
 

 

Phone 503.357.3011                              COMMUNITY DEVELOPMENT                              Fax 503.357.3424 
1355 North Barlow Street 

Cornelius, OR  97113 
 

 
CITY OF CORNELIUS 

COMMUNITY DEVELOPMENT DEPARTMENT 
  STAFF REPORT 
 

Zoning Map Amendment 
 

Land Use File No. ZC-01-23 
 Planning Commission Hearing: August 22, 2023  

 
Staff Report Date: August 15, 2023,  

Replaces Staff Report dated July 24, 2023 
 
Request:  A Type III Zoning Map Amendment (ZC-01-23) application for a zoning 

map amendment from County AF-5 to a City of Cornelius Very Low 
Density Residential (R-10) zone. 

 
Applicant:  Dehen Homes OR336, LLC, Applicant’s Representative: Mimi Doukas, 

AICP, AKS Engineering and Forestry 
 
Property Owner:  Dehen Homes OR336, LLC 
 
Location:   0 336th Avenue  
 
Map:    1N3 35CD TL 01200 
 
Applicable Review Criteria: Cornelius Municipal Code (CMC) 18.10 & 18.15 (Application & 
Review Procedures) and CMC 18.25 Very Low-Density Residential Zone (R-10), CMC 18.125 
Amendment to the Zoning Ordinance. 
 
Process: The Zoning Map Amendment proposal (ZC-01-23) 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 August 7, 2023. The Council shall 
consider the matter via adoption of an Ordinance 
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APPEAL RIGHTS  
 
The Planning Commission will make a recommendation to 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. In order for an issue to be considered 
for 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 subject property is located adjacent to the northeastern boundary of the City of Cornelius.  

 
2. The subject property consists of a single tax lot approximately 0.61 acres in size, according to 

the applicant’s surveyor. 
 

3. The subject property is currently zoned by Washington County as AF-5 (Agriculture and 
Forestry District).  
 

4. The area of the subject property that is located within the UGB was designated as Very Low 
Density Residential through a Comprehensive Plan Amendment (City Ordinance #2015-07).  
 

5. The Site is vacant.  
 

6. The applicant and property owner are requesting a Type III Zoning Map Amendment (ZC-01-
23) for a property recently annexed into the Cornelius City Limits from County AF-5 to City 
of Cornelius Single-Family (R-10) zone (see Applicant’s Submittal, Exhibit “A”).  

 
7. On December 28, 2022 the applicant held the required neighborhood meeting. There were 

approximately 23 attendees present, of which 13 signed in. 
 

8. The Expedited Annexation was considered at City Council on July 17, 2023.   
 

9. On June 12, 2023 staff provided the Oregon Department of Land and Conservation (DLCD) a 
required notice of the proposal and the date of the first evidentiary hearing, July 25, 2023 (see 
Exhibit “B”).  

10. On June 29, 2023 Public Notice of the proposal was published in the local newspaper (Forest 
Grove News Times and the Hillsboro Tribune regarding the application and upcoming public 
hearing at Planning Commission on July 25, 2023 and City Council on August 7, 2023 (see 
Exhibit “B”). 
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11. On June 28, 2023 Public Notice was mailed to property owners within 250 feet of the Site 
regarding the application and scheduled public hearings (see Exhibit “B”).

12. On June 28, 2023 notice of the proposed zone change was provided to affected agencies.

13. On July 24, 2023, Kristen Svicarovich notified the City that the notice was improperly filed as 
it did not include properties within 500 feet of the site as required in Oregon Revised Statutes 
197.797(2(a)(C) when the subject property is within a farm or forest zone.

14. To cure the noticing error, the July 25, 2023 Planning Commission Public Hearing was 
cancelled and on July 26, 2023, new Public Notice was mailed to property owners within 500 
feet of the Site and to affected public agencies regarding the application and the scheduled 
public hearings (Exhibit “B”).

15. On July 26, 2023, Kristen Svicarovich noted that TVHWY at 336th Avenue is a high crash 
corridor.  She questioned whether the Transportation Planning Rule (Oregon Administrative 
Rules 660-012-0060) requires a Traffic Study. Both the City Engineer and Oregon 
Department of Transportation (ODOT) submitted pre-application comments regarding 
the proposal.  Neither the City Engineer nor the Oregon Department of Transportation 
requested or required a traffic impact analysis or traffic study.  Transportation Planning Rule 
findings are found within this report.

16. As of this date, the City has received no written public comments regarding the proposal.

FINDINGS OF FACT 

ZONING MAP AMENDMENT REVIEW CRITERIA 

Section 18.125(C), Approval Criteria: 

1. The proposal conforms with the City's Comprehensive Plan.

Findings: The applicant is requesting an amendment of the Zoning Map as identified within this 
staff report that is within the UGB, from County Agricultural and Forestry District (AF-5) to City 
Very Low Density Residential (R-10).  The proposed R-10 zoning designation within the UGB 
conforms to, and is the ONLY implementing zone for, the Very Low-Density Residential 
Comprehensive Plan designation as approved through Ordinance 2015-07.  

Conclusions: Based upon the finding above, 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 proposed zoning designation will comply with Ordinance #2015-07 and the Very 
Low-Density Residential Comprehensive Plan designation.  
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Extensive work with the neighborhood went into the adoption of Ordinance 2015-07.  Initially, the 
entire north east UGB area was expected to be planned with Low Density Residential Land Use 
Designations.  However, this area of the UGB asked for Very Low Density Residential and a new 
zoning district was added to Cornelius’s zones to implement this land use designation.   
In the future any proposed development of the subject property shall be required to conform to the 
Very Low Density Residential (R-10). With conformance to the R-10 standards the newly annexed 
area will be of the same character of the abutting County zoned AF-5 neighborhood.  The new 
zone will not materially and/or adversely affected these developed lots. 
 
Conclusions: Based upon the findings above, 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) 
zoning to the west. The proposed R-10 zoning designation is complementary to the neighboring 
properties and does not create any ‘spot zone’ or ‘island’ zoning, and implements the 
Comprehensive Plan land use designation applied through Ordinance 2015-07.   The area around 
this proposed annexation has the Very Low Density Residential Land Use Designation in the 
Comprehensive Plan.  While this is the only property that will be zoned Very Low Density 
Residential in the City, this area has been Comprehensively Planned so that it has a mix of Low 
Density and Very Low Density Residential and as properties annex to the City, zoning will be 
applied consistent with the Comprehensive Plan land use designations applied to said properties.  
See the map below adopted as Ordinance 2015-07:  
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Conclusions: Based upon the findings above, staff finds that this criterion is met.  
 
 
 
Transportation Planning Rule Findings: (OAR 660-012-0060) 
 

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

 
****** 
 

(9) Notwithstanding section (1) of this rule, a local government may find that an amendment to a 
zoning map does not significantly affect an existing or planned transportation facility if all of the 
following requirements are met: 

(a) The proposed zoning is consistent with the existing comprehensive plan map designation and the 
amendment does not change the comprehensive plan map:  

 
Finding: The applicant is proposing to change from the County AF5 zone to City of Cornelius R-10 
zoning district.  In 2015, the City adopted Ordinance 2015-07 amending the Comprehensive Plan to 
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identify public improvements necessary to allow for urbanization and for establishing Comprehensive 
Plan designations for lands added to the NE urban growth boundary in 2014.  The Comprehensive 
Plan land use designation adopted by said ordinance is very low density residential.  The ONLY zone 
that implements this Comprehensive Plan designation is R-10.  The applicant has proposed to change 
to City of Cornelius R-10.  Thus, the statement, “the proposed zoning is consistent with the existing 
comprehensive plan map designation and the amendment does not change the comprehensive plan 
map,” is true.  This criterion is met. 
 
(b)The local government has an acknowledged TSP and the proposed zoning is consistent with the 
TSP: 
 
Finding: Ordinance 2015-07 included amendments to the City’s TSP to implement the proposed 
zoning.  The City’s Comprehensive Plan is acknowledged through CMCA-01-22 as of July 1, 
2022.  Applying the R-10 zoning district implements the Very Low Density Land Use Designation 
considered as part of Ordinance 2015-07.  No changes have been made to the City land use 
regulations (Comprehensive Plan, Zoning Code, or maps) that are unacknowledged through the 
Department of Land Conservation and Development.  This criterion is met. 
 
(c) The area subject to the zoning map amendment was not exempted from this rule at the time of an 

urban growth boundary amendment as permitted in OAR 660-024-0020(1)(d), or the area was 
exempted from this rule but the local government has a subsequently acknowledged TSP 
amendment that accounted for urbanization of the area.  

 
Finding:  Not only was the area NOT exempted from the rule, but the TSP has been acknowledged as 
found in Ordinance 2015-07 (Adoption acknowledged on 6/17/014).  This criterion is met. 

 
Ms. Kristen Svicarovich, may request a traffic study or submit evidence in the form of a traffic study that 
the zone change will result in “degradation of the performance of an existing or planned transportation 
facility such that it would not meet the performance standards identified in the TSP or comprehensive 
plan.” (as allowed in OAR 660-012-0060((1)(c)(B) or (C))).  Both ODOT and the City Engineer have 
noted that a traffic study is unnecessary for this zone change – which is the subject of this hearing.    
Specific development of the property is NOT the subject of the hearing and is not considered relevant 
testimony for this proceeding.   
 
Staff finds that the existing TSP accounts for the very low density residential land use designation and the 
R-10 zoning that implements the zoning.  As such, staff finds that application of the R-10 zoning district 
at this location meets the requirements of OAR-660-012-0060(9) and that no further traffic analysis is 
necessary to comply with the Transportation Planning Rule. 
 
RECOMMENDATION 
 
The request is for approval of a zone change on approximately 0.61 acres of recently annexed land 
from County AF-5 to City of Cornelius Very Low Density Residential (R-10) zone.  
 

• The proposal is consistent with the City’s Comprehensive Plan and the Cornelius 
Municipal Code. 
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Based upon the facts, findings and conclusions in this Staff Report, the Community Development 
Director recommends that the Planning Commission recommend approval of ZC-01-23 to the 
Cornelius City Council, subject to the following conditions: 
 
1. The request shall be reviewed for approval by the City Council. 

 
2. The subject area shall be zoned as Very Low Density Residential, R-10.  

 
 

DATE OF STAFF REPORT AND RECOMMENDATION: August 08, 2023 
 

 
______________________________________________  
Barbara Fryer, AICP, Community Development Department Director  
 
 
Exhibits:  “A”  Application submittal  
  “B”  DLCD PAPA NOTICE, Newspaper Notice, and Mailed Notice 
 



Exhibit A: Applicant’s Submital 
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Expedited Annexation and Zone Change 
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NW 336th Avenue and SW Baseline Street 
Expedited Annexation and Zone Change 

   

 Submitted to: City of Cornelius 
Department of Community Development 
1355 N. Barlow Street 
Cornelius, OR 97113 

   

 Applicant: Dehen Homes OR336 LLC 
18118 SE 36th Street 
Vancouver, WA 98683 

   

 Property Owner: Dehen Homes OR336 LLC 
18118 SE 36th Street 
Vancouver, WA 98683  

   

 Applicant’s Consultant: AKS Engineering & Forestry, LLC 
12965 SW Herman Road, Suite 100    
Tualatin, OR 97062 
 

 Contact: Mimi Doukas, AICP 

 Email: mimid@aks-eng.com  

 Phone: (503) 563‐6151  

   

 Site Location: Northwest corner of the intersection of NW 336th 
Avenue and SW Baseline Street.  

   

 Washington County 
Assessor’s Map: 

  
Map 1N335CD, Tax Lot 1200 

   

 Site Size: ±0.61 acres 

   

 Land Use Districts: Current Washington County Zoning District: Agriculture 
and Forest District (AF-5) 
City of Cornelius Zoning District Planned Upon 
Annexation: Very Low-Density Residential (R-10) 
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I. Executive Summary  
On behalf of Dehen Homes OR336 LLC (Applicant), AKS Engineering & Forestry is submitting this 

application for an expedited annexation and zone change to the City of Cornelius Community 

Development Department (hereafter referred to as “the City”). The subject property is ±0.61 acres and is 

located within the City of Cornelius Urban Growth Boundary (UGB). The property was annexed into the 

UGB in 2014 by House Bill 4078. The property is planned to be annexed into the Very Low-Density 

Residential (R-10) zoning district upon annexation as established by the City of Cornelius Ordinance No. 

2015-07, which amended the City’s Comprehensive Plan to provide Comprehensive Plan and future zoning 

designations for the northeast UGB area. Ordinance No. 2015-07 also amended other City plan documents 

to anticipate the future public facilities and services required to serve the northeast UGB area, including 

the subject property.  

Pursuant to ORS 199.510(c) this application includes a simultaneous annexation of the property into the 

boundaries of Clean Water Services for the provision of sanitary sewer, storm and surface water 

management. 

The Applicant is requesting this annexation and zone change in order to provide City services to the 

subject property for the future development of needed housing on the subject property.  

This application includes the City application forms, written materials, and preliminary plans necessary for 

City staff to review and determine compliance with the applicable approval criteria. The evidence is 

substantial and supports the City’s approval of the application.  

II. Site Description/Setting 

The subject property is ±0.61 acres and is located at the northwest intersection of NW 336th Avenue and 

SW Baseline Street. The property is currently located in Washington County and is in the Agriculture and 

Forestry (AF-5) zoning district. This area is within the MetroUGB and the Metro jurisdictional boundary. 

At the time of annexation, the City will apply the Very Low-Density Residential (R-10) zoning district as 

established by City Ordinance No. 2015-07.   

The subject property is located within the Hillsboro School District (HSD), the Cornelius Parks and 

Recreation District, the Washington County Sheriff’s Department District, and the City of Cornelius Water 

District. The property is planned to be annexed into the Clean Water Services (CWS) Service District for 

sanitary sewer and stormwater services as part of this application.    

The subject property is currently unimproved. The property does not include significant topographic 

variance or slopes greater than 10 percent. The subject property does not contain any Significant Natural 

Resources identified in the City’s Natural Resources Inventory and Map. Existing vegetation includes trees 

and grass plantings. The property is bordered by NW 336th Avenue to the east and SW Baseline Street to 

the south, and is adjacent to the City of Cornelius city limits along SW Baseline Street to the south.  

III. Applicable Review Criteria 

CORNELIUS COMPREHENSIVE PLAN 

Chapter II Urbanization Element 

Policy 4 
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In order to ensure orderly development in conformance with the Comprehensive Plan, the city 
adopts these policies for annexation: 

a. Annexation will be permitted if: 

(1) The City is able to provide adequate services to the area, including sewer, 
water, administration, and fire protection. The new area can meet city 
standards for roads, sewers, water, and other services, and appropriate 
amendments to the City's Public Facilities Master Plans have been 
considered. 

Response: The Cornelius City Council adopted Ordinance No. 2015-07 on November 16th, 2015, 

following neighborhood outreach and area concept planning. The City assessed the 

capacity of its existing public facilities relative to future potential growth in the northeast 

UGB area as part of the planning effort for Ordinance 2015-07. The Ordinance amended 

the City’s various master plans to describe how various urban services will need to be 

provided to accommodate future growth in the northeast UGB area. Master plans that 

were amended to reflect the future development of the northeast UGB include the Parks 

Master Plan, the Sanitary Sewer System Master Plan, the Water System Master Plan, the 

Transportation System Plan, the Stormwater/Surface Drainage Master Plan, and 

Administrative and Fire Service plans. Amendments to these master plans are addressed 

and discussed in detail in Ordinance No. 2015-07.  

 The property included in this annexation application is a lot within the northeast UGB 

area that was examined as part of Ordinance 2015-07. The annexation is intended to 

allow the subject property to receive City services in order to facilitate the development 

of needed housing on the subject property. Ordinance No. 2015-07 indicated that city 

facilities were adequate to serve the subject property upon future annexation. Further 

information on service availability to the affected territory can be found in the Service 

Availability Memo (Exhibit G). This criterion is met. 

(2) The proposed use of the area to be annexed conforms with the 
Comprehensive Plan, or has been Master Planned, including all adjacent and 
intervening properties. The City does not intend to support piecemeal 
annexations. 

Response: Exhibit A of Ordinance No. 2015-07 depicts the adopted Comprehensive Plan Map and 

Zoning Map designations for land in the northeast UGB area. As demonstrated by the 

Comprehensive Plan Map and Zoning Map, the subject property is to be designated Very 

Low Density Residential (R-10) upon annexation into the City. The property is intended to 

provide needed housing and will conform to the Comprehensive Plan. This criterion is 

met. 

(3) A substantial portion of the area to be annexed is contiguous to the City and 
represents a logical direction for city expansion. 

Response: The subject property was added to the Metro Urban Growth Boundary on April 1, 2014, 

with the signing of House Bill 4078. Because the subject property is currently located 

within the Metro UGB, and because the property was added to the UGB for the explicit 

purpose of accommodating regional urbanization in the near term, annexation of this site 

represents the Region’s first choice for local annexation and is therefore a logical selection 

for expansion of the City of Cornelius 
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A parcel south of the subject property across the SW Baseline Street right-of-way and 

located at 3865 Baseline Street (Washington County Assessor’s Map 1S302B, Tax Lot 400) 

is located within the City boundary. Additionally, the portion of SW Baseline Street along 

the property’s southern boundary is within the City limits. Therefore, the subject property 

is contiguous to the City via its southern lot line. This criterion is met.   

CORNELIUS MUNICIPAL CODE 

Chapter 18.125 Amendment to the Zoning Ordinance 

18.125.010 Procedure  

(…) 

(C) Approval Criteria. The applicant shall demonstrate the request meets the following 
criteria: 

(1) The proposal conforms with the city’s comprehensive plan. 

Response: The subject property was added to the City’s UGB through the Comprehensive Plan 

Amendment adopted by Ordinance No. 2015-07. The subject property is designated for 

residential use by the Comprehensive Plan and will be given an R-10 zoning designation 

upon annexation. The annexation is necessary to develop the property with needed 

housing and provide city services to the subject property. This use conforms with the 

City’s comprehensive plan; therefore, 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. 

Response: The subject property is located in a residential neighborhood. Properties to the north, 

east, and west are currently improved with single-family dwellings. According to the 

Comprehensive Plan Map and Zoning Map, the subject property will be located in the R-

10 zoning district following its annexation. The subject property is intended to be 

improved with needed housing, which is a permitted use in the R-10 zoning district and 

conforms with the overall character of the existing neighborhood. Furthermore, adjacent 

properties are designated for the R-10 zoning district upon annexation, as shown in the 

Comprehensive Plan Map and Zoning Map. Therefore, the permitted uses of the proposed 

new zone will not materially or adversely affect the character of the neighborhood, and 

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.” 

Response: The area to be annexed includes one lot that is ±0.61 acres in size. The subject property 

will receive an R-10 zoning designation upon annexation into the City. As shown in the 

Comprehensive Plan Map and Zoning Map and established by Ordinance No. 2015-07, the 

adjacent properties are designated for the R-10 zoning district upon future annexation 

into the City. The land use and zoning designation established in Ordinance No. 2015-06 

applies to a relatively large tract of contiguous land and cannot be considered spot zoning.  

Therefore, the subject property will be placed in the same zoning category as adjacent 

properties when future properties are annexed into the City. This criterion is met.   

(…) 
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(E) Zoning of Annexed Areas. The provisions of this chapter regarding amendments to 
the ordinance codified in this title shall not apply to action authorized by this section, 
but the commission shall proceed promptly to recommend a comprehensive zoning 
plan for the area in accordance with the provisions of this chapter. In order to afford 
zoning protection to newly annexed areas prior to the time when a comprehensive 
zoning plan is adopted, interim zoning shall be established as follows: 

(1) An area annexed to the city which is not zoned shall be automatically 
classified as an R-7 zone. 

(2) Zoning regulations applicable to an area annexed to the city which is zoned 
by the county at the time of annexation shall continue to apply in accordance 
with ORS 227.310 unless, at the time of annexation or at a subsequent time, 
the council rezones the annexed area. 

Response: With the adoption of Ordinance No. 2015-07, the City of Cornelius amended its 

Comprehensive Plan to establish the land use and zoning regulations for the northeast 

UGB area. These criterion do not apply.  

METRO CODE 

Title III Planning 

Chapter 3.09 Local Government Boundary Change 

3.09.010 Purpose and Applicability 

The purpose of this chapter is to carry out the provisions of ORS 268.347 to 268.354. 
This chapter applies to boundary changes within the boundaries of Metro or of urban 
reserves designated by Metro and any annexation of territory to the Metro boundary. 
Nothing in this chapter affects the jurisdiction of the Metro Council to amend the 
region's Urban Growth Boundary (UGB). 

Response: Chapter 3.09 of the Metro Code implements those Oregon Revised Statutes in Sections 

268.347 through 268.354 relating to boundary changes within a metropolitan service 

district.  The criteria below fully implement the relevant State statutes. Therefore, the 

findings herein demonstrate that Metro and State annexation criteria are met. 

(…) 

3.09.040 Requirements for Petitions 

A. A petition for a boundary change must contain the following information: 

1. The jurisdiction of the reviewing entity to act on the petition; 

2. A map and a legal description of the affected territory in the form 
prescribed by the reviewing entity; 

3. For minor boundary changes, the names and mailing addresses of all 
persons owning property and all electors within the affected territory 
as shown in the records of the tax assessor and county clerk; and 

4. For boundary changes under ORS 198.855(3), 198.857, 222.125 or 
222.170, statements of consent to the annexation signed by the 
requisite number of owners or electors. 

B. A city, county and Metro may charge a fee to recover its reasonable costs to 
carry out its duties and responsibilities under this chapter. 

Response: The City is the reviewing entity that will act on this application. All necessary application 

forms and exhibits, as well as associated review fees, have been submitted with this 
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application. A certified legal description and map of the affected territory are included in 

Exhibit E. The Certification of Property Owners according to Washington County Tax 

Assessor and Clerk Records is included in Exhibit C. The Petition for Annexation of 100 

percent of the property owners is included in Exhibit D along with the names and mailing 

addresses of said property owners. These criteria are met.  

3.09.045 Expedited Decisions 

(…) 

D. To approve a boundary change through an expedited process, the city shall: 

1. Find that the change is consistent with expressly applicable 
provisions in: 

a. Any applicable urban service agreement adopted pursuant 
to ORS 195.065; 

b. Any applicable annexation plan adopted pursuant to ORS 
195.205; 

c. Any applicable cooperative planning agreement adopted 
pursuant to ORS 195.020(2) between the affected entity and 
a necessary party; 

d. Any applicable public facility plan adopted pursuant to a 
statewide planning goal on public facilities and services; 

e. Any applicable comprehensive plan; 

f. Any applicable concept plan; and 

Response: The planned annexation is consistent with the intergovernmental planning agreement 

between the jurisdictions of the City of Cornelius, Washington County, and Metro. The 

affected territory was included in the City’s Comprehensive Plan Amendment, approved 

by Ordinance No. 2015-07, and the City’s concept plan for the northeast UGB area. The 

City addressed future transportation and sanitary sewer needs in the area through the 

adoption of Ordinance No. 2015-07. Although the City of Cornelius Water District 

provides stormwater facilities and services to the subject property, the City has a contract 

with Clean Water Services (CWS) for stormwater treatment. CWS availability for 

treatment of the affected territory was addressed as part of the Comprehensive Plan 

Amendment. This application includes a concurrent annexation into the CWS district 

boundaries for provision of sanitary sewer services. These criteria are met as applicable.  

2. Consider whether the boundary change would: 

a. Promote the timely, orderly, and economic provision of 
public facilities and services; 

b. Affect the quality and quantity of urban services; and 

c. Eliminate or avoid unnecessary duplication of facilities or 
services. 

Response: The planned annexation would promote the timely, orderly, and economic provision of 

public facilities and services. The territory to be annexed is located within the northeast 

UGB area designated in the City’s Comprehensive Plan and addressed in Ordinance No. 

2015-07 and other implemented plans such as the City’s Transportation Plan. The 
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property is contiguous to the City boundary and annexation of the property is integral to 

providing City services to the area. Future improvements to the site can and will affect 

the quality and quantity of urban services. The planned annexation will not create 

unnecessary duplication of facilities and services. The service districts that currently serve 

the site, including the Hillsboro School District (HSD), the Cornelius Parks and Recreation 

District, the Washington County Sheriff’s Department District, and the City of Cornelius 

Water District, will continue to do so after the annexation and further development of 

the property. Further information on service availability to the affected territory can be 

found in the Service Availability Memo (Exhibit G). These criteria are met.  

E. A city may not annex territory that lies outside the UGB, except it may annex 
a lot or parcel that lies partially within and partially outside the UGB. 

Response: The subject property to be annexed is located within the northeast UGB area as 

designated by the City Comprehensive Plan and examined by Ordinance No. 2015-07. This 

criterion is not applicable.  

3.09.050 Hearing and Decision Requirements for Decisions Other Than Expedited Decisions 

A. The following requirements for hearings on petitions operate in addition to 
requirements for boundary changes in ORS Chapters 198, 221 and 222 and the 
reviewing entity's charter, ordinances or resolutions. 

Response: This narrative and accompanying exhibits respond to all state and local requirements 

pertaining to boundary changes. Additionally, Metro Code Chapter 3.09, Cornelius 

Comprehensive Plan Chapter II Policy 4, and Cornelius Development Code Chapter 18.125 

implement the applicable annexation provisions from ORS Chapters 198, 221, and 222. 

This narrative demonstrates satisfaction with the applicable boundary change 

requirements.  

B. Not later than 15 days prior to the date set for a hearing the reviewing entity 
shall make available to the public a report that addresses the criteria identified 
in subsection (D) and includes the following information: 

1. The extent to which urban services are available to serve the affected 
territory, including any extra territorial extensions of service; 

Response: Urban services are available or will be made available to serve the annexed property to a 

level consistent with City standards. The provision of urban services is discussed in further 

detail in the Ordinance No. 2015-07, which amended the City’s Comprehensive Plan and 

assessed availability of urban services in the northeast UGB area. Additional information 

on service availability to the affected territory can be found in the Service Availability 

Memo (Exhibit G).  

2. Whether the proposed boundary change will result in the withdrawal 
of the affected territory from the legal boundary of any necessary 
party; and 

Response: Metro Code Section 3.09.020 defines the term “affected territory” as a territory described 

in a petition. “Necessary party” is defined as any county, city, or district whose 

jurisdictional boundary or adopted urban service area includes any part of the affected 

territory or who provides any urban services to any portion of the affected territory, 

Metro, or any other unit of local government, as defined in ORS 190.003, that is a party 
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to any agreement of provision of an urban service to the affected territory. The proposed 

annexation will withdraw ±0.61 acres of land from the current Washington County 

jurisdictional boundary. The legal description for the area planned for withdrawal is 

included in Exhibit D.  

3. The proposed effective date of the boundary change. 

Response: The Notice of Decision will indicate the proposed effective date of the boundary change.   

C. The person or entity proposing the boundary change has the burden to 
demonstrate that the proposed boundary change meets the applicable criteria. 

Response: This application includes responses and the necessary exhibits that demonstrate 

compliance with all applicable boundary change criteria. This criterion is met.  

D. To approve a boundary change, the reviewing entity shall apply the criteria 
and consider the factors set forth in subsections (D) and (E) of section 
3.09.045. 

Response: Responses to Metro Code Sections 3.09.045 (D) and (E) are included above. This criterion 

is met.  

IV. Conclusion 
The required findings have been made and this written narrative and accompanying documentation 

demonstrate that the application is consistent with the applicable provisions of the City of Cornelius 

Municipal Code. The evidence in the record is substantial and supports approval of the application. 

Therefore, the Applicant respectfully requests that the City approve this application.



    

 

  

Exhibit A: Washington County Assessor’s Map 
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Exhibit B: Application Form and Checklist 

 

E
x

h
ib

it B
: A

p
p

licatio
n

 F
o

rm
 an

d
 C

h
eck

list  

  

 









    

 

  

Exhibit C: Certification of Landowners and Petition 
for Annexation by 100% of the Property Owners 
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Exhibit D: Certification of  
Legal Description and Map of Annexation Area; 

Documents Referenced in Legal Description 
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Exhibit E: City of Cornelius Ordinance No. 2015-07 
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City of Cornelius 
Ordinance No. 2015-07 NE UGB Comprehensive Plan Amendments 

   ORDINANCE NO. 2015-07 
CORNELIUS, OREGON 

 
AN ORDINANCE AMENDING THE CITY OF CORNELIUS COMPREHENSIVE PLAN TO IDENTIFY 

PUBLIC IMPROVEMENTS NECESSARY TO ALLOW FOR URBANIZATION AND ESTABLISHING THE 
COMPREHENSIVE PLAN DESIGNATION FOR LANDS ADDED TO THE NORTHEAST URBAN 

GROWTH BOUNDARY IN 2014 
 
FINDINGS:  

1. On April 1st, 2014 approximately 345 acres of land was added to the Metro Urban 
Growth Boundary for the benefit of the City of Cornelius.  

2. Prior to allowing land within the Urban Growth Boundary to annex into the City of 
Cornelius the City must demonstrate how utilities and services can be provided.   

3. The State of Oregon acknowledged the City of Cornelius Comprehensive Plan on July 3rd 
1978 after its adoption via Ordinance 500. 

4. The City of Cornelius Water Master Plan (a component of the Comprehensive Plan) was 
deemed acknowledged on March 1st 2004 via the adoption of Ordinance 846. 

5. The City of Cornelius Sanitary Sewer System Master Plan (a component of the 
Comprehensive Plan) was deemed acknowledged on September 20th, 2004 via the 
adoption of Ordinance 853. 

6. The City of Cornelius Transportation System Plan (a component of the Comprehensive 
Plan) was deemed acknowledged on June 20th 2005 via the adoption of Ordinance 860. 

7. The City of Cornelius Parks Master Plan (a component of the Comprehensive Plan) was 
deemed acknowledged on November 2nd, 2009 via the adoption of Ordinance 911. 

8. The City desires to adopt comprehensive plan designations to guide the rezoning of 
property during the annexation process.  

9. The City desires to amend the City of Cornelius Comprehensive Plan and supporting 
plans to identify future improvements necessary to serve the area of land added to the 
Northeast Urban Growth Boundary. 

10. The City has analyzed the utility needs of the expanded Urban Growth Boundary and has 
identified public improvements necessary to support urbanization and is amending the 
Comprehensive Plan to include those improvements. 

11. The City has analyzed the Transportation System within the community consistent with 
The Oregon Transportation Planning Rule and concluded that additional improvements 
may be necessary beyond those currently planned for the future and identified within 
the Comprehensive Plan. 

12. The City has examined the Parks and Open Space needs of the community relative to 
the Urban Growth Boundary expansion and has proposed specific amendments to the 
Parks Master Plan to reflect the need for additional parks facilities.   

13. The 2014 Urban Growth Boundary Findings and Summary dated October 5, 2015 is 
incorporated via reference as findings in support of this ordinance.   
 

   



 

City of Cornelius 
Ordinance No. 2015-07 NE UGB Comprehensive Plan Amendments 

NOW THEREFORE, BASED ON THE FOREGOING, THE CITY OF CORNELIUS ORDAINS AS 
FOLLOWS: 
 
Section 1.  The City of Cornelius Comprehensive Plan Map is amended as outlined in Exhibit A  

 
Section 2.  The City of Cornelius Parks Master Plan, Appendix G of the Comprehensive Plan is 

amended as outlined in Exhibit B. 
 
Section 3.  The City of Cornelius Sanitary Sewer System Master Plan, Appendix H of the 

Comprehensive Plan is amended as outlined in Exhibit C 
 
Section 4.  The City of Cornelius Water Master Plan, Appendix I of the Comprehensive Plan is 

amended as outlined in Exhibit D. 
 
Section 5.  The City of Cornelius Transportation System Plan, Appendix M of the Comprehensive 

Plan is amended as outlined in Exhibit E. 
 
Section 6. The City of Cornelius Storm Drainage/Surface Water Management Master Plan, 

Appendix H of the Comprehensive Plan is amended as outlined in Exhibit F.  
 
Section 7. Prior to annexation of land within the NE UGB each applicant shall complete a 

wetland determination of the property. 
 
Section 8. Land annexed into the City shall have a Natural Resource Overlay Zone applied and 

be subject to applicable provisions of the Cornelius City Code for those areas that 
contain wetlands and/or are within the vegetated corridor of Council Creek and/or 
its tributaries. 

 
Section 9.  Upon adoption by the Cornelius City Council, this ordinance shall take effect in 30 

days. 
 
 PRESENTED AND ADOPTED this       day of __________, 2015. 

 
 
City of Cornelius, Oregon 

 
 

By:      
Jeffrey C. Dalin, Mayor 

ATTEST: 
 
By:       
     Debby Roth, MMC, City Recorder-Treasurer   



Exhibit A 

 

Comprehensive Plan Map Amendments 

  





Exhibit B 

Amendments to the City of Cornelius 

Parks Master Plan (Appendix G) 



 CI T Y  O F  CO R N E L I U S  

 

Phone 503.357.3011                              COMMUNITY DEVELOPMENT                              Fax 503.357.3424 
1355 North Barlow Street 

Cornelius, OR  97113 

 
Amendments to 2009 Parks Master Plan: 
 
The following amendments are recommended to the 2009 Parks Master Plan, Appendices G of the 
Comprehensive Plan: 
 

1. Remove the portion of the proposed trail along the Council Creek corridor that coincides with 
private land ownership as show on attached Map 6. 

2. Include the following improvements identified in Council Creek Master Plan as components 
of the City of Cornelius Parks Master Plan 

a. The proposed east-west trail alignment along the northern railroad right-of-way as 
shown on Council Creek Regional Trail Master Plan Segment 5 Jobes Ditch 

b. The proposed North-South trail alignment following 29th Avenue as shown on 
Council Creek Regional Trail Master Plan Segment 5 Jobes Ditch 

c. Include Trailhead Locations as shown on Council Creek Regional Trail Master Plan 
Segment 5 Jobes Ditch 

d. Include trail design cross sections as shown on the attached excerpt of the Council 
Creek Trail Master Plan.  

3. Change the planned Community Park in the NE area (CP-1) to a Neighborhood Park (NP) 
 

 
 
 



Exhibit C 

Amendments to the City of Cornelius Sanitary 

Sewer Master Plan (Appendix H) 
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TECHNICAL MEMORANDUM 

Date: August 10, 2015 

To: Michael Cerbone, Community Development Director, City of Cornelius 

 Terry Keyes, City Engineer, City of Cornelius 

From: Ken Condit, PE, through Keith Jones, AICP 

Project: City of Cornelius Comprehensive Plan Amendment –  

 Urban Growth Boundary Expansion Areas 

Subject: Conceptual Analysis of Wastewater Facilities Extensions 

A. EXECUTIVE SUMMARY – KEY FINDINGS  

1. Southeast Urban Growth Boundary Expansion Area  

a. The extension of sewer service to the Southeast Urban Growth Boundary (UGB) Expansion Area (South 

Area) will require a pump station and force main.   

b. A central location for the South-Area pump station appears feasible and offers the most flexibility in 

developing the layout of the future South-Area collector sewers.   

c. It is preferable to have the wastewater (WW) generated by the new school in the northeast portion of the 

South Area conveyed by gravity to the new pump station serving the South Area.   

d. Under this concept, only the northwest portion of the South Area will be served by direct, gravity flow to 

the City’s existing sewer system.   

e. The WW generated in the South Area will be conveyed to the City’s existing South Trunk Sewer under 

Ginger Street.  The preferred point of connection to the South Trunk is at 20th Avenue and Ginger. 

2. South Trunk Sewer Upgrade 

a. Our analysis confirms that the upper reaches of the South Trunk must be increased in size to handle existing 

and projected peak flows.  These sewer reaches extend from Heather Street, through Free Orchards Park 

to Emerald Loop, and east along Ginger to 23rd Avenue.   

b. Within the scope of this study, we have identified 3,005 linear feet of the South Trunk that needs to be 

increased in size.  The scope of our analysis excluded the South Trunk reaches downstream of Heather. 

3. Northeast Urban Growth Boundary Expansion Area 

a. A conceptual sewer layout has been developed for the Northeast Urban Growth Boundary Expansion Area 

(North Area) to show the feasibility of extending gravity sewer service to the area.    

b. The conceptual layout divides the North Area into four sewer sub-basins that would convey WW to the 

existing North-South Trunk Sewer and/or the existing Council Creek Trunk Sewer.   

B. INTRODUCTION 

This technical memorandum describes the results of the analysis we performed to address sanitary sewer service 

extensions into the areas covered by the recent UGB expansion.  The analysis was performed as part of the 

Comprehensive Planning process that is required for lands within the UGB.   

Planning-level concepts have been developed to document the feasibility of providing WW facilities in the UGB 

expansion areas and connecting these facilities to the existing WW infrastructure.  The projected impacts of 

connecting these service extensions to the City’s existing sewer system have also been identified.   

kenc
Pen
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Clean Water Services (CWS) will need to conduct a separate facilities planning process to address the projected 

impacts on downstream WW components owned by that agency.   

C. SOUTHEAST UGB EXPANSION AREA SERVICE CONCEPT  

1. General Concept  

a. The sewer service concept for the South Area assumes future developments will generally follow existing 

local topography. 

b. Due to the general topography (sloping down toward the river), most of the South Area cannot be served 

by gravity sewers that would be tributary to the City’s existing sewer system.  Therefore, gravity sewers 

for the South Area will need to be tributary to a future South Cornelius Pump Station (SCPS). 

c. The force main for the SCPS will discharge WW into the City’s existing South Trunk sewer located under 

Ginger Street (see Item 5 below for discharge options).   

d. The alignments of future South-Area gravity sewers and the SCPS force main will be affected by 

development patterns.  Alignments shown in our conceptual layout are provided for illustration purposes. 

2. Projected WW Production 

a. Projected Build-Out Development: 

 Projected Residential – 1,200 DU 

 Projected Institutional (High School) – 2,500 Students 

 Projected Commercial & Industrial – None 

b. CWS Flow Criteria from West Basin Facilities Plan (Carollo, 2012) and other CWS input: 

 Average Residential Occupancy – 2.6 People/Dwelling Unit (DU) 

 Average Per Capita WW Flow – 67 Gallons per Capita/Day 

 I/I contributions from future developments on currently undeveloped land: 

 Near-term I/I Contribution Factor (25 years for PS planning) – 1,650 gpd/acre (gpad) 

 Long-term I/I Contribution Factor (50 years for sewer planning) – 4,000 gpad 

c. Projected Average Dry-Weather WW Flows at Build-Out. 

 Projected Build-Out Population – 3,120 People 

 Projected Average WW Production – 209,000 Gallons per Day (gpd) 

 Projected Institutional (High School) – 30,000 gpd (12 gpd/student) 

 Projected Total Average WW Flow – 239,000 gpd 

d. Projected Peak Build-Out WW Flows. 

 Estimated Peaking Factor – 3.0 (Peak-to-Average Flow Ratio) 

 Projected Peak WW Contribution – 720,000 gpd 

 Peak Infiltration/Inflow Allowances 

 Near-term I/I Contribution – 297,000 gpd (1,650 gpad x 180 net acres) 

 Long-term I/I Contribution – 720,000 gpd (4,000 gpad x 180 net acres) 

 Net acreage excludes low-lying land along southerly boundary of South Area and half of school 

site that is assumed to be playing fields. 

 Projected Peak Flow –  

 Near-term (25-year) Planning for PS Capacity – 1,020,0000 gpd ≈ 710 gallons per minute (gpm) 

 Long-term (50-year) Planning for Sewer Capacity – 1,440,0000 gpd ≈ 1,000 gpm 
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3. South Cornelius Pump Station  

a. Concept-Level PS Capacity – 750 gpm (Preliminary Projection for Build-Out and Near-term I/I).  

b. Approximate Minimum Elevation for Development – 156-160 feet 

c. Approximate PS Floor Level (Top of Wetwell) – Elevation 154-158 feet 

d. Approximate Sewer Inverts at Wetwell – Elevation 140-142 feet 

e. Potential PS Sites Identified for Planning (see Exhibit 1) 

 Site 1 – Central Location near swale south of 26th Avenue 

 Site 2 – SE Location between 345th Avenue and Tualatin River 

 Site 3 – SW Location near swale outlet to river 

f. Site 1 is identified as the preferred site for planning purposes.   

 The more centralized site offers more flexibility in developing the tributary gravity sewers. 

 The central site helps to limit the maximum depth of the tributary gravity sewers. 

 The other two sites would probably require a lower inlet invert at the PS wetwell. 

4. School Site Service Options 

a. Sewer service to the school can be extended from the new South-Area collection system or potentially 

from the existing City sewer system to the west (see Exhibit 1).   

b. Gravity Flow South:  This option would have WW from the school conveyed by gravity into the sewer 

system for the South Area tributary to the future SCPS.   

c. Gravity Flow West:   

 This option would have WW from the school conveyed by gravity into the City’s sewer system at the 

east end of existing Dogwood Street.   

 Flows through the Dogwood sewer eventually reach the South Trunk Sewer at 23rd Avenue. 

 The ability to serve the school site from Dogwood would depend on the actual location and elevation 

of the school, as well as the elevation, capacity and accessibility of the existing sewer in Dogwood. 

d. For planning purposes we show the school being served by the future South-Area sewers and SCPS.  The 

reasons for this assumption are described below. 

 This approach provides a more conservative projection for the PS capacity.  

 There are concerns about accessibility for maintenance if sewer service were extended from Dogwood. 

 Because the WW contribution from the school is a small portion of the overall South-Area WW flow, 

future impacts on the existing South Trunk Sewer would likely be similar for either option.   

5. South-Area Connection to City’s Existing Sewer System 

a. South-Area WW can be discharged into the existing South Trunk Sewer at either 20th Avenue or 

Webb/26th Avenue (see Exhibit 1)   

b. It is preferable to connect to the South Trunk Sewer at 20th Avenue because that is further downstream 

and will not impact the existing pipe between 26th and 20th. 

c. The force main from the SCPS can discharge to a gravity sewer in the South Area that will extend west 

and then north to the intersection of Ginger and 20th as shown in Exhibit 1.  Based on the preliminary 

projection for the SCPS capacity and minimum sewer slope, this South-Area outlet sewer will need to be 

12 inches in diameter. 
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6. Assumptions for Conceptual Layout 

a. The layout assumes the gravity sewers tributary to the SCPS would be 8 inches in diameter with a minimum 

slope of 0.5%. 

b. The layout assumes a minimum depth to the sewer invert of about 6 feet. 

D. IMPACT OF SOUTH AREA ON EXISTING SYSTEM  

1. Scope  

Our study of downstream impacts from the South Area was limited to an analysis of the effect the projected 

peak hourly flow from projected development will have on an upper reach of the existing South Trunk Sewer.  

This section of the existing sewer extends under Ginger Street, Emerald Loop and the Free Orchards City Park 

to Heather Street, near 15th Avenue (see Exhibit 1).   

2. Background  

The 2012 CWS West Basin Facilities Plan (WBFP) previously identified capacity deficiencies in most of the 

South Trunk Sewer and recommended replacement of about 3,800 feet of this upper reach with larger pipe 

sizes.   

3. Purpose  

The purpose of our impact analysis is to provide updated recommendations for pipe replacements.  The update 

is based on the peak flow projections we generated from the current land-use plan for the South Area (see 

Section C above) and more-recent information on I/I contributions provided by CWS. 

4. South Trunk Field Survey  

A field survey was performed of the manholes along the upper reach of the South Trunk from Heather Street 

to 26th Avenue.  This survey established current data for existing pipe sizes, invert elevations and manhole rim 

elevations that were used to generate an updated model of this upper reach.  The data is shown in Appendix A.   

5. South Trunk Analysis 

a. We evaluated the upper reach of the South Trunk by applying estimates of peak WW and infiltration/inflow 

contributions from currently developed areas and applying the projected near-term and long-term SCPS 

flow capacities at the preferred discharge point.   

b. We generated flow estimates from existing, tributary developments using criteria for WW generation listed 

in the WBFP and updated I/I criteria supplied by CWS.  These estimates assume no redevelopment will 

occur in the tributary areas to significantly increase WW flows.   

c. Breakdowns of the estimated flows into the South Trunk are listed in Table 1 (following page) and shown 

in Exhibit 2.  The projected peak WW flows from developed areas are similar to the WBFP, but do not 

coincide exactly.  The projected I/I contributions are lower than the WBFP because CWS identified a 

lower, per-acre I/I contribution based on more-recent flow data the agency obtained for the South Trunk 

sub-basin. 

6. Results of Analysis 

The pipe replacements identified in our planning-level analysis of the South Trunk are listed in Table 2 

(following page).  The results of our analysis are further described in the following paragraphs.   

a. Our results generally coincide with the recommendations of the WBFP from Heather (MH #20045) 

upstream to 20th and Ginger (MH #20034).  An 18-inch sewer pipe is needed to convey projected peak 

flows through these segments for both the near-term and long-term I/I contributions from the South Area. 
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The 18-inch pipe size assumes the existing, inverted siphons in Free Orchards Park will be replaced with 

straight, gravity sewers that will be laid aboveground across the low-lying swales.  These sewers will need 

to be supported from pedestrian boardwalks or similar structures through these locations.   

Pipe bursting could potentially be used to replace the existing buried 12-inch sewer with an 18-inch pipe.  

However, the existing South Trunk has a fairly shallow depth of burial under Emerald Loop and where 

Ginger transitions to 18th Avenue.  Consequently, surface heaving could be a major concern with pipe 

bursting in this stretch.  Installation methods will need to be further addressed at a later stage of project 

development. 

b. Our analysis indicates a 12-inch pipe is needed for the pipe reach in Ginger between 20th and 23rd Avenues 

based on the average slope.  This conclusion contrasts with the WBFP recommendation for a 15-inch pipe 

along this reach.  The difference may result from the lower I/I contribution provided by CWS and a shift 

of the South-Area sewer connection further downstream along the South Trunk.  

It should be noted our survey of the MHs along the South Trunk shows one sewer length in this reach, 

between MHs #20031 and #20032, has a very mild slope of 0.07%.  If this pipe were replaced through pipe 

bursting, it would continue to have a mild slope, which would reduce the pipe capacity and could promote 

solids deposition.  This issue will need to be considered when evaluating installation methods for this reach. 

 

 

 SFR Land Use Factor = 1,200.0 gpad for existing developments (WBFP, TM 2.3, Table 2)

Peaking Factor = 3.0 (multipier applied to residential flow)

Avg. I/I Contribution = 5,150.0 gpad avg. for Basin FG-6 (CWS Input - July 2015)

Inlet

MH# Acreage Base WW Peak WW Peak I/I Total Peak Near Term Long Term Near Term Long Term

22461 20 17 50 72 122 0 0 122 122

20030 85 74 223 304 527 0 0 649 649

20034 20 17 50 72 122 750 1,000 1,521 1,771

20036 55 46 138 197 335 0 0 1,856 2,106

20043 8 7 20 29 49 0 0 1,905 2,155

188 160 481 672 1,155 750 1,000 1,905 2,155

Future SCPS Flow (gpm)Flows from Currently Developed Areas (gpm) Cumulative Flows (gpm)

2.75 MGD 3.10 MGD

1

2

3

4

5

Area

Table 1

 South Trunk Sewer - Projected Flow Contributions

Upstrm Dnstrm Reach Pipe Capacity

MH# MH# Location Length (ft) (gpm) ***

20030 20034 23th-20th Ave. 10 12 825 0.25% 775

20034 20036 20th-19th Ave. 12 18 510 0.15% 1,780

20036 20040 19th Ave-Emerald 12 18 805 0.22% 2,150

20040 20043 Emerald-Fawn ** 6, 10 & 12 18 420 0.28% 2,425

20043 20045 Fawn-Heather ** 6 & 10 18 445 0.34% 2,675

Total Length  -  3,005 Linear Feet

12" Pipe  -     825 Linear Feet

18" Pipe  -  2,180 Linear Feet

** Free Orchards Park *** New Pipe w/Max. Depth 80% of Pipe Diameter

Table 2

 South Trunk Sewer - Probable Requirements for Pipe Replacements

2

5

4

Pipe 

Reach

Existing Size 

(in.)

3

1

Proposed Size 

(in.)

Approx. Avg. 

Slope
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E. NORTH EXPANSION AREA SERVICE CONCEPT 

1. General Concept:   

a. The conceptual sewer layout would provide gravity service to the North Area.  The layout is shown in 

Exhibit 3.   

b. The sewer layout is generally based on current development patterns (layout of lots, streets & railroad) 

with most sewers following an existing R-O-W. 

c. The gravity sewers would be divided into four separate sub-basins:  Northwest, Northeast, Southwest and 

Southeast.   

d. All four sub-basins would be tributary to the Clean Water Services’ Council Creek Trunk Sewer.   

2. Projected WW Production 

a. Projected Build-Out Development: 

 Projected Residential – 480 DU 

 Projected Commercial – 6 acres 

 Projected Industrial & Institutional – None 

b. CWS Flow Criteria from West Basin Facilities Plan (Carollo, 2012) and other CWS input: 

 Average Residential Occupancy – 2.6 People/Dwelling Unit (DU) 

 Average Per Capita WW Flow – 67 Gallons per Capita/Day 

 Average flow contribution from commercial land – 1,000 gpd/acre (gpad) 

 Long-term I/I contribution from currently undeveloped land – 4,000 gpd/acre (gpad) 

c. Projected Average Dry-Weather WW Flows at Build-Out. 

 Projected Build-Out Population – 1,250 People 

 Projected Residential –83,620 Gallons per Day (gpd) 

 Projected Commercial – 6,000 gpd  

 Projected Total Average WW Flow – 89,620 gpd 

d. Projected Peak Build-Out WW Flows. 

 Estimated Peaking Factor – 4.0 (Peak-to-Average Flow Ratio) 

 Projected Peak WW Contribution – 358,500 gpd 

 Peak Infiltration/Inflow Allowance – 300,000 gpd (4,000 gpad x 75 net acres) 

 Projected Peak Flow – 660,000 gpd  ≈  460 gallons per minute (gpm) 

3. Sewer Drainage Pattern 

a. NW Sub-basin 

 This sub-basin would drain to the west along the existing ODOT railroad R-O-W. 

 WW flows would discharge into an existing sewer that extends down from the Trailer Park to the 

existing North-South Trunk Sewer. 

 The east boundary of the NW sub-basin is limited by a highpoint in the RR line between 338th and 

341st Avenues.  East of this point the RR grade slopes down to Dairy Creek. 
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b. NE Sub-basin 

 This sub-basin would serve areas that generally slope to the north and east toward Council Creek or 

Dairy Creek. 

 WW flows would discharge through a gravity sewer extending across the RR line and north along 

334th Avenue to the existing Council Creek Trunk Sewer. 

c. SW Sub-basin 

 This sub-basin would generally drain west to the existing sewer along East Lane just north of Baseline 

Street.  The service concept is laid out to minimize the amount of area served by the SW Sub-basin 

due to constraints posed by existing utilities in the Baseline R-O-W. 

 The existing sewer extending along Baseline is on the south side of the R-O-W.  Gravity sewer service 

from the area north of Baseline is prevented from discharging into this existing sewer by the 72-inch 

water transmission main under the north side of Baseline.   

 Existing utilities along the north side of the Baseline R-O-W limit the space that would be available 

for a new parallel sewer on the north side of Baseline. 

 The mobile home park on East and West Lanes is currently served by existing gravity sewers. 

d. SE Sub-basin 

 This Sub-basin would serve a small area on the south side of Baseline, east of the current City limit.   

 The area would be served by an extension of the existing 8-inch sewer that extends along the south 

side of Baseline.  The Baseline sewer discharges into the north-south trunk sewer. 

4. Approximate Peak WW Flow Distribution to Existing Trunk Sewers 

a. Approximate flow to N-S Trunk (NW, SW & SE Sub-basins) – 290,000 gpd (60%) 

b. Approximate flow directly to Council Creek Trunk (NE Sub-basin) – 195,000 gpd (40%) 

5. Assumptions for Conceptual Layout 

a. The layout assumes gravity sewers would be 8 inches in diameter with a minimum slope of 0.5%. 

b. The layout assumes a minimum depth to the sewer invert of 6 feet and a maximum depth of about 15 feet. 

F. IMPACT OF NORTH AREA ON EXISTING SYSTEM  

1. City’s Baseline Street Sewer  

A small amount of additional WW from projected commercial development in the SE Sub-basin will discharge 

into the City’s existing sewer along the south side of Baseline.  This projected WW contribution will be too 

minor to impact the existing sewer system.   

2. North-South Trunk Sewer  

The conceptual layout for the North Area would convey projected flows from the NW and SW Sub-basins into 

the existing CWS North-South Trunk Sewer.  CWS records show this line extending from East Lane, just north 

of Baseline, up to the Council Creek Trunk Sewer.  These records also show the line as an 8-inch pipe with 

most sections between manholes laid at a slope of 0.4%.  The North-South Trunk sewer currently receives 

flows from collector sewers in Baseline and two other City collector sewers north of Baseline.   

If future development is evenly distributed throughout the North Area, the NW and SW Sub-basins could carry 

more than half the projected flows.  Since an 8-inch pipe with a 0.4% slope has a capacity of about 0.5 MGD 

before surcharging, future flows from the NW and SW Sub-basins could surcharge the line.  Future CWS 

facilities planning efforts will need to model the line to verify whether the North-South Trunk will be adequate. 
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3. Council Creek Trunk Sewer  

The sewer service concept for the North Area results in all future WW flows generated in the area being 

conveyed to the Council Creek Trunk Sewer.  The NE Sub-basin will drain directly to this line and the other 

sub-basins will be conveyed to this line through the North-South Trunk Sewer.   

CWS records show the Council Creek line as a 42-inch pipe between the North-South Trunk and 334th Avenue.  

This existing 42-inch pipe line would need to be at or very near capacity to be impacted at all by the projected 

WW flows from the North Area.  Future CWS modeling of this line will need to address the potential for any 

impacts from the North Area. 

G. ORDER-OF-MAGNITUDE ESTIMATE OF PROBABLE COST 

As part of the comprehensive planning process, we developed estimates of the probable project costs for the SCPS, 

the associated PS force main and downstream South-Area gravity sewer, and the South Trunk Sewer replacements.  

We used cost information presented in the WBFP as the basis for the estimates and then applied an inflation factor 

based on the 20-City Average Construction Cost Index (CCI) published by Engineering News Record (ENR).   

The probable project costs include a 30% allowance for construction contingencies and a 35% allowance for non-

construction costs (engineering, environmental and legal services and project administration). 

Table 3 

Estimates of Probable Project Costs (July 2015 **) 

 

Project Description  Probable Cost 

 750-gpm South Cornelius Pump Station   $ 880,000  

 8-inch Force Main & 12-inch Downstream Gravity Sewer   $ 650,000  

 South Trunk – Reach 1 Replacement (12-inch Sewer)  $ 280,000  

 South Trunk – Reach 2-5 Replacement (18-inch Sewer)  $ 1,450,000  

 Total Estimated Probable Project Costs  $ 3,260,000  

** July 2015 ENR CCI = 10,037 

The level of detail of these cost estimates is consistent with Estimate Class 4 described by the Association for the 

Advancement of Cost Engineering International (Recommended Practice #18R-97, Rev. November 2011).  

Accordingly, the accuracy is anticipated to be within –25% to +35% of the actual cost. 

The actual cost of the improvements will depend on project scope, design development, and actual market 

conditions at bid time.  Costs will also depend on specific site conditions and other variable factors.  More detailed 

estimates of the probable costs will need to be prepared as part of further project planning and design efforts. 









APPENDIX A

Model Slope

Pipe# MH# Location Rim Elev Size & Mat'l Dip IE Size & Mat'l Dip IE Run (ft/ft)

22461 26th/Ginger 175.77 10"PVC(S) 10 165.77 10"PVC(W) 10.1 165.67

6122 216.61 0.0028

22460 173.21 10"PVC(E) 8.14 165.07 10"PVC(SW) 8.25 164.96

6124 263.44 0.0022

22459 25th/Ginger 174.91 10"PVC(NE) 10.53 164.38 10"PVC(SW) 10.7 164.21

6090 168.04 0.0035

22458 174.25 10"PVC(NE) 10.62 163.63 10"PVC(W) 10.79 163.46

6088 307.38 0.0034

20029 173.35 10"PVC(E) 10.95 162.4 10"CSP(W) 11.05 162.3

1 108.56 0.0027

20030 23rd/Ginger 173.23 10"CSP(E) 11.22 162.01 10"CSP(W) 11.29 161.94

2 260.11 0.0029

20031 174.14 10"CSP(E) 12.95 161.19 10"CSP(W) 13.09 161.05

3 156.34 0.0007

20032 173.21 10"CSP(E) 12.27 160.94 10"CSP(W) 12.39 160.82

4 122.03 0.0029

20033 172.54 10"CSP(E) 12.07 160.47 10"CSP(W) 12.19 160.35

5 282.94 0.0028

20034 20th/Ginger 170.84 10"CSP(E) 11.29 159.55 12"CSP(W) 11.39 159.45

6 254.93 0.0014

20035 168.6 12"CSP(E) 9.5 159.1 12"CSP(W) 9.58 159.02

7 254.70 0.0017

20036 19th/Ginger 166.61 12"CSP(E) 8.03 158.58 12"CSP(W) 8.13 158.48

8 149.79 0.0019

20037 163.79 12"CSP(E) 5.6 158.19 12"CSP(NW) 5.7 158.09

9 152.39 0.0026

20038 162.04 12"CSP(SE) 4.34 157.7 12"CSP(N) 4.4 157.64

10 118.03 0.0038

20039 18th/Emerald 164.47 12"CSP(S) 7.28 157.19 12"CSP(W) 7.35 157.12

11 383.81 0.0019

20040 Emerald 160.72 12"CSP(E) 4.33 156.39 12"CSP(W) 4.38 156.34

12 22.56 0.0080

20042 Emerald 161.16 12"CSP(E) 5 156.16 10" ??(W) 5.15 156.01

10" ??(W) 4.82 156.34

13 & 15 (Ignore MH# 20079 - blowoff) 394.50 0.0023

20043 15th/Fawn 160.34 10"CSP(E) 5.25 155.09 12"CSP(SW) 5.3 155.04

10"CSP(E) 5.25 155.09

14 130.08 0.0035

20044 Sou. of Fawn 159.08 12"CSP(NE) 4.5 154.58 12"CSP(SW) 4.4 154.68

8"CSP(SW)-??

213 & 16 (Ignore MH# 20079 - blowoff) 313.56 0.0040

20045 Heather 157.95 12"CSP(NE) 4.51 153.44 10"CSP(S) 4.53 153.42

8"CSP(NE) 4.55 153.40

??? 141.59 0.0026

64144 160.03 12"CSP(N) 6.98 153.05 12"CSP(S) 7.05 152.98

(Should be 12" Out?)

City of Cornelius

South Trunk Sewer Survey Data

MH Inlet MH Outlet

NOT SURVEYED
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Study Area 
The Urban Growth Expansion (UGB) area consists of two parts.  The Northeast UGB area 
is primarily north of Baseline and south of the Council Creek flood plain, just east of the 
current City limits.  The Southeast UGB area is north of the Tualatin River flood plain and 
west of 345th Avenue.  These areas are shown in the map below. 

 
 
 
Water Infrastructure – Northeast UGB Area 

The City of Hillsboro currently provides water service to the Northeast UGB.  
Attachment 1 shows the current system.  While Hillsboro and Cornelius have had very 
preliminary talks regarding Cornelius taking over the water system in this area, the City 
of Cornelius has been cool to the idea because much of the system in the area is 
undersized and does not meet current standards.   
 
Attachment 2 shows the improvements that are likely needed to bring the water system 
in this area up to City of Cornelius standards.  Most of the improvements involve 
upgrading the existing lines to 8” and adding fire hydrants.  The line on 341st is shown as 
a 12” line based on the assumption that without a looped system, any significant 
development north of the railroad will need a 12” line to achieve adequate flow. 
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The cost of bringing the water infrastructure in this area up to current standards is 
approximately: 
 

4,000 LF @ $130/LF = $520,000 
 
This cost cannot be justified based on the limited amount of water user fee revenue the 
area would produce.  Therefore, if the Northeast UGB area is annexed to the City of 
Cornelius, the annexation will likely occur in small chunks as development occurs.  With 
each annexation, Cornelius will take over the portion of the water system needed to 
serve that area.  The development necessitating the annexation will be primarily 
responsible for improving the annexed part of the Hillsboro water system to Cornelius 
standards. 
 
Storage needs for the Northeast UGB area can be easily handled by the City’s current 
1.5 MG (million-gallons) above ground reservoir and its 50+MG Aquifer Storage and 
Recovery (ASR) System scheduled to come on line in 2017.   
 
Flow needs for this area can be handled from three sources. 
 

1. 12” Cornelius main line on the north side of Baseline that currently ends at East 
Lane 

2. 12” Cornelius main line on the south side of Baseline that currently ends at the 
Coastal Farm Store at about 336th Avenue 

3. Existing but unused transfer station from the Hillsboro 72” transmission line in 
Baseline to the Cornelius system at East Lane 

 
 

In summary, the City of Cornelius can easily serve the Northeast UGB area.  The primary 
concern is the fact that most pipes in this area are substandard.  Bringing this area up to 
current standards is an expensive proposition that is not currently programed into the 
Cornelius water rate structure.  Therefore, improvements to the water infrastructure in 
this area will be required at the time of development. Until areas are annexed into the 
City the system within this area will remain within Hillsboro’s service district and will be 
maintained and operated by Hillsboro.  

 
 
Water Infrastructure Needs – Southeast UGB Area 

The Southeast UGB area represents a clean slate in that the area contains almost no 
existing water infrastructure.  The only public water facility in the area is a 2” plastic line 
from Baseline south along 345th to serve approximately 8 residents within ¼ mile of 
Baseline.  Since most of these residents are outside the UGB expansion area, the City 
does not intend to upgrade this 2” plastic line in the foreseeable future.  However, the 
south end of this line may be looped into the new water infrastructure in the UGB area 
to protect against an emergency such as a line break. 
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When developed, the Southeast UGB area will be served by 12” mains under the 
planned collector streets.  The collector streets are expected to include:  29th south of 
Baseline, 26th and 20th south of Ginger, Dogwood east of 28th, and a new east-west 
collector south of the current city limits that connects 20th, 26thand 29th.  All local streets 
will be underlain with 8” water mains, the minimum standard required by Cornelius.   
 
In addition, to provide adequate flow and pressure to this area at build-out, some 
improvements in the City’s existing water system may be required.  The needed 
improvements will be determined when the City completes its water master plan 
update later this year.  However, the improvements to the existing system that are likely 
to be needed at full development of the UGB area include: 
 

• 12” line to replace existing 8” line in Dogwood from 18th to 20th 
• 12” line to replace 8” line in 20th from Dogwood to Southeast UGB area 
• 12” line to replace 8” line in 26th from Dogwood to Southeast UGB area 

 
These improvements are not needed initially, but will be required as the area nears 
build-out.  When the City’s water master plan update is completed in late 2015, the 
amount of development the existing system can support will be determined.  For 
development that occurs before the master plan update is complete, the developer will 
be responsible for proving that the existing system can provide adequate flow and 
pressure to the UGB area.  If adequate flow and pressure cannot be attained, the 
developer will need to make the improvements noted above. 
 
Storage needs for the Southeast UGB area can be handled by the City’s current 1.5 MG 
above ground reservoir and its 50+MG Aquifer Storage and Recovery (ASR) System 
scheduled to come on line in 2017.   
 
 

Water Infrastructure Costs – Southeast UGB Area 
All the new water mains in the Southeast UGB area will be installed and funded by 
developers.  However, the City must pay for oversizing of lines greater than 8” size.  In 
other words, while the developers are responsible for funding the installation of 8” lines 
under all the streets in this area, the City must fund the additional cost of 12” lines 
where they are needed.  The cost of this upsizing of lines to 12” is estimated to be: 
 

12” oversize cost in UGB area = ~10,000 LF @ $20/LF = $200,000  
 
Furthermore, the City must fund improvements to piping outside the UGB area.  These 
improvements are listed above and will cost approximately: 
 
 12” replacement lines inside UGB area = ~2,200 LF @ $140/LF = $300,000 
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Water SDCs from the southeast UGB area are expected to be: 
 

1,100 single family residences @ $3,884 SDC per residence = ~$4M 
 
Therefore, the water SDCs captured from the new development in the southeast UGB 
area are more than adequate to fund the improvements to pipes needed to serve this 
area. 

 
 
Recommendations 

In the Northeast UGB area, staff recommends the area continue to be served by the City 
of Hillsboro until parcels are annexed.  At the time parcels are annexed into the City of 
Cornelius, Cornelius should take over the portion of Hillsboro’s system needed to serve 
the annexed parcel.   Developers should pay for all improvements needed to bring lines 
up to City of Cornelius standards. 
 
In the Southeast UGB area, developers should design and install all water mains.  The 
City shall pay for oversizing mains under collectors to 12” from the 8” standard size.  The 
City shall also design, build, and fund improvements necessary to the water mains 
within the current City boundaries. 
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Attachment 1 – Hillsboro Water System in Northeast UGB Area 
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Attachment 2 – Cornelius Water Improvement Needs for Northeast UGB Area 
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RECOMMENDATIONS 

Transportation Planning Rule Findings 

The traffic analysis completed for the proposed Cornelius UGB expansion areas found the potential 
vehicle trip increase would not significantly impact the surrounding transportation system and would 
satisfy the requirements of OAR 660‐012‐0060. No capacity improvements to existing facilities beyond 
those identified in the RTP and Cornelius TSP are required to support the UGB expansion areas. Further 
analysis of Tualatin Valley Highway west of 345th Avenue should be included in the upcoming Cornelius 
TSP update to identify specific projects to serve fronting property needs for access, capacity and safety. 

Local Improvements 

Local roadway projects would be required to support the UGB expansion areas and provide adequate 
access and internal circulation. Based on the City’s functional classification designations13 and the future 
2040 PM peak hour volume forecasts, recommended local improvements were identified as shown in 
Table 11. Planning level cost estimates were developed for each roadway project based on the collector 
cross‐section with parking on both sides of the street (shown in Figure 9). If the collector facilities were 
constructed with a narrower cross‐section (shown in Figures 10 and 11) the costs would be lower. 

Table 11: Local Improvements to Support UGB Expansion 

Project  Description 
Planning Level 
Cost Estimate 

20th Avenue Extension  
Construct a collector facility south of Ginger 
Street then east to 29th Avenue extension 

$7,450,000 

26th Avenue Extension  
Construct a collector facility south of Ginger 
Street to the 20th Avenue extension east‐west 
alignment 

$1,300,000 

29th Avenue Extension  

Construct a collector facility south of Tualatin 
Valley Highway to realignment with 345th 
Avenue, install railroad crossing treatments on 
29th Avenue, close railroad crossing on 345th 
Avenue 

$6,800,000 

                                                            

 

13 Cornelius Transportation System Plan, DKS Associates, adopted June 20, 2005, Figure 8‐3. 
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Dogwood  Street Extension  
Construct a collector facility east to 345th 
Avenue (east UGB expansion area boundary) 

$1,600,000 

29th Avenue/Tualatin Valley 
Highway Signal 

Install a traffic signal, interconnect with 
adjacent railroad crossing 

$600,000 

Note: Collector facility cost estimate based on Figure 9 cross‐section 

The remaining roadways needed to support future development would function as local streets. The 
preliminary alignment for the recommended collector facilities are shown on Figure 7. These alignments 
are conceptual and will be refined with further engineering analysis prior to construction. 

Policies and Standards  

New policies and standards should be adopted to support the UGB expansion areas: 

 Development should be limited to 130 residential units connecting to 20th Avenue and 260 
residential units connecting to 26th Avenue prior to construction of the 29th Avenue connection 
to Tualatin Valley Highway. With a roadway connection between 20th and 26th Avenue, a 
combined development limit of 390 residential units should be applied. 

 Roadway and trail cross‐sections shown in Figures 9 to 14 should be incorporated into the 
Cornelius TSP. 
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Study Area 
The Urban Growth Expansion (UGB) area consists of two parts.  The Northeast UGB area 
is primarily north of Baseline and south of the Council Creek flood plain, just east of the 
current City limits.  The Southeast UGB area is north of the Tualatin River flood plain and 
west of 345th Avenue.  These areas are shown in the map below. 

 
The terrain in these two areas is generally flat.  The Northeast area largely slopes to the 
north toward Council Creek.  The only waterway in this area is a large wetland area that 
separates the UGB expansion area from the current City boundary.  This wetland area 
drains north toward Council Creek. 
 
The Southeast area primarily slopes to the south toward the Tualatin River.  The only 
waterway in this area is an agricultural ditch that starts where 26th Avenue turns into 
Webb Road and then traverses in a south-southwest direction toward the Tualatin 
River. 
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Existing Stormwater Facilities 
The only existing stormwater facilities in the Northeast UGB area are roadside and 
trackside ditches along Baseline, the north-south streets traversing the area, and the 
railroad north of Baseline. 
 
The stormwater facilities in the Southeast UGB area are limited to the roadside ditches 
on 345th Avenue and railroad ditches along the railroad south of Baseline. 
 
As development occurs, these facilities are expected to be replaced with facilities 
meeting current Clean Water Service (CWS) standards. 

 
 
Stormwater Standards Overview 

Any new development in the UGB expansion areas must at a minimum meet the current 
Design and Construction (D&C) Standards for Sanitary Sewer and Surface Water 
Management issued by CWS. 
 
Some UGB expansion areas in Washington County, notably Tigard’s River Terrace and 
the unincorporated North Bethany, created additional stormwater standards that go 
beyond the D&C Standards.  In the case of River Terrace, severe erosion in the stream 
corridors coming off the south side of Bull Mountain necessitated a more stringent 
approach to stormwater control in the area.  
 
In North Bethany’s case, CWS desired to incorporate extensive LIDA (low-impact 
development practices) into the area and pre-built a number of large regional facilities.  
This was deemed more desirable to the creation of individual stormwater facilities in 
each development phase. 
 
One downside of the North Bethany approach is that CWS has had difficulty keeping 
ahead of development with new facilities.  Also, by CWS constructing regional facilities 
rather than each developer constructing their own facilities, North Bethany has a large 
stormwater fee or system development charge that is unique in Washington County. 
 
Finally, the D&C Standards issued by CWS are expected to change significantly as a 
result of a new MS4 permit from the State of Oregon, Department of Environmental 
Quality (DEQ) to CWS.  One change in the new MS4 permit will be an increased level of 
treatment for stormwater.  However, the most significant change in the standards is 
expected to be a requirement to deal with hydro-modification.  Instituting this type of 
requirement is expected to create the need for very large detention and retention 
facilities on new development sites. 
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Cornelius Plan 
Because Cornelius does not face the problems Tigard does on Bull Mountain and 
because the City does not have the staff to plan, design, and build regional facilities, as 
CWS is doing in North Bethany, Cornelius will require developers to meet the current 
stormwater standards issued by CWS.  While this approach is not innovative, it has been 
used successfully for decades in urban Washington County to manage stormwater 
runoff. 

The only variations from the CWS standards are: 

1. Prohibition on the use of proprietary treatment systems, e.g., Stormfilters, for
treatment on parts of the system that the City must maintain in the future, i.e.,
facilities to be dedicated to the City.

2. Unless required by CWS rules, prohibition on single-family residential lot LIDA
facilities.

The reason for the prohibition on proprietary systems is the additional maintenance 
burden these pose for the City at a time when stormwater maintenance funding is 
extremely limited.  Likewise, the single-family lot LIDA facilities require on-going City 
inspection and oversight that the City does not have funding to undertake. 

Costs 
Since developers will be responsible for designing and constructing stormwater facilities 
in the new UGB areas, the City will incur zero capital costs for these systems.  The City 
will, however, incur, increased maintenance costs long-term, but these costs are funded 
by monthly stormwater fees payable by the new residents and businesses in the area.   

Recommendations 
Staff recommends the City use the CWS D&C Standards that are applicable at the time 
of development to address stormwater issues in the UGB areas.  Staff further 
recommends, the following two conditions be placed on all new development in these 
areas: 

1. Prohibition on the use of proprietary treatment systems for treatment on parts
of the system that the City must maintain in the future.

2. Unless required by CWS rules, prohibition on single-family residential lot LIDA
facilities being used to meet subdivision stormwater quality or quantity 
requirements.
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The Oregon State Legislature passed House Bill 2001,  which requires 
cities in the Portland Metropolitan area adopt regulations that allow 
for Middle Housing in certain zoning districts. The term Middle Hous-
ing applies to duplexes, triplexes, quadplexes, townhomes, and cot-
tage clusters within the City’s residential zoning districts (R-10, R-7, 
A-2, and CR).   

 

Tips for Planning a 
Successful Middle 
Housing Project 

 
 
 

 

 

Schedule a meeting with the 
Community Development De-
partment to discuss your pro-
posed project, as every individ-
ual property and proposal is 
unique.   

Building Permits will be re-
quired.   Get written detailed 
bids from three contractors.  
Compare the bids and ask 
questions. 

Check the contractor’s license 
and complaint history through 
the Oregon Construction Con-
tractors Board at 
www.oregon.gov/ccb 

Ask for and check references.  
Look at other jobs the contrac-
tor completed recently. 

 

Community Development 
Department 

Physical Address: 
1300 S. Kodiak Circle  
Mailing Address: 
1355 N. Barlow Street 
Cornelius, Oregon 97113 

Phone: 50.357.3011 
Fax: 503.357.3424 
Email: 
 Barbara.Fryer@Corneliusor.gov 
 Tim.Franz@Corneliusor.gov 

City of Cornelius 

Middle Housing  
 

Middle Housing Overview 

In-Person Customer Service 
Hours: 

Monday through Friday 

8:30 am to 5:00 pm 



 

Types of Middle Housing 

Cottage cluster means a group of four or more detached dwelling units per 
acre with a footprint of less than 900 square feet that includes a common court-
yard. Cottage cluster dwelling units may be located on a single parcel or on indi-
vidual par-

Duplex means a building containing two attached or detached dwelling units 
located on a single parcel. 

Middle Housing means a duplex, triplex, quadplex, townhouse or cottage clus-
ter development. 

 In most  cases,  review and approval for Middle housing will be within 10-
working days of a complete  application, per CMC 18.100.030   

 Review of Expedited Land Divisions will occur within 63-days, per CMC 
17.05.060 

Review Timeline 

More information about Middle Housing and Land Partitioning can be 
found within CMC Chapters 17 & 18 on the City of Cornelius website 
https://www.ci.cornelius.or.us 

Middle Housing Land Division 

With a Middle Housing Project, there is 
also the opportunity for an Expedited 
Middle Housing Land Division.  This 
means that each dwelling created in a 
Middle Housing project can be sold indi-
vidually, resulting in more homes availa-
ble for ownership.    The primary parcel 
controls the footprint for the structures 
through the setbacks.  Individual lots 
created through an Expedited Middle 
Housing land division need not comply 
with the lot size of the underlying zone.  
The lot or parcel that is the subject of 
the land division is referred to as the 
middle housing primary lot; a lot created 
by the division is referred to as a middle 
housing secondary lot. 

COTTAGE CLUSTER 

ATTACHED DUPLEX DETACHED DUPLEX 



 

Quadplex means a building containing 
four attached or detached dwelling units 
located on a single parcel or lot. 

Townhouse means two or more dwelling 
units, separated by common walls on the 
property lines. Each common wall has a zero 
lot line setback.  

“Triplex” means a building containing 
three attached or detached dwelling 
units located on a single parcel or lot.  

Middle Housing Minimum Lot Size 

Each Middle Housing project is unique.  
Existing lot size and configuration, 
structures and utility availability con-
tribute to the final configuration and 
build out will vary throughout neigh-
borhoods.   

 

DETACHED QUADPLEX 

TOWNHOUSE 

ATTACHED TRIPLEX 

DETACHED TRIPLEX 

ATTACHED QUADPLEX 



 

With the Middle Housing code update, the CMC was expanded to include residential design requirements (CMC 18.100.070).  For new residential structures, a minimum of 3 
architectural features, from a list of 20, must be incorporated into the front design of the building.  Below is a example of some of the features.   

Middle Housing Design Requirements 



Notices for Neighborhood Meeting Review 

 

Relevant to the property annexation/rezone and included in the notice mailing: 

Marcella Radke, seller of the property : 13355 SW Kleir Drive, Hillsboro, OR 97123 

Sophia Dehen (owner of Dehen Homes LLC and lives in Hillsboro sent a copy so we knew the date they 

would be received by list of neighbors after being sent 12-7-22): 2197 SE Oak Crest Drive, Hillsboro, OR 

97123 

Safley Law LLC (our Real Estate attorney): 2416 NE Regents Drive, Portland, OR 97212 

Matt Newman, NW Engineers: 3409 NW John Olsen Ave., Hillsboro, OR 97124 

Barbara Fryer,AICP, City of Cornelius Community Development: 1355 N. Barlow St., Cornelius, OR 97113 

Tim Franz, City of Cornelius Community Development: 1355 N. Barlow St., Cornelius, OR 97113 

 

Neighbor’s within 250 feet as required to send notices to listed below and their addresses 

given to me by our realtor Maggie Armstrong, I combined the list below from 2 title company 

spreadsheets that had different information on each that was sent to me: 

Kurt and Elonda Albee: 33765 SW TV Hwy, Hillsboro, OR 97123 

Tad Arias: “owner address” 135 NW 338th Ave., Hillsboro, OR 97124 that I sent the notice to, while site 

address is: 105 NW 338th Ave., Hillsboro, OR 97124 

Coastal Farm Real Estate, “owner address” P.O. Box 99, Albany, OR 97321 that I sent the notice to, site 

address 3865 Baseline St., Cornelius, OR 97123 

Benjamin Cullick: 33845 SW Tualatin Valley Hwy, Hillsboro, OR 97123 

Jim and Phyllis Richards Family LLC: “owner address” P.O. Box 159, Albany, OR 97321 that I sent notice 

to for both “site addresses” 3827 Baseline St, Cornelius, OR 97123 and 3793 Baseline St., Cornelius, OR 

97123 

Michael Kennedy: 85 NW 336th Ave., Hillsboro, OR 97124 

Susan Karels: 110 NW 336th Ave., Hillsboro, OR 97124 

Kinnaman Family Rev. Trust: 160 NW 336th Ave., Hillsboro, OR 97124 

Marsha and Mike Moore: 260 NW 336th Ave., Hillsboro, OR 97124 (this address was not on either of the 

lists from the title companies, the seller gave me this address to include in the mailing) 

Karen and Jacob Palenick: “owner address” 3453 SE Walnut St., Hillsboro, OR 97123 that I sent the 

notice to, site address 33430 SW Tualatin Valley Hwy, Hillsboro, OR 97123 

James Powell: 130 NW 336th Ave., Hillsboro, OR 97124 



Kenneth Ryan: 175 NW 336th Ave., Hillsboro, OR 97124 

Steve Scarbrough: 160 NW 338th Ave., Hillsboro, OR 97124 

George and Francine Svicarovich: 145 NW 336th Ave., Hillsboro, OR 97124 

Kathryn Truscott: 135 NW 334th Ave., Hillsboro, OR 97124 

Charles and Rebecca Wade: 115 NW 336th Ave, Hillsboro, OR 97214 

Christopher Warner: 33585 SW Tualatin Valley Hwy, Hillsboro, OR 97123 

Wilfert Investments: “owner address” 430 NW 231st Ave., Hillsboro, OR 97124  that I sent the notice to, 

the two lists from the title companies didn’t have the same “property address” listed, one had 33505 

SW Tualatin Valley Hwy, the other had listed 33535 SW Tualatin Valley Hwy but the “owner address” 

was the same as above that the notice went to for both site addresses. 



Neighborhood Review Meeting Notes 12.28.22 Cornelius Library, RE: Dehen Homes OR336 LLC 

annexation and rezoning/City of Cornelius/Property NW 336th & Baseline, Washington County tax lot 

1200  

• Sign in sheet announced and requested for people to sign in 

• notes included with post meeting info (will be part of public record and certain requests to 

email info, Matt Newman responded that we can email them the information if requested) 

• Announcement that the meeting is regarding Annexation into the City of Cornelius and re-

Zoning to R-10 Middle housing 

• Matt Newman has board up showing aerial view of property and proposed infrastructure and 

approximate size of partitioned lots as well as an annexation and rezone map 

• Most people w in rural and r5 but is holding zone until properties are annexed 

• Matt Newman leading the meeting, explains what is happening w property 

• To bring property in required to extend urban services (water, sewer, electricity) from Cornelius 

• Bringing services from new development down the street (development name? 341st) 

• Matt Newman explained what is involved in extending services and 2019 middle housing 

ordinance (req by legislature to adopt middle housing ordinance) 

• What it means – many of these homes on large lots 

• Zoning city limits is rural but what we are proposing is annexation into R10 

• What R10 means is 10k sq ft lot 

• City wants a road going through back of the property eventually 

• For property to be built road will need to be built 

• Plan for future development (portion has already been built with subdivision) 

• Currently zoned A5 for one house in WA County but Cornelius won’t allow it 

• (voiced concern from neighbor) Annexing forced to neighbors if this lot is developed? Law from 

state health enforced by various agencies the neighbor said (?) 

• Requirement is to extend the water line, sewer line, bury utilities, sidewalks, etc. 

• Currently need to get topography survey to get a more accurate perspective of infrastructure 

• Waiting to hear where the sewer line would come out of the ground 

• Water would be laid at minimum which is .4% (every 200 ft would go up a ft) 

• Sewer is deep enough for part of 336th but neighbors showing concern that the rest of the 

street will have to go on gravity feed eventually midway point up the street, asking what the 

proposed solution is?  Not sure how it is funded for Local Improvement District? 

• Neighbors asking where does the line extend to? In right of way by highway? 

• ODOT didn’t want frontage road which is why it is possibly on North side (state gets involved 

with frontage roads) 

• 33 ft allocated for road going in, when next property is developed would need additional 

footage 

• Only affected when neighbors want to develop, are not forced into it 

• Process wise annexation first 

• Baseline and to the South is already annexed 

• Annexation process takes three months 

• Neighbors asking what is the problem with staying in WA County?  Developer can’t stay in 

unincorporated Washington County and build, due to UGB, being forced into annexation 



• In order to get urban services to build anything, developer has to annex into Cornelius and 

rezone R-10 

• Meeting is for public process (required) 

• Big question if there are services available, it must be proven 

• Annexation and rezoning application first, then after is Development application years later 

(with plans etc) 

• Matt Newman advises that it will be a minimum of 2 years before development will occur due 

to application requirements and infrastructure process 

• R-10 requirements explained 

• Have to meet minimum density of three units per lot 

• If the lot is to be developed, to do middle housing as required as rezone, developer must 

partition the lot 

• Next step after annexation and rezoning is partition which is Land Use Application 

• Have to show how R-10 standards are being met, lot size and infrastructure 

• Would need to have preliminary design 

• Then Conditions of Approval when designs are done 

• To make money on the project, need to do multiple houses or other middle housing due to 

infrastructure cost 

• Street improvements will be required only along frontage including lights, possibly a fire 

hydrant, sidewalk 6 ft sidewalk (minimum paved width 20ft on North side) 

 

• Second step getting land use approval, third step is civil design, then move into construction 

• 2024 most likely before Dehen Homes OR336 LLC can even start infrastructure improvements 

at the earliest 

• After the infrastructure improvements occur is when the actual building will start 

• Could prevail on cost of improvements 

• Once requirements are met to do middle housing under state ordinance 

• Every lot with middle housing R-10 allows duplex, triplex, quadplex and cottage cluster 

• End plan goal: Cottage Cluster sending pictures around, Jodi Dehen emphasized that this is NOT 

the purpose of the meeting, that annexation and rezoning is, that nothing is approved at any 

step at this point, application not yet in for annexation and rezoning, this meeting is the first 

step 

• What law says regarding middle housing ordinance Matt Newman explained 

• For cottage clusters, Max 900 sq ft, could sometimes include garage and cottage clusters have a 

community area 

• Part of annexation app requirement is that neighbors within 250 feet of the subject property 

are sent a notice regarding annexation and rezoning meeting (this meeting), another part of 

that is the sign in sheet with names and address/phone list of who attended said meeting. 

• another request is made for people to sign in (Jodi Dehen noted that 29 people are present at 

the meeting but only 19 signed in) 

• We submit application with some of the exhibits shown and show that services can be extended 



• Include these findings for review and that is what the hearing is about, once it is approved then 

the property will be annexed 

• After annexation approved then rezoning, then partition, then comes the development 

application 

• Neighbors voicing upset and concern that if approval goes through and their septic fails may 

need to annex in for utilities 

• Neighbors asking how they can prevent developers from getting approved for any of it 

• Annexation and rezoning is part of bringing parcels into the urban growth boundary and city 

development 

• Neighbor asks if part of annexation includes traffic report for single family houses etc., 

developers were told at a City of Cornelius pre-application conference meeting that they will 

not be required to do a traffic report 

• What else traffic engineers likely look for is peak trips and documentation has to be provided in 

the application 

• Neighbors asking if they can get an email of information provided, Matt Newman explained it 

will be accessible publicly but before that time, Jodi Dehen offers that if they email her at her 

contact information provided, she can send what is required to share 

• Some neighbors strongly and loudly stating that most of them are against development of this 

lot 

• Others asking questions about process, curious and thankful for transparent sharing of what is 

happening during this process 

• Meeting scheduled for 6:30pm-7:30pm, concluded by 7:35pm 
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Project Milestones for Annexation and 
Rezone Application

Step 1

Pre-Application 
Conference

Step 2

Applicant sends 
notice, holds 

Neighborhood Review 
Meeting, takes 
minutes, then 

prepares application 
materials that 

responds to the 
application criteria

Step 3 Step 4

City Review to see if 
Application contains 
all the materials cited 

in the application 
materials 

Application 
Deemed 

Complete

Planning 
Commission 

Hearing

City 
Council 
Hearing

Applicant 
submits 
Application

Applicant submits 
additional items, if 

needed

City schedules Planning 
Commission Meeting, 

prepares notice for mailing 
and newspaper, ensures both 

are completed, prepares a 
staff report, findings and 

recommendation

Planning Commission 
recommends 
approval, denial or 
continues application

City Council 
holds a hearing; 
adopts an 
ordinance to 
annex and/or 
rezone land



AF-5

AF-5

FD-20

RR-5

C2

R7
R7

N
W

 3
38

TH
 A

VE

N
W

 3
36

TH
 A

VE

N
 A

D
AI

R
 D

R

BASELINE ST

N
 3

5T
H

 P
L

N
 3

5T
H

 T
ER

SW TUALATIN VALLEY HWY

ANNEXATION & ZONE CHANGE
FOR TAX LOT:  1N335CD01200

CITY OF CORNELIUS, OREGON
Source:

Metro Data Resource Center's RLIS, 2022.

Date:
12/28/2022

Scale:
1 in. = 200 ft.

Project #:
N0802

Drawn By: CEB

±

3409 NE JOHN OLSEN AVENUE
HILLSBORO, OREGON 97124

T: 503.601.4401
F: 503.601.4402

W: www.nw-eng.com

Document Path: P:\N0802\03 Working\3.3 GIS\3.3.1 Maps\3.3.3.3 Plan\N0802-ZONE.mxd

EXISTING CITY LIMITS & ZONING
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Exhibit B: Public No�ces 

 



From: DLCD Plan Amendments
To: Barbara Fryer
Subject: Confirmation of PAPA Online submittal to DLCD
Date: Monday, June 12, 2023 2:34:48 PM

Cornelius

Your notice of a proposed change to a comprehensive plan or land use regulation has been
received by the Oregon Department of Land Conservation and Development.
Local File #: ZC-01-23
DLCD File #: 001-23
Proposal Received: 6/12/2023
First Evidentiary Hearing: 7/25/2023
Final Hearing Date: 8/7/2023
Submitted by: barbarafryer

If you have any questions about this notice, please reply or send an email to
plan.amendments@dlcd.oregon.gov. If you believe you have received this email by mistake,
please inform us by an email reply and then delete the message. Also, the integrity and
security of this email cannot be guaranteed over the Internet.

mailto:plan.amendments@dlcd.oregon.gov
mailto:Barbara.Fryer@corneliusor.gov
https://db.lcd.state.or.us/PAPA_Online/Amendments/ExternalForm/Get/29073
mailto:plan.amendments@dlcd.oregon.gov


-Ad Proof-

              Ad ID:	 293618
               Start:	 06/28/23
                Stop:	 06/29/23

	 Total Cost:	 $177.94
          Ad Size:		 9.125
Column Width	:	 1
Column Height:   9.125
    
         Ad Class:	 1202
           Phone #	
              Email:	 lhutchison@fgnewstimes.com

	 Date:	 06/16/23
       Account #:	 117756
       Reference #:	
	Company Name:	 CORNELIUS, CITY OF
           Contact:    
           Address:  1355 N BARLOW ST
		  CORNELIUS

       Telephone:	 (503) 357-9112
                 Fax:	 (503) 357-7775

This is the proof of your ad, scheduled to run on the dates
indicated below. Please proofread carefully, and if changes are needed,

please contact Liz Hutchison prior to deadline at  or lhutchison@fgnewstimes.com. 

Run Dates:

News Times	06/29/23



NOTICE OF PUBLIC HEARING

NOTICE IS HEREBY GIVEN that Public Hearings will be 
held before the Cornelius Planning Commission on Tuesday, 
July 25, 2023 at 7:00 PM and the Cornelius City Council on 
Monday August 7, 2023 at 7:00 PM within the Council Cham-
bers located at 1355 N Barlow Street.  The meetings will also 
be available for your participation online via the Zoom meeting 
platform.

Planning Commission:
https://us02webzoom.us/j/88657023542, or by phone by call-
ing 1-(253)215-8782 and using Meeting ID: 886 5702 3542

City Council: 
https://us02web.zoom.us/j/4174814374, or by phone by calling 
1- (253) 215-8782 and using Meeting ID: 417 481 4374, to con-
sider the following: 

Request:  An Ordinance amending the Cornelius Zon-
ing Map for one property: 1N335CD, Tax Lot 1200 (0 336th 
Avenue) from Washington County AF-5 to City R-10 zoning.  
The Cornelius City Council adopted Ordinance 2015-07 apply-
ing the Very Low Density Comprehensive Plan Designation to 
the property in 2015.  

Applicant:    Dehen Homes OR336 LLC, Aplicant’s Con-
sultant: AKS Engineering & Forestry, Mimi Doukas, AICP

Applicable Criteria:  Chapter 18.125 (Amendment to the 
Zoning Ordinance) 

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 Planning 
Commission Chair will open the public hearing, a staff report 
will be presented, interested persons will be allowed to speak 
for or against the proposal or to ask questions, Commissioner 
may ask any general questions, and then the public hearing will 
be closed. In order for an issue to be considered for appeal, it 
must be raised before the close of the record of the public hear-
ing. Such issues must be raised with sufficient specificity so as 
to afford the hearing body and the parties an adequate opportu-
nity to respond to each issue. If there is no continuance granted 
at the hearing, any participant in the hearing might request that 
the record remain open for at least seven days after the hearing. 
The Planning Commission will make a recommendation to the 
City Council for their review and approval through the same 
public hearing process as conducted by the Planning Commis-
sion.  A copy of the application, all documents and evidence 
relied upon by the applicant and applicable criteria are avail-
able for review at the Community Development Department, 
1300 S. Kodiak Circle during regular business hours, prior to 
the scheduled public hearings. 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 com-
ments you may contact Barbara Fryer, Community Develop-
ment Director, at (503) 357-3011.

Publish June 29, 2023 NT293618



Visit our website: 1355 North Barlow Street Phone: (503) 357-3011 
www.ci.cornelius.or.us Cornelius, Oregon 97113 Fax: (503) 357-7775 
 

 
 

NOTICE OF PUBLIC HEARING on Zone Change (ZC-01-23) 
 
 
Public Hearings will be held by the City of Cornelius Planning Commission and City 
Council on a Zoning Map Amendment on July 25, 2023 and August 7, 2023.  The purpose 
of the hearings is to allow for input from interested parties, affected agencies and the general 
public on the proposed amendment. The amendments will be presented to the Planning 
Commission for approval and a formal recommendation forwarded to the City Council.  The 
amendment is as follows: 
 

ZC-01-23, Change of Zone from Washington County AF-5 Zone to City R-10 Zone 
 

Cornelius Municipal Code Chapter 18.125 regulates Amendments to the Zoning 
Ordinance.  Applicable approval criteria are found in 18.125.010 (C). 
 
Planning Commission and City Council meetings begin at 7:00 p.m. in the City of 
Cornelius Council Chambers, 1355 N. Barlow Street, Cornelius, Oregon. You may also 
participate electronically or by phone following instructions as follows: PLANNING 
COMMISSION ZOOM MEETING (ONLINE)* https://zoom.us/j/88657023542 ;United 
States:1 - (253) 215-8782 Meeting ID 886 5702 3542, CITY COUNCIL ZOOM MEETING 
(ONLINE)* https://zoom.us/j/4174814374 ;United States:1 - (253) 215-8782 Meeting ID 417 
481 4374 
 
 A copy of the application, all documents and evidence relied upon by the applicant, the staff 
report (published seven days prior to the hearing), and applicable criteria are available for 
inspection at no cost and may be purchased at the Cornelius Community Development 
Department at 1300 S. Kodiak Circle, Cornelius at cost; viewed on the web 
(www.ci.cornelius.or.us); or call Barbara Fryer, Community Development Director at 503-357-
3011 for additional information. 
 
At the times 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 oral or written and must 
be relevant to the criteria listed above on which the proposal will be evaluated.  Failure to raise 
an issue with sufficient specificity to afford the Commission or Council and the parties an 
opportunity to respond to the issue, precludes an appeal based on that issue.   
 
At the public hearing, the Chair will open the public hearing, a staff report will be presented, 
and interested persons will be allowed to speak for or against the proposal and to ask 
questions.  Planning Commission members and City Council members may ask questions 
prior to the conclusion of each public hearing.  Once the public hearing is closed there will be 

https://zoom.us/j/88657023542
https://zoom.us/j/


Visit our website: 1355 North Barlow Street Phone: (503) 357-3011 
www.ci.cornelius.or.us Cornelius, Oregon 97113 Fax: (503) 357-7775 
 

no further testimony from the public.  The Planning Commission and the City Council 
respectively, may approve a final decision recommending or adopting the proposed 
amendments, continue the public hearing, or direct staff to make final changes and return for 
adoption of the final written decision at a public meeting.  Final approved amendments shall 
be adopted by a City ordinance. 
 
THE CITY OF CORNELIUS      Mailed on June 30, 2023 
 

 
Barbara Fryer, AICP 
Community Development Department Director 
 
 
 

Site, 
0 336th Avenue 
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