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AltaBird Investments 

1411 N Cedar Street  ·  Tacoma, WA  98406  ·  Tel 206-605-4898 

 

 

 

 

 

 

September 21, 2022 

 

City of Cornelius 

Tim Franz and Barbara Fryer 

1300 S. Kodiak Circle 

Cornelius, OR 97113 

 

 

Dear Tim and Barbara,  

 

RCI Properties (Hillsboro) LLC, Property approves of the development known as Meadowlark Industrial 

Center moving forward in the entitlement and approval process in the City of Cornelius. We understand 

that the lot line adjustment of parcels 1N333CA00100 and 1N333DB00700 is in process and will be 

completed shortly. 

 

 

Property Line Adjustment (in process): City File #LLA-01-21 

 

Meadowlark Industrial Center land use applications; City File #LP-02-22, DR-118-22 & CUP/PUD-

03-22.   

 

 

Best regards,  

 

 

 

 

 

Robert Toledo 

Construction and Properties Manager 

RCI Properties (Hillsboro) LLC, Property 
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AltaBird Investments 

1411 N Cedar Street  ·  Tacoma, WA  98406  ·  Tel 206-605-4898 

 
 

September 12, 2022 

 

City of Cornelius 

Tim Franz and Barbara Fryer 

1300 S. Kodiak Circle 

Cornelius, OR 97113 

 

 

Dear Tim and Barbara,  

 

I recognize that submitting our land use application without the Clean Water Services provider letter is 

at AltaBird Investments own risk and we request that the City of Cornelius moves forward with our 

application with the documents that have been submitted. If any project changes are needed, due to any 

conditions necessary to comply with Clean Water Services, I acknowledge that a new application may 

be required.  

 

 

Best regards,  

 

 

Brendan Mason 

CEO / Principal 

AltaBird Investments 

1411 N Cedar Street 

Tacoma, WA 98406 
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Memo 

Subject: Engineering Comments for Pre-Application Conference for Site on NE 
Corner of Holladay and N. 4th Avenue 

Date: October 17, 2022 

By: Terry, Keyes, P.E., City Engineer 

These comments are based on the existing site conditions and the preliminary site plan 
dated 8-10-22.  The comments are designed to help in creating final engineering plans 
for review.  The comments should not be interpreted as the final engineering comments 
on the development. 

Improvements in the public right-of-way must be designed in accordance with the City!s
Public Works Standards.  These are available on the web at: 

https://www.ci.cornelius.or.us/engineering/page/public-works-standards 

As-builts in PDF form for the public improvements adjacent to the site are available by 
contacting the City Engineer (terry.keyes@corneliusor.gov). 

General 
The applicant is proposing development on two vacate tax lots (1N333CA00400 and 
1N333CA0010) on the northeast corner of Holladay Street and N. 4th Avenue.    

All plans for public improvements, water quality facilities, and erosion control must 
be designed by a registered professional engineer.  Bonding for public 
improvements, water quality and quantity facilities, and erosion control is required 
to ensure the improvements are completed in a satisfactory manner. 

Streets 
Holladay Street 

Holladay is an industrial collector street.  It is currently improved with curb and 
gutter, drainage, 38-feet of concrete street pavement, and street lights (south side 
of street).   The applicant is required to install a 6-foot concrete sidewalk and 
street trees along the Holladay frontage.  Since Holladay Street is wide enough to 
accommodate on-street parking, the sidewalk should be placed curb-tight.  The 
curb does not count as part of the 6-foot sidewalk width.  Street trees will be 
placed on the north side of the new sidewalk.  The current right-of-way (ROW) is 
60-feet.  No additional right-of-way is required.  The applicant shall dedicate an
8-foot-wide public utility easement (PUE) adjacent to the ROW.

N. 4th Avenue
N. 4th Avenue is an industrial collector street.  It is currently improved with curb
and gutter, drainage, 38-feet of concrete street pavement, and street lights (west
side of street).   The applicant is required to install a 6-foot concrete sidewalk and
street trees along the 4th Avenue frontage.  Since N. 4th Avenue is wide enough
to accommodate on-street parking, the sidewalk should be placed curb-tight.
The curb does not count as part of the 6-foot sidewalk width.  Street trees will be
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placed on the east side of the new sidewalk.  The current right-of-way (ROW) is 
60-feet. No additional right-of-way is required.  The applicant shall dedicate an 
8-foot wide public utility easement (PUE) adjacent to the ROW. 

 
Street Trees 

Street trees shall meet the diversity requirements in the City!s Public Works 
Standards.  Street trees shall be selected from the City of Portland!s Approved 
Street Tree Planting List for 8.5-foot and Planting Spaces without high voltage power 
lines.  Broadleaf street trees shall be a minimum caliper size of 2”.  Confers shall 
be a minimum height of 5-feet at time of planting.  
 

ADA Ramsp 
ADA ramps meeting ODOT standards are required at 4th and Holladay.  Two 
ramps are required, one facing south and one facing west. 
 

TDT Credits 
TDT credits are only available for the cost of street improvements that exceed 
local street standards.  The only improvement that falls into this category is 1 
additional foot of sidewalk on Holladay and N. 4th Avenue.  
 

Driveways 
Driveway requirements are specified in the City!s Public Works Standards.  
Driveway widths are generally restricted to 30-feet wide (5.08(a)(7)).  However, 
the City Engineer may allow wider driveways if the applicant can demonstrate 
they are needed for truck turning movements.   
 
Driveways shall be designed in accordance with City Standard Drawings S-21 
(Commercial Driveway with Curb-Tight Sidewalk).  Driveway spacing 
requirements are provided in the Public Works Standards (5.03(c)).  Generally, 
the standards require all driveways to be separated a minimum of 100-feet from 
intersections and other driveways.  The applicant!s plan appears to meet these 
standards. 
 

Traffic Impact Study 
No traffic impact study is required for this proposal. 

 
 
Water 

12-inch C900 public water mains exist along Holladay and N. 4th Avenue.  No 
public water main extensions are required for this project.  
 
A number of fire hydrants are located on the south side of Holladay and west side of 
N. 4th Avenue.  The Fire Department will determine if additional hydrants are 
required for the project.  
 
The map below shows the approximate location of the public water facilities 
adjacent to the site. 
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Sanitary Sewer 

An 8-inch public sanitary sewer line currently fronts the property on Holladay and 
N. 4th.  No public sanitary sewer extension is required for this project.  The existing 
sanitary sewer has capacity for the site unless a high-volume water user occupies the 
site. 
 
Depending on the activities engaged in by the site user, the applicant may be 
required to gain a permit from the source control group at Clean Water Services. 
 
The map below shows the approximate location of the public sanitary sewers 
adjacent to the site.   
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Stormwater 

Public storm sewers are located along Holladay Street and N. 4th Avenue.  No 
public sanitary sewer extension is required for this project.  The map below shows 
the approximate location of the public storm sewers adjacent to the site.   
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Projects in urban Washington County are required to provide detention and 
treatment of stormwater runoff, as well as implementing some type of Low Impact 
Development Approach (LIDA). 
 
Detention 

To determine the stormwater quantity control required for the project, Clean 
Water Services (CWS) uses three criteria.  These criteria and this project’s rating 
in each one is shown below. 
 
" Risk = Low 
" Development Class = Developed Area 
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" Size = Large  
 
This combination puts the project into CWS’s Category 2 for determining 
detention or hydromodification requirements.  Category 2 projects require peak-
flow matching detention.  While infiltration of stormwater is an option to meet 
Category 2 requirements, the predominately clay soils in this area make 
infiltrating significant volumes of runoff nearly impossible. 
 
Meeting these detention requirements is typically accomplished using an open 
pond or underground detention pipes on the site.  If an open pond is used, it is 
likely to require a considerable area.  

 
Treatment  

Stormwater treatment is required for this site.  Stormwater treatment shall meet 
the requirements of CWS.  
 
For industrial sites like this, treatment is typically accomplished using a 
biofiltration swale, possibly incorporated into a detention pond, or through the 
use of stormwater filters. 

 
LIDA 

Stormwater management also needs to incorporate a low impact development 
approach (LIDA).  LIDAs include open air treatment or detention facilities such 
as detention ponds or biofiltration swales.  LIDA also includes green roofs and 
porous pavement. 

 
A conveyance analysis of the downstream system is not required of the applicant.  
The downstream pipe is fairly new and was sized for build-out.  Also, the detention 
requirements for the site will prevent large stormwater flows from exiting the site 
and overwhelming the downstream system. 
 
Finally, the applicant is required to sign an agreement with the City committing the 
applicant to maintaining the private stormwater facilities long-term.   
 

 
Sensitive Area (Wetlands) and Vegetated Corridors 

The site contains a large sensitive area, i.e., wetland, as shown in the Service 
Provider Letter (22-001627) from Clean Water Services.  The applicant proposes to 
eliminate is wetland and mitigate off-site.   
 
The applicant needs the reach written agreement with Clean Water Services on this 
mitigation prior to engineering plan approval and any construction on-site.   

 
 
Erosion Control 

An erosion control plan and permit are required for this development.  Since 
development exceeds 5 acres, erosion control plans meeting the requirements for a 
DEQ 1200-C are required.   1200-C plans require a DEQ-mandated public review. A 
template and requirements for the 1200-C plans can be found on the website for 
Clean Water Services, under the Erosion Control tab: 
 

http://cleanwaterservices.org/permits-development/resource-directory/ 
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Plan Review 

Improvements within the ROW, stormwater treatment/detention facilities, and 
erosion control require engineering plans signed by a PE.  To accelerate plan 
review, the City Engineer prefers to meet with the engineering designer at the 
beginning of the design process.  This allows the city and private engineer to 
better understand the requirements facing the project and the best way to 
address all the issues.   
 
During the design process, the City Engineer is always available to answer 
questions and review preliminary designs.  This approach typically results in 
plans that only require minor revisions before they are approved. 
 
City review times for initial submittals is typically less than two weeks.  
However, before plans can be approved, the City is required to submit the plans 
to Clean Water Services (CWS) for a secondary review.    The CWS review can 
take from 2-6 weeks depending on their workload.  The fact that these plans will 
also go to the Oregon Department of Environmental Quality (DEQ) for 1200-C 
review will likely prolong the 2 to 6-week review time.   During the design and 
review process, all questions related to stormwater shall be directed to the City 
Engineer, not CWS. 



This page intentionally left blank.   
 



Exhibit “G” Public Notice 



 
 
 
 
 
 
NOTICE IS HEREBY GIVEN that a Public Hearing will be held before the City of Cornelius 
Planning Commission on Tuesday, October 25, 2022 at 7:00 pm in-person at 1355 N. Barlow St. in 
the Cornelius Council Chambers and online via the Zoom meeting platform at 
https://zoom.us/j/88657023542.   Participants may also join by phone by calling+1 253 215 8782 US 
(Tacoma) and using meeting ID 886 5702 3542. 
 
Request:  A Type III Site Design Review (DR-118-22) for a new 154,643 sf industrial 
warehouse; a Type II ‘One-Lot’ Preliminary Land Partition (LP-02-22) to legally combine two tax lots 
into one new lot and a Type III Conditional Use/Planned Unit Development (CUP/PUD-03-22) to 
address the Natural Resource Overlay (NRO) standards for Tax Lot #400 and a request to exceed the 
zone maximum of a 35-foot height limit by 10-feet.   The site is within the General Industrial, M-1 
zoning district. The project includes frontage improvements along N 4th Avenue and N Holladay Street, 
as well as on-site parking and landscaping.   
 
Applicant:   AltaBird Investments, LLC 
Property Owners:  Davis Family Trust & RCI Properties Hillsboro LLC. 
Location:   Property located at the northeast corner of N 4th Avenue and N Holladay Street.   
Map:  Map 1N333CA, Tax Lots #100 & #400; Map 1N333DB, Tax Lot#700 
Zone: General Industrial, (M-1), Tax Lot #400 includes a Natural Resource Overlay, 

(NRO).  
  
Applicable Criteria: CMC Title 17 Subdivisions: Chapter 17.05 Land Divisions, CMC Title 18 
Zoning: Chapter 18.055 General Industrial (M-1), Chapter 18.95 Natural Resource Overlay (NRO), 
Chapter 18.100 Site Design Review, Chapter 18.105 Conditional Use Permit, Chapter 18.110 Planned 
Unit Development (PUD) Conditional Use, Chapter 18.145 Off-Street Parking and Loading, Chapter 
18.143 Transportation Facilities, and Chapter 18.155 Solar Access for New Development. 
 
At the time and place listed above, all persons will be given a reasonable opportunity to give testimony 
either for or against the proposal. Testimony may be either in oral or written form and must be relevant 
to the criteria listed above on which the proposal will be evaluated. At the public hearing, the Chair 
will open the public hearing, a staff report will be presented, the applicant may provide additional 
information on their proposal, interested persons will be allowed to speak for or against the proposal 
or to ask questions, Planning Commission members will ask any general questions, and the public 
hearing will be closed. 

 
In order for an issue to be considered for appeal to the City Council, it must be raised before the close 
of the record of the public hearing before the Planning Commission. 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.  

 
A copy of the application, all documents and evidence relied upon by the applicant and applicable 
criteria are available for review at the Community Development Department, 1300 S. Kodiak Circle 
during regular business hours. A Staff Report will be available at least seven (7) days prior to the 
scheduled public hearing. Copies may also be purchased at a reasonable cost of 25 cents per page. If 
you have questions regarding the application or would like to submit written comments you may 
contact Barbara Fryer, Community Development Director at (503) 357-3011 or 
barbara.fryer@corneliusor.gov.     

https://zoom.us/j/88657023542
mailto:barbara.fryer@corneliusor.gov
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