applicant and property owner are requesting a Type III Zoning Map Amendment (ZC-01-
24) for a property recently annexed into the Cornelius City Limits from County FD-20 to City 
of Cornelius Single Unit Residential (R-7) zone and City of Cornelius Multi-Unit (A-2) (see 
Applicant’s Submittal, Exhibit B, within Staff Report Attachment 1).  

 
7. On September 3, 2024 the applicant held the required neighborhood meeting. There were 6 

attendees present that were not associated with the project (see Applicant’s Submittal, Exhibit 
H, within Staff Report Attachment 1). 

 
8. The Expedited Annexation had been approved by the City Council and became effective on 

November 8, 2024, (see Staff Report Attachment 4).   
 

9. On December 20, 2024, staff provided the Oregon Department of Land and Conservation 
(DLCD) with a required notice of the proposal and the date of the first evidentiary hearing, 
January 28, 2025 (see Staff Report Attachment 2).  

10. On January 2, 2025, Public Notice of the proposal was published in the local newspaper (Forest 
Grove News Times) regarding the application and upcoming public hearing at Planning 
Commission on January 28, 2025, and City Council on March, 3 2025, (see Staff Report 
Attachment 2). 

11. On December 26, 2025, Public Notice was mailed to property owners within 250 feet of the 
Site regarding the application and scheduled public hearings (see Staff Report Attachment 2).  
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12. On December 26, 2025, Notice of the proposed zone change was provided to affected agencies 
(see Staff Report Attachment 2).  

13. As of this date, the city has received no public comments regarding the proposal.  

14. As of this date, the City Engineer has submitted comments regarding the proposal, which are 
found in Staff Report Attachment 3. 
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FINDINGS OF FACT 
18.10 Application Procedure  
  
18.10.030 Neighborhood review meeting.    
(A) Prior to submittal of a Type III request which requires review by the planning commission, and for 
the application to be complete, the applicant shall provide an opportunity to meet with neighboring 
property owners, residents and businesses by conducting a neighborhood review meeting.    
(B) The purpose of the neighborhood review meeting is to allow the neighbors and residents to become 
familiar with the proposal and to identify any issues which may be associated with an application.  The 
intention of the meeting is for submittal of an application that is more responsive to neighborhood 
concerns, reducing the likelihood for delays and appeals of the application.    
(C)The applicant shall send by regular mail a written notice announcing the neighborhood review 
meeting to the community development director and property owners within 250 feet of the subject 
property.  The notice shall include the date, time and location of the meeting and a brief description of 
the nature and location of the proposal.  The neighborhood review meeting must be held at an 
accessible location within the Cornelius city limits. The notice shall be deposited in the mail in the city, 
not less than 20 days prior to the required neighborhood review meeting.  
(D) At the neighborhood review meeting, the applicant shall present the proposed application to the 
neighbors in attendance.  
(E) The applicant shall not be required to hold more than one neighborhood review meeting provided 
such meeting is held within 189 days prior to submitting a land use or design review application for 
one specific site.  
  
Findings: The Applicant’s Exhibit H, within Staff Report Attachment 1, reports on the Neighborhood 
Review Meeting.  
  
18.10.040. Application documents.  
 
Findings: The applicant submitted all required documents through multiple submittals.  They are found 
within Staff Report Attachment 1.  
  
18.10.050. Complete submittal required.  
 
Findings: The application was deemed complete on December 19, 2024.    
  
18.10.060. Application Fees.  
 
Findings: The applicant paid all fees on November 25, 2024.    
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ZONING MAP AMENDMENT REVIEW CRITERIA  
  
Section 18.125.10(C), Approval Criteria: 
 

1. The proposal conforms with the City's Comprehensive Plan. 
 
Findings: The applicant is requesting an amendment of the Zoning Map from County Future 
Development (FD-20) to City Low Density Residential (R-7) and Multi-Unit Residential (A-2).  
The proposed zoning designations conform with the Low-Density Residential and Medium 
Density Residential Comprehensive Plan designations as approved through Ordinance 2015-06. 
Staff concludes this criterion is met. 
 

2. The permitted uses of the proposed new zone will not materially and/or adversely 
affect the character of the neighborhood. 

 
Findings: The tax lot is bounded to the north by the Laurel Woods subdivision, to the east by SW 
345th Avenue and agricultural uses, to the south by agricultural uses and to the west by City-owned 
property (Vegetated Corridor and Water Quality and Quantity Facility from the Laurel Woods 
subdivision) and the Tualatin River.  The proposed zoning conforms to the zoning established with 
Ordinance #2015-06 for the Laurel Woods Subdivision and this Site.  Consequently, development 
on this property will be similar to that of the Laurel Woods Subdivision.  
 
In the future any proposed development of the subject property shall be required to conform to the 
Low Density Residential (R-7) and Multi-Unit Residential (A-2) zoning districts. With 
conformance to the R-7 and A-2 standards the newly annexed area will be of the same character 
of the abutting Laurel Woods subdivision.  The new zone will not materially and/or adversely 
affect these developed lots.  Staff concludes this criterion is met. 
 

3. The proposal will place all property similarly situated in the area in the same zoning 
category or in appropriate complementary categories, without creating a “spot zone”. 

  
Findings: The subject property directly abuts City of Cornelius Low Density Residential (R-7) 
and Multi-Unit Residential (A-2) zoning districts to the north and west. The proposed zoning 
continues the existing zoning on the subdivision to the north.  Thus, the proposal does not create 
any ‘spot zone’ or ‘island’ zoning and implements the Comprehensive Plan land use designation 
applied through Ordinance No. 2015-06.    Staff concludes this criterion is met.  
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Conclusions: Based upon the findings above, staff finds that the City of Cornelius criteria for 
amending the zoning map is met.  
 
CONFORMANCE WITH THE STATEWIDE PLANNING GOALS:  
  
Goal 1 Citizen Involvement: To develop a citizen involvement program that insures the 
opportunity for citizens to be involved in all phases of the planning process. 
 
Findings: The City adopted and acknowledged Comprehensive Plan identifies interested parties 
in addition to the required public notice requirements within State Law.  The City’s Municipal 
Code Title 18 provides the zoning regulations for all development within the Cornelius corporate 
limits.  This Title also provides the application processes and procedures to follow for three types 
of applications: Type I – ministerial, Type II – administrative, and Type III – Planning 
Commission hearings.  Mailed and published public notice is provided for all Type II and Type 
III applications.  Additionally, all Type III applications must include information on the 
Applicant held Neighborhood Review Meeting in order to be deemed complete.  The city 
provides the opportunity for residents to be involved in its planning processes. 
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Goal 2 Land Use Planning:  
Part I—Planning: To establish a land use planning process and policy framework as a basis 
for all decisions and actions related to use of land and to assure an adequate factual basis for 
such decisions and actions.   
 
Findings: The City has an adopted and acknowledged Comprehensive Plan and implementing 
measures (CMC Title 18, Zoning). 
 
Part II—Exceptions:  
 
Findings: No exceptions are proposed for this zoning map amendment. 
 
Goals 3 and 4 Agricultural Lands and Forest Lands, respectively.    
 
Findings: The proposed zone change is wholly within the Portland Metropolitan Urban Growth 
Boundary (UGB) for the City of Cornelius.  The property is not zoned in Washington County 
with a Farm or Forest designation – it is zoned Future Development (FD-20). Thus, these two 
goals are inapplicable to the proposed zone change. 
 
Goal 5 Natural Resources, Scenic and Historic Area, and Open Space: To protect natural 
resources and conserve scenic and historic areas and open spaces.    
 
Findings: Ordinance No. 2015-06 adopted comprehensive plan designations for this area.  The 
floodplain for the Tualatin River is designated as a Significant Natural Resource Overlay zone.  
The property subject to the zone change abuts but does not include the Significant Natural 
Resource Overlay zone.  The adopted and acknowledged Comprehensive Plan and implementing 
measures (CMC Title 18, Zoning) addresses protection and conservation of resources noted 
above in the development process.  
 
Goal 6 Air, Water, and Land Resources Quality: To maintain and improve the quality of the 
air, water and land resources of the state.    
 
Findings: The City has an adopted and acknowledged Comprehensive Plan and implementing 
measures (CMC Title 18, Zoning).  Additionally, the city implements Clean Water Services 
design and construction standards requiring water quality and quantity retention and vegetated 
corridors.   
 
Goal 7 Areas subject to natural hazards: To protect people and property from natural hazards.    
 
Findings: Ordinance No. 2015-06 adopted comprehensive plan designations for this area.  The 
FEMA 100-year floodplain for the Tualatin River is designated as a Significant Natural Resource 
Overlay zone.  The property subject to the zone change abuts but does not include the Significant 
Natural Resource Overlay zone.  The adopted and acknowledged Comprehensive Plan and 
implementing measures (CMC Title 18, Zoning) addresses floodplain regulations in the 
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development process. As noted earlier in this report, the 100 year floodplain abuts the project 
and no part of the project, including the proposed work on the two city properties, is at or below 
the base flood elevation for the 100-year flood.   
 
Goal 8 Recreational needs: To satisfy the recreational needs of the citizens of the state and 
visitors and, where appropriate, to provide for the siting of necessary recreational facilities 
including destination resorts. 
 
Findings: The city has an adopted Parks Master Plan to provide parks and trails in the city. As 
part of Ordinance No. 2015-16, consideration for future parks and recreational needs of the City 
was addressed.    
 
Goal 9 Economic Development: To provide adequate opportunities throughout the state for a 
variety of economic activities vital to the health, welfare, and prosperity of Oregon’s citizens.  
 
Findings: The city adopted an Economic Opportunities Analysis and Economic Development 
Strategy in 2023 to stimulate and provide opportunities for economic activity in the city.   
 
Goal 10 Housing: To provide for the housing needs of the citizens of the state.  
 
Findings: The city adopted a Housing Needs Analysis in 2021.  The Housing Needs Analysis 
(HNA) found that the existing supply of housing units outnumber the number of households by 
180 units, indicating an average vacancy rate of 5%.  Also, there is support for more ownership 
housing at both the lower and higher price ranges.  The study found that most of the housing in 
Cornelius is clustered at the low-middle to middle property values, while the household incomes 
and ability to pay indicated that some households could afford housing at higher prices. 
 
Additionally, market rates for most rental units in 2020 were $700 to $1,600 per month.  The 
greatest unmet need was for the lowest end of the income scale where many renters paid more 
than 30% of their income in housing costs.  There was also some indication that some renter 
households could support more units at higher rent levels.   The HNA had four conclusions 
regarding housing need:  

1. The results show a need for 1,854 new housing units by 2040. 
2. Of the units needed, roughly 51% are projected to be ownership units, while 49% are 

projected to be rental units.  This represents more renters than the estimated tenure split, 
but it is projected that more rental units will be needed to address future needs for a 
greater proportion of rental units, given demographic and housing market trends, 
including age and income characteristics of future residents. 

3. There is some new need for ownership housing at the low-end of the pricing spectrum.  
But income trends suggest that the greatest demand will remain in the middle and upper-
middle price ranges ($200K to $400K).  This is because some of the city’s current 
housing is found at lower value levels due to age and condition.  Therefore, there may be 
support for some units at higher price points.  The $250,000 to $350,000 price point (in 
2020 dollars) is projected to remain the greatest share of demand. 
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4. The greatest need for rental units is found at the lowest and some higher price points.  
Market rents are currently clustered in the $700 to $1,600 range in current dollars (2020).  
Therefore, most units are to be found in this range.  There is insufficient rental housing 
for the lowest income households making $25,000 or less, and there may also be some 
support for higher rent units, which may be in new apartment complexes, townhomes or 
detached single-family homes for rent.   

 
The proposed rezone provides both low density (single unit housing) and medium density (multi-
unit housing) opportunities.   
 
Goal 11 Public Facilities and Services: To plan and develop a timely, orderly and efficient 
arrangement of public facilities and services to serve as a framework for urban and rural 
development.  
 
Findings: The city adopted several public facility master plans: Water Master Plan, Sanitary 
Sewer Master Plan, Storm Sewer Master Plan.  The city implements those plans through 
applying the Comprehensive Plan, Municipal Code Title 18 Zoning and the Public Works 
Standards.   
 
Goal 12 Transportation: To provide and encourage a safe, convenient and economic 
transportation system.  
 
Transportation Planning Rule (OAR 660-012-0060) 
 

(1) An amendment that would significantly affect an existing or planned transportation 
facility must include measures to mitigate the performance of the facility with one of 
five options. The second half of the statement, however; notes UNLESS the 
amendment is allowed under section (3), (9) or (10)…. 

(9) applies if all the of the following are met: 
(a)The zoning is consistent with the existing Comprehensive Plan Map designation and 
the proposal does not change the comprehensive plan map. 
(b)the local government has an acknowledged TSP and the proposed zoning is 
consistent with the TSP. 
(c) The area was not exempted or an exception was not applied. 

 
The proposed zoning of A-2 and R-7 is consistent with the Comprehensive Plan Map designation 
of Medium Density Residential and Low Density Residential.  The Transportation System Plan 
(TSP) has been acknowledged and the zoning is consistent with the acknowledged TSP. No 
exemption or exception was applied to the property.  Thus, the criteria of OA660-012-0060(9) 
have been met and no mitigation measures are necessary.   

 
Findings: The city maintains its adopted Transportation System Plan and implements it through 
land development and a Capital Improvement Plan.  Participation in County and regional 
planning for transportation also occurs.  A Traffic Analysis Memorandum was prepared to 
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determine the impact of the anticipated development of the Site on existing systems.  It is within 
Applicant’s Exhibit F, within staff report Attachment 1.  Additionally, as noted in the TPR 
analysis, the proposal complies with OAR 660-012-0060 (9) and no mitigation measures are 
required under the Transportation Planning Rule. 
 
Goal 13 Energy Conservation: To conserve energy.  
 
Findings: The City’s adopted land use regulations implement sound planning based on state and 
regional density requirements.   
 
Goal 14 Urbanization: To provide for an orderly and efficient transition from rural to urban 
land use, to accommodate urban population and urban employment inside urban growth 
boundaries, to ensure efficient use of land, and to provide for livable communities.  
 
Findings: This land was added as an Urban Reserve to the Portland Metropolitan Urban Growth 
Boundary in 2014.  In 2015, the city adopted Comprehensive Planning for the area.  The Site 
annexed to the City in 2024 (see Attachment 4, DOR Annexation Approval).   This proposal is to 
apply the corresponding City zoning to the Comprehensive Plan applied through Ordinance No. 
2015-06.   
 
Goals 15 through 19 address the Willamette River Greenway, Estuarine Resources, Coastal 
Shorelands, Beaches and Dunes, and Ocean Resources.   
 
Findings: None of these types of resources are found in or near Cornelius, thus these Statewide 
Planning Goals are inapplicable to the proposed zone change.  
 
RECOMMENDATION 
The request is for approval of a zone change on approximately 7.60 acres of recently annexed land 
from County FD-20 to City of Cornelius Low Density Residential (R-7) and Multi-Unit 
Residential (A-2) zoning districts.  
 

• The proposal is consistent with the City’s Comprehensive Plan and the Cornelius 
Municipal Code. 

• The permitted uses within the two zones will be compatible with the Laurel Woods 
subdivision to the north.   

• As shown on the Ordinance No. 2015-06 Exhibit on Page 5, the zoning is split as it is in 
the entirety of the land brought into the UGB in 2014, thus it is not spot zoning. 

• The proposal is compliant with the applicable Statewide Planning Goals. 
 
Based upon the facts, findings and conclusions in this Staff Report, the Community Development 
Director recommends that the Planning Commission recommend approval of ZC-01-24 to the 
Cornelius City Council, subject to the following conditions: 
 
1. The request shall be reviewed for approval by the City Council. 
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2. The subject area shall be zoned as Low Density Residential (R-7) and Multi-Unit 

Residential (A-2), as shown on Attachment 5.  
 

 
DATE OF PLANNING COMMISSION HEARING ADOPTING THE STAFF REPORT: 
February 11, 2025 
 

 
 

 
____________________________________________  
Barbara Fryer, AICP, Community Development Director  
 

Attachments:  1 Applicant’s submittal  
2 Notices: DLCD PAPA NOTICE, Newspaper Notice affidavit, and Mailed 

Notice affidavit of mailing 
3 Internal Comments 
4 DOR Annexation approval 
5 Existing and Proposed Zoning 
6 Fair Housing Council of Oregon Letter 

 















































































































































































































































































































































































































































Attachment 6: Fair Housing Council of 
Oregon Comment Letter



  

 1221 SW Yamhill Street, Portland, Oregon 97205 

February 13, 2025 

 

City of Central Cornelius Planning Commission 

1355 N Barlow Street  

Cornelius, OR 97113 

 

RE: Zone change from Washington County FD-20 to City of Cornelius R-7 (low density 
residential) and A-2 (multi-unit residential) (ZC-01-24) 

Dear Commission Members:  

This letter is submitted jointly by Housing Land Advocates (HLA) and the Fair Housing 
Council of Oregon (FHCO). Both HLA and FHCO are non-profit organizations that advocate 
for land use policies and practices that ensure an adequate and appropriate supply of 
affordable housing for all Oregonians.  

Both HLA and FHCO commend the City for their work on ZC-01-24. Planning staff created 
an insightful and detailed staff report which clearly showed how the proposed zone change 
will meet the City’s acknowledged housing need. This will be used as a good example for 
other jurisdictions. 

Thank you for your consideration of our comments. 

Sincerely, 

 

John Miller 

 

John Miller 

Executive Director 

Fair Housing Council of Oregon 

Cc: Ethan Stuckmayer, DLCD 
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